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AGENDA
REGULAR MEETING - MONTICELLO PLANNING COMMISSION
Tuesday, February 2nd, 2021 - 6:15 p.m.
Mississippi Room, Monticello Community Center
Commissioners:
Council Liaison:
Staff:

John Alstad, Paul Konsor, Andrew Tapper, Alison Zimpfer, and Eric
Hagen
Charlotte Gabler
Angela Schumann, Steve Grittman (NAC), and Ron Hackenmueller

1. General Business
A. Call to Order
B. Appointment of Officers for 2021
C. Consideration of approving minutes
a. Regular Meeting Minutes – January 5th, 2021
D. Citizen Comments
E. Consideration of adding items to the agenda
F. Consideration to approve agenda
2. Public Hearings
A. Continued Public Hearing – Consideration of a request for Ordinance Amendment
relating to R-1 Zoning District standards
Applicant: Capstone Homes
3. Regular Agenda
A. Consideration of amendment to regular monthly Planning Commission meeting
time.
B. Monticello Capital Improvement Plan Update
C. Consideration of the Community Development Director’s Report
4. Added Items
5. Adjournment

MINUTES
REGULAR MEETING - MONTICELLO PLANNING COMMISSION
Tuesday, January 5th, 2021 - 6:15 p.m.
Mississippi Room, Monticello Community Center
Commissioners Present:
Commissioners Absent:
Council Liaison Present:
Staff Present:

John Alstad, Andrew Tapper, and Alison Zimpfer
Paul Konsor
Lloyd Hilgart
Angela Schumann, Steve Grittman (NAC), and Ron
Hackenmueller

1. General Business
A. Call to Order
John Alstad called the Regular Meeting of the Monticello Planning Commission
to order at 6:15 p.m.
B. Appointment of Officers for 2021
ANDREW TAPPER MOVED TO TABLE ACTION ON THE APPOINTMENT
OF OFFICERS FOR 2021 TO THE FEBRUARY 2021 REGULAR MEETING.
ALISON ZIMPFER SECONDED THE MOTION. MOTION CARRIED, 3-0.
C. Consideration of approving minutes
a. Regular Meeting Minutes – December 1st, 2020
ANDREW TAPPER MOVED TO APPROVE THE REGULAR
MEETING MINUTES – DECEMBER 1ST, 2020. ALISON ZIMPFER
SECONDED THE MOTION. MOTION CARRIED, 3-0.
b. Special Meeting Minutes – December 29th, 2020
ANDREW TAPPER MOVED TO APPROVE THE SPECIAL
MEETING MINUTES – DECEMBER 29TH, 2020. ALISON
ZIMPFER SECONDED THE MOTION. MOTION CARRIED, 3-0.
D. Citizen Comments
None.
E. Consideration of adding items to the agenda
None.
F. Consideration to approve agenda
ANDREW TAPPER MOVED TO REVIEW ITEM 2D. (CAPSTONE HOMES)
FIRST FOR THE PUBLIC HEARINGS. ALISON ZIMPFER SECONDED THE
MOTION. MOTION CARRIED, 3-0.
2. Public Hearings
A. Public Hearing – Consideration for adoption of the 2021 Monticello Official
Zoning Map
Applicant: City of Monticello
Angela Schumann noted that each year the Planning Commission is asked to
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review the official Zoning Map for adoption. The zoning map is the record of
all the rezoning actions that have been approved by the City over the past
year. She provided a summary of those changes per the staff report.
In addition to the Zoning Map, the Planning Commission considers adopting
the corresponding Floodplain and Shoreland Overlay maps and are unchanged
from last year.
John Alstad opened the public hearing.
Schumann pointed out the location of each rezoning change on the map. An
error was noted with Exhibit A of the staff report and would be revised for
City Council consideration.
Andrew Tapper asked for the purpose of the Shoreland Overlay District and
Floodplain maps. Schumann noted that the City of Monticello is responsible
for regulations relating to the floodplain of the Mississippi River as well as
Shoreland regulations for the River, its’ tributaries, and other public waters.
The limits for the Shoreland and Floodplain are mostly regulated by State
Statute, other mapping, and the Monticello Zoning Ordinance. By adopting
the overlay map, the Planning Commission would recognize both of those
boundaries. Tapper asked if those maps are new for this year. Schumann
declined that they are the same as 2020 and these maps are approved each
year.
Hearing no comments, the public hearing was closed.
Alstad asked for clarification on the process for updating a zoning map.
Schumann explained that each of the rezoning actions were previously
considered at public hearings and recommended actions were taken. The City
Council has approved the noted rezoning actions identified in the report.
Schumann noted that the City Attorney recommended that the City annually
approve the Zoning Map.
JOHN ALSTAD MOVED TO ADOPT RESOLUTION NO. PC-2021-001
RECOMMENDING THE ADOPTION OF ORDINANCE NO. 7XX FOR
THE 2021 CITY OF MONTICELLO OFFICIAL ZONING MAP,
INCLUDING SHORELAND/FLOODPLAIN COMPANION MAP, BASED
ON THE FINDINGS IN SAID RESOLUTION. ALISON ZIMPFER
SECONDED THE MOTION. MOTION CARRIED, 3-0.
B. Public Hearing – Consideration of a Conditional Use Permit for a
Commercial Office Use in the CCD (Central Community District), Walnut &
Cedar Sub-District
Applicant: Laestadian Lutheran Church (Phil Jurmu, Facilities Manager)
Steve Grittman introduced the item for Conditional Use Permit (CUP) for a
Commercial Office on the ground floor of the Central Community District (CCD),
Walnut & Cedar Subdistrict. The purpose of this subdistrict was to encourage as
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much retail and hospitality in the core portion of downtown. As a result, it was
thought that some offices may interfere with retail interplay along the block.
Commercial Offices are allowed on second floors of the district, but require a
CUP on ground floor levels.
Grittman described the proposed location of the facility at 212 West 3rd Street, a
previous hardware store. He also reviewed the submitted items by the applicant
including their narrative and a proposed rendering of the renovated building.
Grittman noted that the available on-site parking was adequate for office uses.
Further noted, an occasional meeting would occur at the facility and there may be
some overflow parking that the street or public parking lots would need to
accommodate. Grittman reassured that the CCD District was capable of handling
extra parking. He also added that the applicants may be able to reach agreements
with neighboring property owners for overflow parking as well.
Staff recommended approval of the application.
John Alstad confirmed that there was no Exhibit Z for this application. Grittman
confirmed.
Alstad opened the public hearing.
Phil Jurmu, Laestadian Lutheran Church/the applicant, noted that their current
office space in Loretto, Minnesota is no longer useful for the Church’s office
needs. He explained that this approval is the last step towards moving their office
operations to Monticello. Jurmu provided the background of the organization and
the proposed improvements that would be made to the building. He noted that 12
employees would be utilizing this office on any given day. He noted that on
occasion workshops or volunteer committees (8-20 people) would occur, notably
in the evenings or on weekends.
Hearing no further comments, the public hearing was closed.
ANDREW TAPPER MOVED TO ADOPT RESOLUTION NO. PC-2021-002,
RECOMMENDING APPROVAL OF THE CONDITIONAL USE PERMIT FOR
GROUND FLOOR OFFICE SPACE, BASED ON THE FINDINGS
IDENTIFIED IN SAID RESOLUTION. ALISON ZIMPFER SECONDED THE
MOTION. MOTION CARRIED, 3-0.
C. Public Hearing – Consideration of a Map Amendment (Rezoning) to Planned
Unit Development, Development & Final Stage Planned Unit Development,
and Preliminary and Final Plat for the Construction of a Machinery &
Truck Repair & Sales Use
Applicant: Nuss Truck & Equipment (Phil Watkins)
Steve Grittman introduced the land use requests and provided the location site
plan. He noted that the site is located along Chelsea Road West. The development
area is two parcels and is zoned Highway Business District (B-3) and Industrial
and Business Campus District (IBC). Grittman noted there is some confusion in
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the record with what the existing zoning is, however approved, a Planned Unit
Development (PUD) would be set up as the zoning district.
Grittman explained that the applicants were seeking to construct a building in the
center, east portion of the site. The building would consist of sales, floor area,
office space, mezzanine storage, and a shop. The use of the site would be for truck
and machinery sales, repair, and service. Grittman displayed the applicant’s
proposal for employee and visitor parking and display area. A mixed surface area
(unpaved) was proposed for storage of other equipment on the west portion of the
site.
Grittman added that the applicants proposed three access points onto Chelsea
Road West.
The site would be surrounded by fencing and gates, but the westerly portion
would be open for equipment drop off during off hours.
Grittman explained that the request was a little bit of a non-traditional PUD and
that PUD flexibility was intended to create a hybrid use for this site. The code
does not address this particular use exactly, particular with the amount of storage
and display that would accompany this proposal since it’s not a traditional
automobile dealership or passenger vehicle facility. The PUD standards were still
applied when reviewing the application. Staff ensured that the application with
conditions as noted in Exhibit Z would more closely reflect the intent of the base
zoning and fulfilling the use of PUD zoning per the code.
Grittman reviewed the comments in Exhibit Z.
Andrew Tapper asked for clarification on the opposing road entrance issue noted
in the conditions. Grittman noted the importance of aligning the driveways with
adjacent properties. Grittman was concerned with exiting traffic from both the
proposed site and adjacent property when making left turns at the same time. He
noted that the driver is likely watching street traffic rather than the other driver at
the other site causing conflicting traffic movements. Tapper asked if it was better
that the entrances were directly inline. Grittman confirmed, but also added that if
the access points are far enough part that the traffic, they would not conflict.
Tapper asked if there was a proposed distance that the middle driveway be shifted
to the left. Grittman explained that the City Engineer would be able to confirm. In
discussion with the Engineering staff, it is believed that either aligning the middle
access with Dahlheimer’s Beverage or shifting it to the west would be viable.
Lloyd Hilgart asked what the biggest concessions from the zoning code that the
applicant was receiving with the PUD and how the applicant would offset those
deviations. Grittman noted a large concession is the milling surface for the storage
area. Grittman also noted that the departure from the landscaping standards is
significant on this plan, but it is staff’s understanding that modifications would be
feasible for the applicant. Lastly, the building materials and/or coloring have been
requirements of other buildings along Chelsea Road.
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Hilgart asked about the building size and if there is a criterion for foundation size.
Grittman stated there is a standard that applies to automobile sales and has been
applied to recreational vehicle dealers. He noted that if that standard is applied,
the site would be a little bit under that requirement, but their intent is to add
mezzanine space and future expansion space. Angela Schumann clarified that the
Zoning Ordinance table is specific to vehicle sales or rental. On an eight acre or
more site, the requirement is nine percent coverage or a minimum building size of
40,000 square feet, whichever requires the larger building. Hilgart mentioned that
he was accepting of the building size but would like to see the building façade and
landscaping more enhanced due to its location.
John Alstad opened the public hearing and invited the applicant to speak first.
Phil Watkins, Nuss Truck & Equipment/the applicant, noted no concerns with
meeting the recommendations. Watkins noted that since the Concept Stage PUD
meeting, the applicants revised their drawing to increase the size of the building.
He added regarding the storage area, they envisioned possible extending the roof
out to increase square footage even further. Watkins noted they might need to
further discuss a redesign of that storage area as operations could be impacted.
Watkins noted regarding the landscaping plan, their intent was to match their
neighbor – Ryan Motors. He explained that they added significant landscaping by
the millings area. He added that the millings area is designed as an unloading area
for heavy equipment and for customers to have access to the facility after hours.
Watkins noted that aligning the middle access across the street would probably
work for them. He noted they were designed that way for efficiency of truck
circulation interior to the site. They tried to limit turning throughout the site as
best as possible. Watkins noted the black coded fencing would be acceptable and
they could likely remove the proposed barbed wire, but in the past have had
security issues without it. Watkins suggested that if they do need barbed wire,
they would create a security plan with the City.
Watkins noted that the largest things at play were the engineering comments.
Andrew Tapper asked about discrepancies with the landscaping plans. Watkins
noted a revised landscaping plan was created after discussions with staff. The
plans would be squared up once they know what they can have.
John Alstad asked for clarification on the location of the property. Watkins noted
that there would be vacant lots on both sides of the development and Ryan Motors
was two parcels to the east.
Watkins added that the stormwater pond was installed for neighboring properties
to the south and is fairly high in relation to the lot. He noted that the developer
would need to raise their entire site between 2 and 8 feet to get water to flow to
that pond. Watkins noted they will be above the freeway elevation. He added a
problem they are encountering is that some of the water from other lots is flowing
through their lot to get to the pipe that goes to that pond. He noted they will have
to put some type of stormwater diversion in there and hook it up to the system.
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Scott Dahlke, Civil Engineering Site Design/the applicant’s engineer, explained
some of the major items with the Engineering comments. Dahlke noted they have
been working with City Staff to resolve engineering issues and the largest issue is
with stormwater. He reiterated that this issue has to do with the drainage of not
only the subject parcel, but all the adjacent properties and everything that feeds
into the stormwater system, as well. The developers and staff are working
together through alternatives to resolve this issue. Dahlke noted that stormwater is
proposed to be handled off site in the existing City ponds. The development
would pay their share for stormwater treatment that would be generated by the
development site.
Dahlke also noted a comment in the Engineering comment letter regarding a
Drainage and Utility Easement that bisects the property. He noted there is an
existing 20-foot easement that extends from I-94 coming through the middle of
the site (just west of the proposed building location). It was put in place with the
earlier plats of these properties. He noted there is no stormwater feature or pipe
nor a ditch associated with the easement area. He felt that it was unnecessary as
far as they could tell, but that they are accommodating it to relocate it to the far
westerly boundary. When the property is platted, there would be a 12-foot
Drainage and Utility Easement along all boundaries and additional easement
would be placed on the west. A combination of those featured easements would
allow for future drainage improvements needed if it came to be.
Dahlke also noted that the developer and staff talked about the access locations.
They are in the process of generating a modified plan showing the middle access
aligned with Dahlheimer Beverage. They also discussed shifting the most easterly
access 25 feet further to the east for as much separation between all access points
that would still function for operations on the site.
Dahlke also noted that sewer and water connections comments were fairly
straightforward, and it was explained that all of those stubs are extended up to the
property from Chelsea Road West. Storm sewer connection is also stubbed in at
two locations on Chelsea Road West. He noted that those connections would be
extended to the building, connecting to the storm sewer, and extending storm
sewer on the site to handle all surface drainage. Dahlke expressed that no drainage
would go toward I-94 or MnDOT right-of-way. All drainage would be collected
and routed through the stormwater ponds.
Dahlke also explained that currently there is a continuous trail on the south side of
Chelsea Road West. There is no sidewalk on the north side of Chelsea Road West.
Per the Engineering comment letter, staff recommended installation of the
sidewalk. Dahlke indicated that one of the complications of this is the location of
current fire hydrants being in the location of proposed sidewalks additions. He
indicated that three fire hydrants are on their frontage and they proposed to match
how Ryan Motors installed sidewalk. Engineering staff recommended that they
asked the developer to adjust the location of the sidewalk in the boulevard to try
to straighten it out and pull it closer to the curbline. Dahlke indicated they would
be modifying to incorporate those changes.
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Hilgart asked the applicant how much traffic they anticipated coming and going
from the site in relationship to changing the access point locations. Watkins
estimated daily that there would between 10 to 20 tractor/trucks, 10 to 15 tractors
with trailers, 25 employees, and 30 to 35 customers. He noted that a lot of their
parts sales is delivery. He mentioned that their access spacing would be similar to
Mills Fleet Farm, which sees far more traffic. Watkins noted that the most ideal
location of the access point from an operations standpoint would be between the
end of the building addition and first row of customer truck parking.
Hilgart asked for clarification that the milled area would have no fence. Watkins
noted it might have a fence, but it would not have a gate. He noted a challenge
with the far west area dropping steeply due to having to raise the site up quite a
bit and to have enough room for landscaping. Hilgart asked for why the applicant
needed fencing. Watkins noted problems in the past with theft. Hilgart asked for
the height of the proposed fence. Watkins noted 7 feet high with 3 strands of
barbed wire above. Watkins noted he believed they would be okay with a plastic
coded fence.
Hearing no further comments, the public hearing was closed.
Decision 1 – Rezoning to PUD, Planned Unit Development
JOHN ALSTAD MOVED TO ADOPT RESOLUTION PC-2021-003
RECOMMENDING APPROVAL OF A REZONING TO PUD, NUSS
PLANNED UNIT DEVELOPMENT DISTRICT, BASED ON FINDINGS IN
SAID RESOLUTION. ANDREW TAPPER SECONDED THE MOTION.
MOTION CARRIED, 3-0.
Decision 2 – Preliminary Plat
JOHN ALSTAD MOVED TO ADOPT RESOLUTION PC-2021-004
RECOMMENDING APPROVAL OF A PLAT, CONSOLIDATING THE TWO
SUBJECT PROPERTIES INTO A SINGLE DEVELOPMENT PARCEL,
SUBJECT TO THE REQUIREMENTS OF EXHIBIT Z. ANDREW TAPPER
SECONDED THE MOTION. MOTION CARRIED, 3-0.
Decision 3 - Development Stage PUD Approval
JOHN ALSTAD MOVED TO ADOPT RESOLUTION PC-2021-005
RECOMMENDING APPROVAL OF A DEVELOPMENT STAGE PLANNED
UNIT DEVELOPMENT FOR THE APPLICATION, SUBJECT TO THE
REQUIREMENTS IDENTIFIED IN EXHIBIT Z OF THIS REPORT, AND
BASED ON THE FINDINGS IN SAID RESOLUTION. ANDREW TAPPER
SECONDED THE MOTION. MOTION CARRIED, 3-0.
EXHIBIT Z
Rezoning to PUD, Preliminary and Final Plat,
and Development and Final Stage PUD
Nuss Trucking and Equipment
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1.

Addition of landscaped islands or similar spaces throughout the paved area,
including at least one such island along the north boundary of the site.

2.

Addition of evergreen trees screening the outdoor storage parking area on the
west, and buffer plantings on the east, all as noted in this report and consistent
with city code requirements.

3.

Revised landscaping plan is submitted based on the engineered final site plan.

4.

Addition of architectural enhancements to the principal building emphasizing
additional/alternative materials treatments and principal entrance features.

5.

Elimination of the westerly access point, and consolidation with the 2nd access
point as noted in the City Engineer’ report.

6.

Elimination of the references to barbed wire, and reliance on alternative security
measures on the property.

7.

Addition of dark green or black vinyl coating on the chain link fencing, per
ordinance requirements.

8.

Specification of the exterior materials for the storage/trash area to be similar to
those of the principal building.

9.

Modification of the lighting plan to a maximum of 1.0 footcandles at the property
line and 25 foot tall poles.

10.

Submission of a signage plan consistent with the requirements of the City’s sign
ordinance.

11.

The City Engineer provide comment and recommendation related to grading,
drainage and utilities.

12.

Compliance with the recommendations of the City Engineer’s report dated
December 17, 2020.

13.

Compliance with the comments of MnDOT’s plat review.

14.

Comments and recommendations of other City Staff and Planning Commission.
D. Consideration of a request for Ordinance Amendment relating to R-1 Zoning
District standards
Applicant: Capstone Homes
Andrew Tapper reclused himself from this item.
Steve Grittman explained the two requests for the Zoning Ordinance
amendment. The intent was to alter some of the building architectural
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standards that apply to single-family homes in both the R-1 and R-2 District.
Grittman briefly reviewed the current code for roof pitches and
recommendations by the applicant. Grittman noted that the applicants
supplied several home designs that have porch or gabled covered roofs that do
not meet the roof pitch standard. However, Grittman noted that the main roof
structures do meet the current code. Staff felt this request was reasonable but
recommended the limiting the amount of coverage for these types of roof
variations. Through discussions with the applicants, they had noted concerns
with staff’s recommendation.
The second request for amendment to the Zoning Ordinance related to
building materials (brick or stone façade requirements) for single family
homes in the R-1 or R-2 Districts. The applicants requested dropping that
language as there were several styles of their homes that do not have brick or
stone and that it was a popular request by home buyers. Staff want to protect
the original interest in maintaining high levels of architecture and building
quality in the single-family home districts. Grittman provided the applicants
request for zoning ordinance amendment with several staff recommendations
that aim to maintain the high-quality building materials and architecture of the
single-family districts.
Grittman noted that when the original language was adopted, the intent of the
language was to accompany the City’s intent to encourage or require step-up
architecture and higher end housing that was not being seen built at the time.
There was a concern that some of the housing that was being proposed was at
the least amount of architectural detail or building materials.
John Alstad asked what the main thrust of the proposed change. Grittman
deferred to the applicants but noted that in their view the market has moved
away in some designs in façade materials and a wider variety of architecture
was taking hold. Alstad also asked about the extraordinary pitch clause.
Grittman noted that it was existing language in the code.
It was noted that the Planning Commission would not be able to recommend a
motion due to a lack of a quorum for this item. Alstad opened the public
hearing.
Heather Lorch, Capstone Homes/the applicant, wanted the opportunity to get
some initial feedback and direction so that when they come back to the
Planning Commission next month, there might be some tweaked language, or
some further conversations could be had. Lorch prepared a short presentation
that speaks to some of the recommendations they have as a developer that
they would like the Boards to consider in addition to what staff proposed.
Alstad asked if the homes that the applicant discussed building last year
(approximately 350 homes) were all built in Minnesota. Lorch confirmed.
Alstad asked if the extraordinary roof pitch refers to a less steep roof pitch.
Lorch confirmed that they are proposing a 6/12 overall and a 7/12 for the
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enhanced areas. Alstad asked if that change would affect the ability to protect
the house. Lorch declined.
Alison Zimpfer did not see issues with the applicants request and noted the
importance of regularly updating the ordinance to stay current and move our
City to the forefront.
Lloyd Hilgart did not object to changing the pitches on accessory roofs but
encouraged having percentages identified for having such roofs. Hilgart noted
complexity to the proposed staff recommendation for brick and stone and was
not in favor of removing the brick and stone requirement. Lorch responded
that by removing the brick or stone does not mean diminishing the quality of
the home. She noted that there is a new generation of buyers that are not
interested in stone and they would like to be able to offer something that
would interest them.
Zimpfer reiterated the need to keep our zoning ordinance updated and modern
to attract new generations and more home development in the City. Alstad
agreed.
There were no further comments by the public.
JOHN ALSTAD MOVED TO CONTINUE THE PUBLIC HEARING TO
THE FEBRUARY PLANNING COMMISSION MEETING AND TABLE
ACTION ON THE REQUEST. ALISON ZIMPFER SECONDED THE
MOTION. MOTION CARRIED, 2-0.
3. Regular Agenda
A. Consideration of the Community Development Director’s Report
Angela Schumann provided the Community Development Director’s Report as
provided in the agenda packet.
4. Added Items
None.
5. Adjournment
JOHN ALSTAD MOVED TO ADJOURN THE MEETING AT 8:20 P.M.
ANDREW TAPPER SECONDED THE MOTION. MOTION CARRIED, 3-0.
Recorder:

Jacob Thunander ____

Approved:

February 2nd, 2021

Attest:

____________________________________________
Angela Schumann, Community Development Director
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Planning Commission Agenda: 02/02/21

1B.

Consideration of election of Planning Commission officers for 2021

A.

REFERENCE AND BACKGROUND:
The Planning Commission is asked to take action to elect for positions of Chair
and Vice Chair of the Commission for 2021.
At present, the City code for Planning Commission requires that the Commission
elect a Chair from its appointed members for a term of one year, and other
officers as it determines. The Planning Commission has in the past elected a Vice
Chair, in addition. The Vice Chair has fulfilled the duties of the Chair in the
event of absence.
The position of Chair is open due to Sam Murdoff’s election to the City Council.
Commissioner John Alstad currently serves as Vice Chair.
Unless otherwise directed by the Commission, staff will continue to serve as
Secretary.

B.

ALTERNATIVE ACTIONS:
Decision 1: Chair Position
1.

Motion to nominate Commissioner _____________ as Chair of the
Planning Commission for 2021.

2.

Motion of other.

Decision 2: Vice Chair Position

C.

1.

Motion to nominate Commissioner ___________________ as Vice Chair
of the Planning Commission for 2021.

2.

Motion of other.

STAFF RECOMMENDATION:
Staff defers to the Planning Commission on matters of appointment.

D.

SUPPORTING DATA:
A.

City Code Title 2, Chapter 1 - Planning Commission

CHAPTER 1
PLANNING COMMISSION
SECTION:
2-1-1:
2-1-2:
2-1-3:
2-1-4:
2-1-5:
2-1-6:
2-1-7:
2-1-8:
2-1-9:
2-1-10:
2-1-11:
2-1-12:

Name of the Commission
Authorization
Membership
Term of Office
Attendance
Vacancy
Officers
Meetings
Quorum
Duties of the Commission
Amendments
Compensation

2-1-1:

NAME OF THE COMMISSION: The name of the organization shall be the
Monticello Planning Commission.

2-1-2:

AUTHORIZATION: The authorization for the establishment of this commission
is set forth under Minnesota Statutes, Section 462, Municipal Planning Enabling
Act. The planning commission is hereby designated the planning agency of the
City pursuant to the Municipal Planning Act.

2-1-3:

MEMBERSHIP: The Planning Commission shall consist of five members
appointed by the Council. All members shall be residents of the City of
Monticello and shall have equal rights and privileges.

2-1-4:

TERM OF OFFICE:
(A)

Appointments. All members shall be appointed for three year terms
ending on December 31st of a given year; however, said term may be
terminated earlier by the Council. Terms shall be staggered so that no
more than two members’ terms shall expire in a given year. Said terms are
to commence on the day of appointment by Council. Every appointed
member shall, before entering upon the discharge of his duties, take an
oath that he/she will faithfully discharge the duties of office.

(B)

Renewals. When an expiring member’s term is up, such member may be
reappointed by Council with the effective date of the new term beginning
on the first day of the next year following the expiration.

MONTICELLO CITY CODE

TITLE 2 / Chapter 1 / Page 1

2-1-5:

ATTENDANCE: It is the City Council’s intention to encourage Planning
Commission members to attend all Planning Commission meetings. Should any
Planning Commission member be absent for more than three meetings in a
calendar year, that member may be subject to replacement by the City Council.

2-1-6:

VACANCY: Any vacancy in the regular or at-large membership shall be filled
by the City Council, and such appointee shall serve for the unexpired term so
filled.

2-1-7:

OFFICERS:

2-1-8:

(A)

Elections. The City Planning Commission shall elect at its January
meeting from its membership a chair, vice chair, and a secretary who shall
serve for a term of one year and shall have such powers as may be
prescribed in the rules of said Commission.

(B)

Duties of Chair. The chair shall preside at all meetings of the Planning
Commission and shall have the duties normally conferred and
parliamentary usage of such officers.

(C)

Duties of Vice Chair. The vice chair shall act for the chair in his absence.

(D)

Duties of Secretary. A secretary may be appointed who is not a member
of the Planning Commission but can be employed as a member of city
staff. The secretary shall keep the minutes and records of the
Commission; and with the assistance of staff as is available shall prepare
the agenda of the regular and special meetings for Commission members,
arrange proper and legal notice of hearings when necessary, attend to
correspondence of the Commission, and handle other duties as are
normally carried out by a secretary.

MEETINGS:
(A)

The Planning Commission shall hold at least one regular meeting each
month. This meeting shall be held on the first Tuesday. Regular meetings
shall commence at 6:00 p.m. Hearings shall be heard as soon thereafter as
possible. The Planning Commission shall adopt rules for the transaction
of business and shall keep a record of its resolutions, transactions, and
findings, which record shall be a public record. The meeting shall be open
to the general public.

(B)

In the event of conflict for a regularly-scheduled meeting date, a majority
at any meeting may change the date, time and location of the meeting.

(C)

Special meetings may be called by the Chair or two members of the
Planning Commission together, as needed, and shall be coordinated with
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city staff.
2-1-9:

QUORUM: A majority of all voting Planning Commission members shall
constitute a quorum for the transaction of business.

2-1-10:

DUTIES OF THE COMMISSION: The Commission has the powers and duties
assigned to it under Minnesota Statutes, Section 462, Municipal Planning
Enabling Act, by this Code, and state law.

2-1-11:

AMENDMENTS: This ordinance may be amended as recommended by the
majority vote of the existing membership of the Planning Commission and only
after majority vote of the City Council.

2-1-12:

COMPENSATION: Compensation of members of the Commission shall be as
set forth in City Code for Fee Schedule.

(#336, 11/22/99) (#337, 1/10/11) (#593, 3/10/14)
(#607, 1/26/15)
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2A.

A.

Continued Public Hearing – Consideration of a request for an amendment to the
zoning ordinance affecting architectural standards in the R-1 and R-2 zoning
districts. Applicant: Capstone Homes. (NAC/AS)
Property:

Legal:
Address:

Planning Case Number:

2020-045

NA
NA

REFERENCE & BACKGROUND
Request(s):

Request to amend the zoning ordinance related to
building design in the R-1 and R-2 zoning districts, by
(1) exempting certain small roof areas (porches and
gables, etc.) from the main roof-slope requirement of
5:12 pitch; and (2) eliminating the requirement for
stone/brick etc. on front elevations.

Deadline for Decision:

February 21, 2021, extended 60 days to April 17th, 2021

Project Description:

The applicant is a home builder preparing to construct
homes in the first phase of Haven Ridge. The applicant
seeks to amend the zoning ordinance to accommodate
alternative house design options by modifying two code
sections currently applicable to all single family homes
in the R-1 and R-2 districts. The applicants contend
that these two current requirements serve to limit home
options based on changing architectural preferences.

ANALYSIS
January 5th, 2021 Analysis
As noted above, there are two requested changes. The first is to modify the roof slope
standards that currently require a minimum 5:12 pitch on all roof planes. The code
reads as follows:
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This section is clipped from the R-1 table of standards, but the identical roof pitch
requirement is in the R-2 table.
The applicants have requested the following language as an additional note:
Roof gables, shed roofs, dormers and porch roofs to allow for a lower pitch to
incorporate as an architectural feature.
The advantage of this addition is that small appurtenant roof extensions such as those
included in the applicant’s illustrations rarely conflict with the original objective of
the ordinance, which was to ensure that architecture reflective of higher-end housing
predominated in the community, was intended to discourage the development of
housing with a “cheaper” look.
Staff would note that a carte-blanche exemption for these types of roof areas may
have the effect of encouraging design that complies only with the technical aspects of
the code, and results in a reduction in visual impacts. As such, staff would suggest
the exemption with a limiting factor, such as:
Roof gables, shed roofs, dormers and porch roofs to allow for a lower pitch to
incorporate as an architectural feature, provided no such exempted roof areas shall
comprise any more than 20% of the total horizontal roof area of a single family
structure.
With this limitation, staff believes that the proposed amendment would facilitate
increased design flexibility while avoiding overuse of the exemption to the detriment
of the code intent.
The second proposed amendment relates to the required building materials on single
family homes. The relevant section reads as follows:
15% calculation – conversation for the market on alternate materials
Section 4.11
(C) (2) R-1 and R-2 Districts
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A minimum of 15% of the front building façade of any structure in the
R-1 or R-2 Districts, less the square footage area of the garage doors,
shall be covered with brick or stone. Any attached or major detached
accessory building that can be seen from the street shall meet this
same standard. Structures with front facades covered by at least 70%
stucco or real wood may reduce the brick or stone coverage to 5%.
The Community Development Department may approve optional
facade treatments when additional architectural detailing so warrants.
Such detailing may include usable front porches, extraordinary roof
pitch or other features.
As noted, the applicants propose that this language be amended by deleting references
to the brick and stone, and insert alternative language requiring a variety of façade
treatments with a variety of possible materials. The redlined version would read as
follows:

A minimum of 15% of the front building façade of any structure in the R-1 or
R-2 Districts, less the square footage area of the garage doors, shall be
covered with brick or stone. The front façade of any structure in the R-1 or R2 Districts shall include two or more different types of material which can
include, but not be limited to, Vinyl Lap, Vinyl Shakes, Vinyl Board & Batten,
LP (or similar) Lap, Board & Batten, Shakes, Stone, Stucco, and/or Brick. The
primary type of material applied to the front facade shall not exceed 85% of
the front façade of the building, less the square footage of windows, doors and
garage doors. Any attached or major detached accessory building that can be
seen from the street shall meet this same standard. The Community
Development Department may approve optional facade treatments when
additional architectural detailing so warrants. Such detailing may include
usable front porches, extraordinary roof pitch or other features.

Presumably, this language would be read and written to include cement board or other
common materials used in residential construction.
The building materials requirements of the ordinance were written and adopted
following the City’s concern that new building construction was concentrating around
lower-valued entry level homes, and that the standards in place at the time did not
encourage higher-value home building. Thus, at that time, the City adopted (or
reinforced) its requirements for larger single family lot areas and widths, along with
the building requirements currently at issue.
Changes to building design and preferences, suggest the applicants, make these
materials regulations no longer necessary. It may be that this builder has a number of
house styles without the brick or stone that meet the City’s expectations. However,
by amending the code as suggested, the City may be accommodating the
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architecturally featureless homes from another builder that the existing codes were
designed to avoid.
To accommodate this design change, but maintain some protection against a lowering
standard of home construction, the City may incorporate the applicant’s new language
as a specifically approved alternative, while retaining the current requirements for the
standard case (and adding some specificity to the recommendations. Thus, staff
would suggest the following:
Except as may be allowed in Section (C)(2)(a) and (b) below, a
minimum of 15% of the front building façade of any structure in the R1 or R-2 Districts, less the square footage area of the garage doors,
shall be covered with brick or stone. Any attached or major detached
accessory building that can be seen from the street shall meet this
same standard.
(a)

The Community Development Department may approve
optional facade treatments when additional architectural detailing
so warrants. Such detailing includes usable front porches of at
least six (6) feet in any length and width and no less than 80
square feet in area; extraordinary roof pitch on the principal
roofline of at least 8:12; or other features approved by the
Planning Commission prior to building permit.

(b)

In lieu of the specific brick or stone quantities otherwise
required in Section (C)(2), front facades may include materials
which consist of (1) Vinyl, (2) Cement Board, (3) Stucco, and/or
(4) LP (or similar) and which include at least three (3) styles of
such materials, including Lap, Board & Batten, Shakes or other
style. The Community Development Department may approve
other materials that meet the intent of this Section. For this
section to apply, no less than 15% of each of at least three such
style components (lap, shake, etc.) shall be used on the front
façade.

These changes would accommodate the applicant’s request and retain the City’s
interest in ensuring that other housing will be built to the standards which have been
in place for many years and applied to all homebuilding over that period. The intent
of staff’s alternative is to acknowledge the potential for changing house designs in the
marketplace but avoid home value issues faced by the City during past phases of
building.
February 2nd, 2021 Analysis
Since the time of the January meeting, planning staff has had an opportunity to
consider the discussion held during the public hearing, along with the practical
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application of the amendments as proposed by the applicant and the alternative
language prepared. The applicant has also submitted revised language for February.
However, the information came immediately prior to the publication of this report.
Due to the timing of the amended proposal, staff have not had a chance to review or
compare the applicant’s new language.
The table included as Supporting Data item #B reflects the resulting staff
recommendation based on the January hearing and staff discussions. The table
compares 1) the current ordinance language, 2) the applicant’s January proposed
amendment, 3) the alternative language prepared by staff in response to the
applicant’s proposal for the January meeting, and finally, 4) staff’s current
recommendation.
The current staff recommendation for the roof pitch is much the same as prior, with
an added clarification for measurement purposes.
The staff recommendation for building material amendment would leave the 15%
brick/stone requirement in place but proposes to allow windows on the front façade to
be taken out of the total square footage used to calculate the 15% brick/stone
requirement. (This would be in addition to the previously discounted garage door
square footage.) The amendment further gives Planning Commission the flexibility
to allow for modified home designs through a process similar to the administrative
appeal process. The language would allow the Commission to consider individual
façade designs where enhancements to roof pitch, porches, materials combinations
may permit a reduction in brick or stone.
The resulting impact of the building materials amendment would be an overall
reduction in the amount of brick and stone on a home. The impact on the façades
would vary, depending on the window treatments for any given home. Illustrations of
this example are also provided in the supporting data for single-family homes.
It should be noted that the proposed amendment language would apply to both the
R-1 and R-2 Districts. This is an important detail, as many R-2 townhome projects
include a garage forward design, in which the brick or stone is a significant design
enhancement for the remaining façade area visible to the street front. Staff has
included illustrations for this purpose, as well.
Staff believe the current recommendation provides more consistency with the current
ordinance and less complexity than the alternatives proposed by the applicant or the
alternative language presented in January.
B.

ALTERNATIVE ACTIONS
1. Motion to adopt Resolution No. PC-2021-006 recommending adoption of
Ordinance No. 7XX incorporating staff recommendations of February 2nd, 2021,
based on findings in said resolution.
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2. Motion to adopt Resolution No. PC-2021-006, amending the Monticello Zoning
Ordinance as presented by the applicants, based on findings in said resolution.
3. Motion to or other or to table action, pending additional information from staff or
applicant.
4. Motion to deny adoption of Resolution No. PC-2021-006, based on findings
identified by the Planning Commission after the public hearing.
C.

STAFF RECOMMENDATION
Staff recommends Alternative #1 above.
Staff believes the amendment to the roof pitch provides needed flexibility in
accommodating roofline character along the façade. However, staff believes the
current ordinance for building materials requiring brick or stone to be an important
component in the city’s efforts to create neighborhoods and housing with character
and quality. The requirement aligns with the Monticello 2040 Vision + Plan, which
cites the following goal within the Implementation Chapter:
“Continue to evaluate the zoning ordinance for opportunities to enhance design
through landscaping, signage and building materials in all districts.”
Some modification of the existing ordinance language can be appropriate, provided
the City retains the ability to require higher quality homebuilding when the features
proposed by this applicant are not present in other building designs. The changes
presented in the February staff recommendation are designed to incorporate
flexibility, while adding some specificity to the code to avoid overuse of the
“loopholes” that could undermine the City’s housing objectives.
While it is noted that some surrounding communities (Becker, Big Lake, Buffalo) do
not include a percentage requirement for brick or stone within their ordinances,
Monticello’s code has included this standard for close to 20 years and has
consistently applied the standard throughout neighborhoods since that time.
If the Planning Commission is inclined to allow additional flexibility in the brick or
stone requirement beyond that recommended by staff, then language similar to the
Alternative Amendment as presented in January may be considered.

D.

SUPPORTING DATA
A.
B.
C.
D.

Resolution PC-2021-006
Amendment Comparison Table
Draft Ordinance
Current Monticello Zoning Ordinance, Excerpts
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E.
F.
G.
H.
I.

Applicant Narrative, dated December 21, 2020
Applicant Narrative, dated January 28, 2021
Applicant Illustrations
Sample Home Plan Illustrations – Staff Recommendation Impact
Sample Existing Monticello Housing Façade Images
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-006

RECOMMENDING APPROVAL OF AN AMENDMENT TO THE
ZONING ORDINANCE TO AMEND ROOF PITCH AND
BUILDING MATERIALS STANDARDS FOR
SINGLE FAMILY HOMES IN THE R-1 AND R-2 ZONING DISTRICTS
WHEREAS, the City has been requested to amend portions of its building standards
applicable to single family homes; and
WHEREAS, the applicant contends that changing homebuilding preferences require
amendment to current ordinance standards; and
WHEREAS, the proposed amendments would increase options for new home construction in
the City; and
WHEREAS, the amendments have been crafted t increase variability, but also to protect the
City’s objectives of higher-end house construction; and
WHEREAS, the proposed Zoning Ordinance Amendment would clarify certain aspects of
the existing applicable code language; and
WHEREAS, the Planning Commission held a public hearing on January 5th, 2021 and
continued hearing on February 2nd, 2021 on the application and members of the public were
provided the opportunity to present information to the Planning Commission; and
WHEREAS, the Planning Commission has considered all of the comments and the staff
report, which are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission of the City of Monticello makes the following
Findings of Fact in relation to the recommendation of approval:
1.
2.
3.
4.

The Zoning Ordinance amendment provides an appropriate means of
furthering both the intent and the specific goals and policies for land use in the
Comprehensive Plan.
The proposed amendment raises no extraordinary issues for the City’s
regulation of single family home construction.
The ordinance incorporates applicable provisions of staff comment as
applicable.
The proposed use is expected to have no negative impacts on municipal public
services.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-006
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of
Monticello, Minnesota, that the Planning Commission hereby recommends that the
Monticello City Council approves the Zoning Ordinance amendment, based on the findings
listed above.
ADOPTED this 2nd day of February, 2021, by the Planning Commission of the City of
Monticello, Minnesota.
MONTICELLO PLANNING COMMISSION

By: _______________________________
_______________, Chair
ATTEST:
____________________________________________
Angela Schumann, Community Development Director
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Ordinance
Standard

1) Current Language

2) Applicant Proposal (January)

3) Alternative Amendment
(Prepared for January Report)

Minimum Roof
Pitch
(R-1)/(R-2)

5”/12”

5”/12”: Roof gables, shed roofs,
dormers and porch roofs to allow
for a lower pitch to incorporate as
an architectural feature.

5”/12: Roof gables, shed roofs, dormers and
porch roofs may be allowed at a lower pitch as an
architectural feature, provided no such exempted
roof areas shall comprise any more than 20% of
the total horizontal roof area of a single-family
structure.

Building
Materials
(R-1 AND R-2)

A minimum of 15% of the
front building façade of
any structure in the R-1
or R-2 Districts, less the
square footage area of
the garage doors, shall
be covered with brick or
stone. Structures with
front facades covered by
at least 70% stucco or
real wood may reduce
the brick or stone
coverage to 5%. Any
attached or major
detached accessory
building that can be seen
from the street shall
meet this same standard.
The Community
Development
Department may
approve optional facade
treatments when
additional architectural
detailing so
warrants. Such detailing
may include usable front
porches, extraordinary
roof pitch or other
features.

A minimum of 15% of the front
building façade of any structure in
the R-1 or R-2 Districts, less the
square footage area of the garage
doors, shall be covered with brick
or stone. The front façade of any
structure in the R-1 or R-2 Districts
shall include two or more
different types of material which
can include, but not be limited to,
Vinyl Lap, Vinyl Shakes, Vinyl
Board & Batten, LP (or similar)
Lap, Board & Batten, Shakes,
Stone, Stucco, and/or Brick. The
primary type of material applied
to the front facade shall not
exceed 85% of the front façade of
the building, less the square
footage of windows, doors and
garage doors. Any attached or
major detached accessory building
that can be seen from the street
shall meet this same standard. The
Community Development
Department may approve optional
facade treatments when additional
architectural detailing so
warrants. Such detailing may
include usable front porches,
extraordinary roof pitch or other
features.

Except as may be allowed in Section (C)(2)(a) and
(b) below, a minimum of 15% of the front building
façade of any structure in the R-1 or R-2 Districts,
less the square footage area of the garage doors,
shall be covered with brick or stone. Structures
with front facades covered by at least 70% stucco
or real wood may reduce the brick or stone
coverage to 5%. Any attached or major detached
accessory building that can be seen from the street
shall meet this same standard.
(a) The Community Development Department
may approve optional facade treatments when
additional architectural detailing so warrants.
Such detailing includes usable front porches of at
least six (6) feet in any length and width and no
less than 80 square feet in area; extraordinary
roof pitch; or other features approved by the
Planning Commission prior to building permit.
(b) In lieu of the specific brick or stone quantities
otherwise required in Section (C)(2), front
facades may include materials which consist of
(1) Vinyl, (2) Cement Board, (3) Stucco, and/or
(4) LP (or similar) and which include at least
three (3) styles of such materials, including Lap,
Board & Batten, Shakes or other style. The
Community Development Department may
approve other materials that meet the intent of
this Section. For this section to apply, no less
than 15% of each of at least three such style
components (lap, shake, etc.) shall be used on
the front façade.

4) Staff Recommendation
Amendment (Prepared for
February Report)
5”/12: Roof gables, shed roofs,
dormers and porch roofs may be
allowed at a lower pitch as an
architectural feature, provided no
such exempted roof areas shall
comprise any more than 20% of
the total horizontal roof area of a
(single-family) structure as
measured from a birds-eye plan
view.
A minimum of 15% of the front
building façade of any structure in
the R-1 or R-2 Districts, less the
square footage area of windows
and garage doors, shall be covered
with brick or stone. Structures with
front facades covered by at least
70% stucco or real wood may
reduce the brick or stone coverage
to 5%. Any attached or major
detached accessory building that
can be seen from the street shall
meet this same standard. The
Community Development
Department Planning Commission*
may approve optional facade
treatments prior to building permit
when additional architectural
detailing so warrants. Such
detailing may include usable front
porches, extraordinary roof pitch or
other features.
*This would allow flexibility without
requiring a PUD.

CITY OF Monticello
COUNTY OF Wright
STATE OF MINNESOTA
ORDINANCE NO. ___________
AN ORDINANCE AMENDING THE CITY OF MONTICELLO ZONING ORDINANCE
REGULATIONS RELATING T BUILDING ARCHITECTURE IN THE R-1 AND R-2
SINGLE FAMILY RESIDENTIAL DISTRICTS WITHIN THE CITY OF
MONTICELLO
THE CITY COUNCIL OF THE CITY OF MONTICELLO ORDAINS:
Section 1.

Table 3-5, R-1 Development Standards is amended to add the following as a
footnote to Minimum Roof Pitch and Soffit requirements:
(5) Roof gables, shed roofs, dormers and porch roofs to allow for a lower pitch to
incorporate as an architectural feature, provided no such exempted roof areas
shall comprise any more than 20% of the total horizontal roof area of a single
family structure as measured from a bird’s-eye plan view.

Section 2.

Table 3-6, R-2 Development Standards is amended to add the following as a
footnote to Minimum Roof Pitch and Soffit requirements:
(4) Roof gables, shed roofs, dormers and porch roofs to allow for a lower pitch to
incorporate as an architectural feature, provided no such exempted roof areas
shall comprise any more than 20% of the total horizontal roof area of a structure
as measured from a bird’s eye plan view.

Section 3.

Section 4.11 (C)(2) is hereby amended to read as follows:
A minimum of 15% of the front building façade of any structure in the R-1 or R-2
Districts, less the square footage area of windows and garage doors, shall be
covered with brick or stone. Structures with front facades covered by at least 70%
stucco or real wood may reduce the brick or stone coverage to 5%. Any attached
or major detached accessory building that can be seen from the street shall meet
this same standard. The Community Development Department Planning
Commission may approve optional facade treatments prior to building permit
when additional architectural detailing so warrants. Such detailing may include
usable front porches, extraordinary roof pitch or other features.

Section 4.

The City Clerk is hereby directed to make the changes required by this Ordinance
as part of the Official Monticello City Code, Title 10, Zoning Ordinance, and to
renumber the tables and chapters accordingly as necessary to provide the intended
effect of this Ordinance. The City Clerk is further directed to make necessary
1

corrections to any internal citations that result from said renumbering process,
provided that such changes retain the purpose and intent of the Zoning Ordinance
as has been adopted.
Section 5.

This Ordinance shall take effect and be in full force from and after its passage
and publication. The ordinance in its entirety and map shall be posted on the
City website after publication. Copies of the complete Ordinance and map are
available online and at Monticello City Hall for examination upon request.

ADOPTED BY the Monticello City Council this ___ day of ____, 2021.

__________________________________
Lloyd Hilgart, Mayor

ATTEST:

___________________________________
Jennifer Schreiber, City Clerk

AYES:
NAYS:
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CHAPTER 3: ZONING DISTRICTS
Section 3.4 Residential Base Zoning Districts
Subsection (E) R-1: Single Family Residence District

TABLE 3-5: R-1 DEVELOPMENT STANDARDS
REQUIRED YARDS (in feet)
Front

Single
Family
Building

Interior
Side [1]

Street
Side

Rear
[3]

Max
Height
(stories /
feet)

Minimum Floor Areas
(sq ft)

Minimum Roof
Pitch & Soffit
(vertical rise/
horizontal run)

5” / 12”
no minimum
2,000 finishable [4]
soffit
[1]: For interior lots in R-1 and R-A districts, an attached accessory structure may be allowed to meet a 6’
setback, provided that the sum of both side yard setbacks shall be a minimum of 20 feet..
30

10
[2]

20

30

2.5 stories
35 feet

1,050 foundation/

Minimum
Building
Width
(ft)
24

[2]: Interior side yard setbacks for single family homes on lots of record with a lot width 66 feet or less in
the Original Plat of Monticello and Lower Monticello shall be at least six (6) feet.
[3]: The required rear yard shall consist of a space at least 30-feet in depth across the entire width of the lot
that is exclusive of wetlands, ponds, or slopes greater than 12 percent.
[4]: Finishable square footage is exclusive of attached accessory space.

Accessory
Structures






An attached garage shall be included with all principal residential structures in the R-1 district.
See Section 5.3(B) for all general standards and limitations on accessory structures.
The minimum floor area for all attached accessory structures shall be 550 sq. ft.
See footnote [1] above as related to setbacks for attached accessory structures on interior lots.

Other
Regulations
to Consult
(not all
inclusive)







Section 3.3, Common District Requirements
Section 3.4(B), Standards Applicable to All Residential Base Zoning Districts
Section 4.11, Building Materials
Section 4.8, Off-Street Parking
Section 4.1, Landscaping and Screening Standards
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CHAPTER 4: FINISHING STANDARDS
Section 4.11 Building Materials
Subsection (C) Residential District Requirements

(2)

New materials
In recognition of the ever-changing marketplace for new finishing materials, the
Community Development Department may authorize the use of materials not
listed herein if it is determined that such a material is substantially similar or
superior to one or more of the approved building materials.

(C)

Residential District Requirements
(1) All Residence Districts
No metal siding shall be permitted wider than 12 inches or without a one-half
(1/2) inch or more overlap and relief.
(2) R-1 and R-2 Districts
A minimum of 15% of the front building façade of any structure in the R-1 or R-2
Districts, less the square footage area of the garage doors, shall be covered with
brick or stone. Any attached or major detached accessory building that can be
seen from the street shall meet this same standard. Structures with front facades
covered by at least 70% stucco or real wood may reduce the brick or stone
coverage to 5%. The Community Development Department may approve
optional facade treatments when additional architectural detailing so warrants.
Such detailing may include usable front porches, extraordinary roof pitch or other
features.
(3) R-A and T-N Districts
A minimum of 20% of the front building façade of any structure in the R-A or TN zoning district, less the square footage area of the garage doors, shall be
covered with brick or stone. Any attached or major detached accessory building
that can be seen from the street shall meet this same standard. Structures with
front facades covered by at least 70% stucco or real wood may reduce the brick or
stone coverage to 10%.
(4) R-3 District and other Districts with Multiple Family Housing
A R-3 District and other districts with multiple family housing shall be subject to
building material standards as follows: all building walls facing a public street
shall be covered with stone, brick, cultured masonry simulating brick or stone, or
other enhanced materials acceptable to the City Council to an extent not less than
20% of the exposed wall silhouette area. In addition, multiple family structures of
thirteen (13) or more units shall, when lap horizontal siding, be constructed of
heavy gauge steel or cement-board, with no use of vinyl or aluminum permitted.

City of Monticello Zoning Ordinance
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December 21, 2020
Angela Schumann
Community Development Director
505 Walnut Street
Monticello, MN 55362
RE: Zoning Ordinance Amendment Application
Ms. Schumann,
Capstone Homes is looking forward to offering new homes to the residents of Monticello at Haven
Ridge. Capstone Homes has been building homes for over 30 years now in Minnesota and has become
one of the largest privately owned homebuilder in Minnesota. We are humbled and grateful that in
2020, the Capstone team designed, drafted and constructed over 300 homes in the Metro area.
With this experience in mind, Capstone Homes would like to request consideration of a zoning
ordinance amendment for the R-1 and R-2 categories. We would like to request the ordinance to be
amended in 2 areas regarding architecture.
The first request is that Table 3-5, Chapter 3 of the Zoning Ordinance be revised to include the following:
The primary roof pitch shall be a minimum of 5/12. Roof gables, shed roofs, dormers and porch
roofs to allow for a lower pitch to incorporate as an architectural feature.
Revision of the roof pitch requirements allows for enhanced architecture that increases the value and
the character of the homes and neighborhood.
We would also like to propose that the requirement of stone or brick on the front elevation be
eliminated entirely. Many of today’s buyers are drawn to a simpler design. One such design is the
known as the ‘farmhouse look’. To allow for a simpler, but not lower quality design, we would like to
propose that Chapter 4, Section (C) (2) of the Zoning Ordinance be updated to include the following:
Front Facades shall include three different types of material which can include but not be limited
to Vinyl Lap, Vinyl Shakes, Vinyl Board & Batten, LP (or similar) Lap, Board & Batten, Shakes,
Stone, Stucco, Brick. Any attached or major detached accessory building that can be seen from
the street shall meet this same standard.
We look forward to working with you, your staff, the Planning Commission and City Council to discuss
this amendment to the Residential District Requirements and working with all of you in the years to
come.
Regards,

Heather Lorch
Land Manager
CAPSTONE HOMES, INC.
14015 SUNFISH LAKE BLVD, SUITE 400 | RAMSEY, MN 55303
O: 763-427-3090 | F: 763-712-9060

January 28, 2020
Angela Schumann
Community Development Director
505 Walnut Street
Monticello, MN 55362
RE: Zoning Ordinance Amendment Application
Ms. Schumann,
As was mentioned last month, Capstone Homes is looking forward to offering new homes to the
residents of Monticello at Haven Ridge. After the January Planning Commission hearing and further
discussions with City Staff, Capstone Homes would like to update the recommended language for the
zoning Ordinance Amendment.
Capstone Homes would like to request consideration of a zoning ordinance amendment for the R-1 and
R-2 categories. We would like to request the ordinance to be amended in 2 areas regarding architecture.
The first request is that Table 3-5, Chapter 3 of the Zoning Ordinance be revised to include the following:
The primary roof pitch shall be a minimum of 5/12. Roof gables, shed roofs, dormers and porch
roofs to allow for a lower pitch to incorporate as an architectural feature.
Revision of the roof pitch requirements allows for enhanced architecture that increases the value and
the character of the homes and neighborhood, as such a percentage calculation is not necessary. Staff
would have the option to determine if a roof pitch is an architectural feature, thus having the ability to
reject a home plan that has lower pitch that staff feels might be taking advantage of this revised
ordinance.
We would also like to propose that the requirement of stone or brick on the front elevation be
eliminated entirely. Many of today’s buyers are drawn to a simpler design. One such design is the
known as the ‘farmhouse look’. To allow for a simpler, but not lower quality design, we would like to
propose that Chapter 4, Section (C) (2) of the Zoning Ordinance be updated to include the following:
Section 3
Except as may be allowed in Section (C)(2)(a) and (b) below, a minimum of 15% of the font building
facade of any structure in the R-1 or R-2 Districts, less the square footage area of the garage doors,
entry doors and windows, shall be covered with brick or stone. Any attached or major detached
accessory building that can been seen from the street shall meet this standard.
(a)
The Community Development Department may approve optional facade treatments
when additional architectural detailing so warrants. Such detailing includes usable front
porches of at least six (6) feet in any length and width and no less than 80 square feet in
area; extraordinary roof pitch on the principal roofline of at least 7:12 and front gables
of 8:12; or other features approved by the Planning Commission prior to building permit.
CAPSTONE HOMES, INC.
14015 SUNFISH LAKE BLVD, SUITE 400 | RAMSEY, MN 55303
O: 763-427-3090 | F: 763-712-9060

(b)

In lieu of the specific brick or stone quantities otherwise required in Section (C)(2), front
facades may include materials which consist of (l) Vinyl, (2) Cement Board, (3) Stucco,
and/or (4) LP (or similar) and which include at least three (3) styles of such materials,
including Lap, Board & Batten, Shakes or other style. For this section to apply, the
primary type of style/material applies to the front façade shall not exceed 75% of the
front façade of the building, less the square footage of windows, entry doors and garage
doors. Garage doors shall have windows. The Community Development Department
may approve other materials that meet the intent of this Section.
We look forward to working with you, your staff, the Planning Commission and City Council to discuss
this amendment to the Residential District Requirements and working with all of you in the years to
come.
Regards,

Heather Lorch
Land Manager
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Planning Commission Agenda: 02/02/21

3A.

Monticello Capital Improvement Plan Update (ML/AS)

A.

REFERENCE AND BACKGROUND:
City Engineer/Public Works Director Matt Leonard will be present during the
February meeting of the Planning Commission to review in summary the 10-year
Capital Improvement Plan (CIP). Mr. Leonard will provide an overview of the
priority CIP projects for the coming years.
City staff provides Planning Commission with an annual update on the adopted
Capital Improvement Plan in accordance with Mn Statutes 462.356. In cities with
adopted comprehensive plans, the statute outlines the opportunity for the planning
agency to review the capital improvement plans.
The Monticello CIP is updated annually as part of the budget process of the city,
with the input of all city departments and review for adoption by the City Council.
The city uses its comprehensive plan to guide decision-making on capital
improvements. Going forward, the city will use the Monticello 2040 Vision +
Plan as the foundational document for the annual update of the 10-year CIP.

B.

ALTERNATIVE ACTIONS:
No action. The agenda item is for information and discussion purposes.

C.

STAFF RECOMMENDATION:
None.

D.

SUPPORTING DATA:
A.
B.

MN Statutes 462.356
Monticello 2021-2030 Capital Improvement Plan

1

MINNESOTA STATUTES 2020

462.356

462.356 PROCEDURE TO EFFECT PLAN: GENERALLY.
Subdivision 1. Recommendations for plan execution. Upon the recommendation by the planning
agency of the comprehensive municipal plan or sections thereof, the planning agency shall study and propose
to the governing body reasonable and practicable means for putting the plan or section of the plan into effect.
Subject to the limitations of the following sections, such means include, but are not limited to, zoning
regulations, regulations for the subdivision of land, an official map, a program for coordination of the normal
public improvements and services of the municipality, urban renewal and a capital improvements program.
Subd. 2. Compliance with plan. After a comprehensive municipal plan or section thereof has been
recommended by the planning agency and a copy filed with the governing body, no publicly owned interest
in real property within the municipality shall be acquired or disposed of, nor shall any capital improvement
be authorized by the municipality or special district or agency thereof or any other political subdivision
having jurisdiction within the municipality until after the planning agency has reviewed the proposed
acquisition, disposal, or capital improvement and reported in writing to the governing body or other special
district or agency or political subdivision concerned, its findings as to compliance of the proposed acquisition,
disposal or improvement with the comprehensive municipal plan. Failure of the planning agency to report
on the proposal within 45 days after such a reference, or such other period as may be designated by the
governing body shall be deemed to have satisfied the requirements of this subdivision. The governing body
may, by resolution adopted by two-thirds vote dispense with the requirements of this subdivision when in
its judgment it finds that the proposed acquisition or disposal of real property or capital improvement has
no relationship to the comprehensive municipal plan.
History: 1965 c 670 s 6

Official Publication of the State of Minnesota
Revisor of Statutes

City of Monticello, Minnesota
Capital Improvement Plan 2021-2030
Ref.
Public Works
Public Works Facility
Wheel Loader
Hook Truck w/plow
1 Ton Truck
Box Sander
One Ton Truck w/dump
Fleet Replacement - See Fleet Replacement Plan

PWK-13-001
VEQ-14-001
VEQ-13-022
VEQ-13-013
VEQ-13-014
VEQ-13-016
VEQ-13-023
Subtotal - Public Works

Streets
City Street Signs
Annual Chip Seal
Annual Crack Seal
Street Light Improvements (see small area)
Elm Street Sidewalk and 3rd St ped blinker
Broadway Sidewalk Improvements
Sidewalk Gap/ADA Improvement Project (TBD)
Fenning Avenue Reconstruction - Curb/Landscaping
95th Street Extension w/o noise wall
Flashing Yellow Arrow-Signal Improvements
Fallon Ave & Trail Improvements - Chelsea to School
TH 25/4th Street Signal
Pavement Preservation Program
Broadway Corridor Parklets
Chelsea Road/Cedar Street Roundabout
School Blvd SRTS Improvements
School Blvd/Cedar Roundabout
School Blvd/Fallon Roundabout
Chelsea Blvd/Cedar Roundabout
Chelsea Blvd/Edmonson Roundabout
Walnut River Street Connection
Edmondson Avenue Reconstruction
90th Street Reconstruction - Chelsea to City Limits
Dundas Avenue Reconstruction
School Blvd Extension - Redford Lane to 90th Street
Walnut Street Corridor Improvement

2021

600,000
245,000
278,000
65,000
23,000
80,000

1,291,000

MNC-13-001
MNC-14-001
MNC-20-001
STR-13-010
STR-15-003

25,000
250,000
70,000
100,000

STR-15-004

100,000
300,000

STR-16-001
STR-16-002
STR-17-002
STR-18-001
STR-19-001
STR-19-004
STR-19-005
STR-20-001
STR-20-002
STR-20-003

2022

2023

2024

2025

2026

2027

2028

2029

2030

18,000,000

2,400,000

1,372,414

1,549,196

400,908

53,023

520,103

280,215

77,096

139,211

38,725

21,000,000
245,000
278,000
65,000
23,000
80,000
4,430,892

19,372,414

3,949,196

400,908

53,023

520,103

280,215

77,096

139,211

38,725

26,121,892

70,000
100,000

300,000
70,000
75,000

70,000
75,000

300,000
70,000
75,000
550,000

70,000
75,000

300,000
70,000
75,000

70,000
75,000

300,000
70,000
75,000

70,000
75,000

100,000

350,000
100,000

100,000

100,000

100,000

100,000

100,000

100,000

100,000

500,000
700,000
2,500,000
2,500,000
2,000,000
4,000,000
1,000,000

25,000
1,450,000
700,000
800,000
550,000
350,000
1,000,000
300,000
1,950,000
300,000
800,000
400,000
12,750,000
50,000
350,000
200,000
500,000
500,000
500,000
500,000
700,000
2,500,000
2,500,000
2,000,000
4,000,000
1,000,000

1,950,000
300,000
100,000
100,000
25,000

3,150,000
25,000

550,000

3,250,000

150,000
1,500,000

50,000

300,000

50,000
50,000

450,000
450,000

400,000
1,500,000

3,250,000

200,000

500,000
STR-20-005
STR-20-006
STR-20-007
STR-20-008
STR-18-002
Subtotal - Streets

Stormwater/Drainage
Stormwater Pond Restoration
Stormwater Liftstation (TH 25 Pond)
Boulevard Drainage Tile
Chelsea/Fallon Avenue Pond Expansion
Otter Creek Industrial Park - Pond A Construction
Otter Creek Industrial Park - Pond D Construction
Otter Creek Industrial Park - Karlsburger Pond Outlet
A Glorious Church Pond Expansion
Chelsea Road Outlet Control - HB07
Prairie Road Pond Outlet
Fenning Avenue Stormwater
Subtotal - Stormwater/Drainage

SWD-13-001
SWD-13-002
SWD-13-004
SWD-17-001
SWD-20-001
SWD-20-002
SWD-20-003
SWD-20-004
SWD-20-005
SWD-20-006

Total

970,000

3,945,000

895,000

3,745,000

2,845,000

1,895,000

545,000

3,495,000

1,045,000

17,295,000

36,675,000

75,000

40,000
1,060,000
50,000
450,000

240,000

40,000

240,000

40,000

240,000

40,000

240,000

40,000

50,000

50,000

50,000

50,000
609,000

50,000

50,000

50,000

50,000

1,235,000
1,060,000
500,000
1,059,000
480,000
560,000
120,000
475,000
40,000
600,000
100,000

50,000

480,000
560,000
120,000
475,000
40,000
300,000

300,000

1,070,000

390,000

100,000
700,000

2,160,000

450,000

1

90,000

290,000

699,000

290,000

90,000

6,229,000

City of Monticello, Minnesota
Capital Improvement Plan 2021-2030
Ref.
Recreation & Culture
Sunset Ponds Open Air Shelter
Pioneer Park - Band Shell
BCOL Athletic Field Needs Study
BCOL Ball Fields (p&p) Future Phases
Park Master Plan
East BCOL Trail Connection
Briarwood Trail Connection
BCOL ROAD MAINTENANCE
4th Street Park Improvements
Ellison Playground Equipment
Ellison Park Restroom Building
CSAH 75 Pathway Lighting (W & E Bridge)
Fenning Trail - School Blvd to 86th Street
West Bridge Splash Pad/East Bridge Band Shell
West Bridge Play Structure
Pioneer Park Play Structure
River Mill Park Sidewalk/Parking
Front Street Pier
Kifco Water Wheel x 2
Top Dresser
Tractor
Skid Loader
Fleet Replacement - See Fleet Replacement Plan
Pathway Improvements (ops) (Reclassify)
Boarding Dock for Ellison
Riverwalk Fishing Piers
Wayfinding Signage
Welcome Sign for Monticello
Columbarium-Riverside Cemetery
Blvd Trees
Great River Regional Trail
CSAH 39 Pathway - River Mill Drive to Hart Blvd

2021

2022

2023

2024

PAR-13-003
PAR-13-004

2025

2026

16,000

2027

2028

2029

2030

16,000
90,000

20,000
PAR-13-012
PAR-20-001
PAR-20-002
PAR-20-003
PAR-20-004
PAR-20-006
PAR-20-007
PAR-20-008
PAR-13-014
PAR-15-004
PAR-15-005
PAR-17-002
PAR-17-004

700,000
35,000

700,000

700,000

700,000

700,000

700,000

50,000
200,000
25,000
425,000
100,000
275,000
60,000
300,000
800,000
100,000
100,000
100,000

PAR-17-007
VEQ-19-008
VEQ-19-009
VEQ-13-038
VEQ-13-039
MNC-14-007
STE-18-002

25,000
35,000
20,000
49,000
75,000
50,000

303,234
50,000

197,161
50,000

64,943
50,000

161,441
50,000

109,984
50,000

50,000

5,015
50,000
25,000

229,379
50,000

50,000

25,000
10,000

10,000

40,000
70,000
10,000

10,000

10,000
500,000

10,000
500,000

400,000
Subtotal - Recreation

Utility - Water
Annual Water System Improvements
Water Treatment Facility
Well #6
SCADA System - Water

UTW-13-001
UTW-13-002
UTW-13-003
VEQ-13-003
Subtotal - Water

Utility - Sewage
WWTP Demo Obsolete WWTP Equipment
Annual Sewage Line Improvements
Liftstation - Marvin Road
WWTP Solids Handling Improvements
WWTP Phase 2 Improvements
WWTP Repair and Maintenance
WWTP Headworks Improvements
Fallon Avenue Trunk Line Improvements
SCADA System - Sewage
Chelsea Road Dual Foremain Extension
Vactor Dump Station
Fleet Replacement - See Fleet Replacement Plan

MNC-17-001
UTS-13-001
UTS-13-002
UTS-13-004
UTS-13-005
UTS-16-001
UTS-17-001
UTS-17-002
VEQ-13-004
UTS-19-002
UTS-20-001

Subtotal - Sewage

Total

32,000
90,000
20,000
4,200,000
35,000
50,000
200,000
25,000
425,000
100,000
275,000
60,000
300,000
800,000
100,000
100,000
100,000
25,000
35,000
20,000
49,000
75,000
1,071,157
500,000
25,000
25,000
10,000
40,000
70,000
50,000
1,000,000
400,000

1,229,000

813,234

357,161

310,943

1,191,441

1,094,984

776,000

1,380,015

2,404,379

750,000

10,307,157

150,000

150,000

150,000

150,000
4,500,000

150,000

150,000

150,000

150,000

150,000

150,000

1,500,000
4,500,000
1,200,000
700,000
7,900,000

1,200,000
700,000
850,000

1,350,000

150,000

4,650,000

150,000

150,000

150,000

150,000

150,000

150,000

250,000

110,000
250,000
750,000

250,000

250,000

250,000

250,000

250,000

250,000

250,000

250,000

125,000
2,100,000

125,000

125,000

125,000

125,000

125,000

125,000

125,000

125,000

930,000

375,000

1,365,000
1,800,000
125,000

10,000,000
1,000,000

1,305,000

37,056

47,790

100,000
316,196

-

182,029

-

50,005

-

1,647,056

3,587,790

2,891,196

375,000

557,029

375,000

1,425,005

10,375,000

2

375,000

110,000
2,500,000
750,000
1,365,000
1,800,000
1,250,000
2,100,000
10,000,000
1,305,000
1,000,000
100,000
633,076
22,913,076

City of Monticello, Minnesota
Capital Improvement Plan 2021-2030
Ref.

Fire & Rescue
SCBA Packs
Engine 1
Utility 1
Turnout Gear
Squad 5
Engine 12
Tender 11
Utility 12

STE-13-006
VEQ-18-005
VEQ-18-006
STE-16-005
VEQ-19-004

2021

2022

2023

2024

2025

2026

2027

2028

2029

2030

Total

190,000
725,000
7,500
75000

30,000

120,000
4,000

16,500

25,000

15,000

10,000

10,000

10,000

10,000

850,000
350,000
165,000
Subtotal - Fire & Rescue

Liquor Store
Parking Lot Improvements
Roof
Point of Sale Software
Liquor Store
Liquor Store Coolers
Breakroom Expansion

272,500

LIQ-13-002
LIQ-18-001
VEQ-17-001
LIQ-13-003
VEQ-13-046

755,000

124,000

16,500

25,000

365,000

10,000

175,000

860,000

10,000

75,000

2,000,000
.

25,000
Subtotal - Liquor Store

Deputy Registrar
DMV Vehicle
Relocation/Building Renovation

25,000

95,000

75,000

-

-

VEQ-13-047

2,000,000

-

-

-

-

30,000

IT Services
Personal Computers
Laptops
GIS Hardware and Software
Website
Pavement Management Software
Copier

STE-13-001
STE-13-005
STE-13-007
VEQ-19-006
STE-13-008

Subtotal - IT Services
Monticello Community Center
Movable Walls
Mississippi Room Dias Top
Concessions Front Counter Replacement
East/West Door Handicap Doors
New Patio to Replace Old Skate Park
Card Access Readers
Carpet and Terrazo Repair
Vanity and Partition Replacement
Facility Door Replacement
Recreation Software
Floor Scrubber
Recreation Equipment
Tables
Surveillance Camera Update
Dishwasher
Climbing Wall Resurface
Childcare Countertop
Water Heater for Guard Kitchen

2,195,000

30,000
125,000

125,000
Subtotal - Deputy Registrar

2,613,000

75,000
50,000
20,000
2,000,000
25,000
25,000

50,000
20,000
25,000

190,000
725,000
120,000
138,000
75,000
850,000
350,000
165,000

125,000

-

-

-

-

30,000

-

-

-

-

155,000

5,600
3,000
8,000
15,000
4,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

4,200
12,000

4,400
8,000

4,600
8,000

4,600
8,000

4,600
8,000

4,600
8,000

4,600
12,000

4,600
8,000

4,600
8,000

146,000
30,000
80,000
15,000
44,800
80,000

42,800

39,000

39,200

39,200

39,200

39,200

43,200

39,200

39,200

395,800

35,600

MCC-13-001
MCC-13-003
MCC-13-004
MCC-17-003
MCC-18-001
MCC-18-003
MNC-13-006
MNC-13-010
MNC-13-011
VEQ-18-001
STE-18-005
STE-13-013
STE-13-015
STE-15-001
STE-17-002
MNC-19-001
MNC-19-002

40,000
20,000
100,000

40,000
20,000
100,000
6,000
250,000
16,000
60,000
20,000
10,000
35,000
8,000
205,000
15,000
65,000
20,000
30,000
5,000
20,000

6,000
250,000
16,000
20,000
20,000
5,000

2,500

40,000
2,500
35,000

8,000
85,000

60,000
5,000

5,000
65,000

60,000
5,000

20,000
30,000
5,000
20,000

Subtotal - MCC

-

142,000

135,000

190,500

67,500

75,000

250,000

65,000

-

-

925,000

Grand Total

6,803,100

30,322,504

9,762,148

12,334,247

5,036,164

7,425,316

2,715,415

6,900,317

16,082,790

19,047,925

116,429,924
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3B.

Consideration of amendment to regular monthly Planning Commission
meeting time.

A.

REFERENCE AND BACKGROUND:
The Planning Commission is asked to consider rescheduling its regular meeting
time from 6:15 PM to 6:00 PM.
The meetings of the Commission historically were held at 6:00 PM, but in recent
years moved to 6:15 PM to accommodate Commissioner schedules.

B.

C.

ALTERNATIVE ACTIONS:
1.

Motion to set regular Planning Commission meetings at 6:00 PM the first
Tuesday of each month.

2.

Motion of other.

STAFF RECOMMENDATION:
Staff defers to the Planning Commission on matters of regular meeting dates and
times.

D.

SUPPORTING DATA:
A.

City Code Title 2, Chapter 1 - Planning Commission

Planning Commission Agenda – 02/02/21

3C.

Community Development Director’s Report
COVID-19 City of Monticello Information Resource:
https://www.ci.monticello.mn.us/covid19

Council Action on/related to Commission Recommendations
•

Consideration for adoption of the 2021 City of Monticello Official Zoning Map.
Approved unanimously on January 11th, 2021 as part of the consent agenda.

•

Consideration of a Conditional Use Permit for a Commercial Office Use in the CCD
(Central Community District), Walnut & Cedar Sub-District. Applicant: Laestadian
Lutheran Church (Phil Jurmu, Facilities Manager)
Approved unanimously on January 11th, 2021 as part of the consent agenda.

•

Consideration of a Map Amendment (Rezoning) to Planned Unit Development,
Development & Final Stage Planned Unit Development, and Preliminary and Final
Plat for the Construction of a Machinery & Truck Repair & Sales Use. Applicant:
Nuss Truck & Equipment (Phil Watkins).
Approved unanimously on January 25th, 2021 as part of the regular agenda, with
some conditions of approval modified.

Upcoming Workshops and Training
March Workshop
In addition to the February workshop, staff is also planning a Commission workshop in
March. Tentatively, the workshop will be a joint session with City Council and focus on
Land Use Basics training and the role of the Planning Commission. The workshop would
be held prior to the regular Planning Commission meeting on March 2nd at 4:30 PM.
Training Opportunities
In addition to the in-house training offered as part of the March workshop, staff would
note that Fusion Learning Partners (formerly Government Training Services) offers a
series of land use-focused training opportunities. At this time, no in-person or online
trainings are scheduled through Fusion for 2021. However, Commissioners are
encouraged to check the website frequently for upcoming opportunities.
https://fusionlp.org/landuse/
Another important resource for Planning Commissioners is the League of Minnesota
Cities, which offers a variety of guidebooks on land use and planning. Visit:
https://www.lmc.org/
Council Updates
Council Highlights – January: https://www.ci.monticello.mn.us/highlights
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Council Connection – January:
https://www.ci.monticello.mn.us/vertical/sites/%7B46185197-6086-4078-ADDC0F3918715C4C%7D/uploads/Council_Connection_January_2021.pdf
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1B.

Consideration of election of Planning Commission officers for 2021

A.

REFERENCE AND BACKGROUND:
The Planning Commission is asked to take action to elect for positions of Chair
and Vice Chair of the Commission for 2021.
At present, the City code for Planning Commission requires that the Commission
elect a Chair from its appointed members for a term of one year, and other
officers as it determines. The Planning Commission has in the past elected a Vice
Chair, in addition. The Vice Chair has fulfilled the duties of the Chair in the
event of absence.
The position of Chair is open due to Sam Murdoff’s election to the City Council.
Commissioner John Alstad currently serves as Vice Chair.
Unless otherwise directed by the Commission, staff will continue to serve as
Secretary.

B.

ALTERNATIVE ACTIONS:
Decision 1: Chair Position
1.

Motion to nominate Commissioner _____________ as Chair of the
Planning Commission for 2021.

2.

Motion of other.

Decision 2: Vice Chair Position

C.

1.

Motion to nominate Commissioner ___________________ as Vice Chair
of the Planning Commission for 2021.

2.

Motion of other.

STAFF RECOMMENDATION:
Staff defers to the Planning Commission on matters of appointment.

D.

SUPPORTING DATA:
A.

City Code Title 2, Chapter 1 - Planning Commission

CHAPTER 1
PLANNING COMMISSION
SECTION:
2-1-1:
2-1-2:
2-1-3:
2-1-4:
2-1-5:
2-1-6:
2-1-7:
2-1-8:
2-1-9:
2-1-10:
2-1-11:
2-1-12:

Name of the Commission
Authorization
Membership
Term of Office
Attendance
Vacancy
Officers
Meetings
Quorum
Duties of the Commission
Amendments
Compensation

2-1-1:

NAME OF THE COMMISSION: The name of the organization shall be the
Monticello Planning Commission.

2-1-2:

AUTHORIZATION: The authorization for the establishment of this commission
is set forth under Minnesota Statutes, Section 462, Municipal Planning Enabling
Act. The planning commission is hereby designated the planning agency of the
City pursuant to the Municipal Planning Act.

2-1-3:

MEMBERSHIP: The Planning Commission shall consist of five members
appointed by the Council. All members shall be residents of the City of
Monticello and shall have equal rights and privileges.

2-1-4:

TERM OF OFFICE:
(A)

Appointments. All members shall be appointed for three year terms
ending on December 31st of a given year; however, said term may be
terminated earlier by the Council. Terms shall be staggered so that no
more than two members’ terms shall expire in a given year. Said terms are
to commence on the day of appointment by Council. Every appointed
member shall, before entering upon the discharge of his duties, take an
oath that he/she will faithfully discharge the duties of office.

(B)

Renewals. When an expiring member’s term is up, such member may be
reappointed by Council with the effective date of the new term beginning
on the first day of the next year following the expiration.

MONTICELLO CITY CODE
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2-1-5:

ATTENDANCE: It is the City Council’s intention to encourage Planning
Commission members to attend all Planning Commission meetings. Should any
Planning Commission member be absent for more than three meetings in a
calendar year, that member may be subject to replacement by the City Council.

2-1-6:

VACANCY: Any vacancy in the regular or at-large membership shall be filled
by the City Council, and such appointee shall serve for the unexpired term so
filled.

2-1-7:

OFFICERS:

2-1-8:

(A)

Elections. The City Planning Commission shall elect at its January
meeting from its membership a chair, vice chair, and a secretary who shall
serve for a term of one year and shall have such powers as may be
prescribed in the rules of said Commission.

(B)

Duties of Chair. The chair shall preside at all meetings of the Planning
Commission and shall have the duties normally conferred and
parliamentary usage of such officers.

(C)

Duties of Vice Chair. The vice chair shall act for the chair in his absence.

(D)

Duties of Secretary. A secretary may be appointed who is not a member
of the Planning Commission but can be employed as a member of city
staff. The secretary shall keep the minutes and records of the
Commission; and with the assistance of staff as is available shall prepare
the agenda of the regular and special meetings for Commission members,
arrange proper and legal notice of hearings when necessary, attend to
correspondence of the Commission, and handle other duties as are
normally carried out by a secretary.

MEETINGS:
(A)

The Planning Commission shall hold at least one regular meeting each
month. This meeting shall be held on the first Tuesday. Regular meetings
shall commence at 6:00 p.m. Hearings shall be heard as soon thereafter as
possible. The Planning Commission shall adopt rules for the transaction
of business and shall keep a record of its resolutions, transactions, and
findings, which record shall be a public record. The meeting shall be open
to the general public.

(B)

In the event of conflict for a regularly-scheduled meeting date, a majority
at any meeting may change the date, time and location of the meeting.

(C)

Special meetings may be called by the Chair or two members of the
Planning Commission together, as needed, and shall be coordinated with

MONTICELLO CITY CODE
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city staff.
2-1-9:

QUORUM: A majority of all voting Planning Commission members shall
constitute a quorum for the transaction of business.

2-1-10:

DUTIES OF THE COMMISSION: The Commission has the powers and duties
assigned to it under Minnesota Statutes, Section 462, Municipal Planning
Enabling Act, by this Code, and state law.

2-1-11:

AMENDMENTS: This ordinance may be amended as recommended by the
majority vote of the existing membership of the Planning Commission and only
after majority vote of the City Council.

2-1-12:

COMPENSATION: Compensation of members of the Commission shall be as
set forth in City Code for Fee Schedule.

(#336, 11/22/99) (#337, 1/10/11) (#593, 3/10/14)
(#607, 1/26/15)

MONTICELLO CITY CODE
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2D.

A.

Continued Public Hearing – Consideration of a request for an amendment to the
zoning ordinance affecting architectural standards in the R-1 and R-2 zoning
districts. Applicant: Capstone Homes. (NAC/AS)
Property:

Legal:
Address:

Planning Case Number:

2020-045

NA
NA

REFERENCE & BACKGROUND
Request(s):

Request to amend the zoning ordinance related to
building design in the R-1 and R-2 zoning districts, by
(1) exempting certain small roof areas (porches and
gables, etc.) from the main roof-slope requirement of
5:12 pitch; and (2) eliminating the requirement for
stone/brick etc. on front elevations.

Deadline for Decision:

February 21, 2021, extended 60 days to April 17th, 2021

Project Description:

The applicant is a home builder preparing to construct
homes in the first phase of Haven Ridge. The applicant
seeks to amend the zoning ordinance to accommodate
alternative house design options by modifying two code
sections currently applicable to all single family homes
in the R-1 and R-2 districts. The applicants contend
that these two current requirements serve to limit home
options based on changing architectural preferences.

ANALYSIS
January 5th, 2021 Analysis
As noted above, there are two requested changes. The first is to modify the roof slope
standards that currently require a minimum 5:12 pitch on all roof planes. The code
reads as follows:
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This section is clipped from the R-1 table of standards, but the identical roof pitch
requirement is in the R-2 table.
The applicants have requested the following language as an additional note:
Roof gables, shed roofs, dormers and porch roofs to allow for a lower pitch to
incorporate as an architectural feature.
The advantage of this addition is that small appurtenant roof extensions such as those
included in the applicant’s illustrations rarely conflict with the original objective of
the ordinance, which was to ensure that architecture reflective of higher-end housing
predominated in the community, was intended to discourage the development of
housing with a “cheaper” look.
Staff would note that a carte-blanche exemption for these types of roof areas may
have the effect of encouraging design that complies only with the technical aspects of
the code, and results in a reduction in visual impacts. As such, staff would suggest
the exemption with a limiting factor, such as:
Roof gables, shed roofs, dormers and porch roofs to allow for a lower pitch to
incorporate as an architectural feature, provided no such exempted roof areas shall
comprise any more than 20% of the total horizontal roof area of a single family
structure.
With this limitation, staff believes that the proposed amendment would facilitate
increased design flexibility while avoiding overuse of the exemption to the detriment
of the code intent.
The second proposed amendment relates to the required building materials on single
family homes. The relevant section reads as follows:
15% calculation – conversation for the market on alternate materials
Section 4.11
(C) (2) R-1 and R-2 Districts

2
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A minimum of 15% of the front building façade of any structure in the
R-1 or R-2 Districts, less the square footage area of the garage doors,
shall be covered with brick or stone. Any attached or major detached
accessory building that can be seen from the street shall meet this
same standard. Structures with front facades covered by at least 70%
stucco or real wood may reduce the brick or stone coverage to 5%.
The Community Development Department may approve optional
facade treatments when additional architectural detailing so warrants.
Such detailing may include usable front porches, extraordinary roof
pitch or other features.
As noted, the applicants propose that this language be amended by deleting references
to the brick and stone, and insert alternative language requiring a variety of façade
treatments with a variety of possible materials. The redlined version would read as
follows:
A minimum of 15% of the front building façade of any structure in the R-1 or
R-2 Districts, less the square footage area of the garage doors, shall be
covered with brick or stone. The front façade of any structure in the R-1 or R2 Districts shall include two or more different types of material which can
include, but not be limited to, Vinyl Lap, Vinyl Shakes, Vinyl Board & Batten,
LP (or similar) Lap, Board & Batten, Shakes, Stone, Stucco, and/or Brick. The
primary type of material applied to the front facade shall not exceed 85% of
the front façade of the building, less the square footage of windows, doors and
garage doors. Any attached or major detached accessory building that can be
seen from the street shall meet this same standard. The Community
Development Department may approve optional facade treatments when
additional architectural detailing so warrants. Such detailing may include
usable front porches, extraordinary roof pitch or other features.
Presumably, this language would be read and written to include cement board or other
common materials used in residential construction.
The building materials requirements of the ordinance were written and adopted
following the City’s concern that new building construction was concentrating around
lower-valued entry level homes, and that the standards in place at the time did not
encourage higher-value home building. Thus, at that time, the City adopted (or
reinforced) its requirements for larger single family lot areas and widths, along with
the building requirements currently at issue.
Changes to building design and preferences, suggest the applicants, make these
materials regulations no longer necessary. It may be that this builder has a number of
house styles without the brick or stone that meet the City’s expectations. However,
by amending the code as suggested, the City may be accommodating the
3

Planning Commission Agenda 02/02/21
architecturally featureless homes from another builder that the existing codes were
designed to avoid.
To accommodate this design change, but maintain some protection against a lowering
standard of home construction, the City may incorporate the applicant’s new language
as a specifically approved alternative, while retaining the current requirements for the
standard case (and adding some specificity to the recommendations. Thus, staff
would suggest the following:
Except as may be allowed in Section (C)(2)(a) and (b) below, a
minimum of 15% of the front building façade of any structure in the R1 or R-2 Districts, less the square footage area of the garage doors,
shall be covered with brick or stone. Any attached or major detached
accessory building that can be seen from the street shall meet this
same standard.
(a)

The Community Development Department may approve
optional facade treatments when additional architectural detailing
so warrants. Such detailing includes usable front porches of at
least six (6) feet in any length and width and no less than 80
square feet in area; extraordinary roof pitch on the principal
roofline of at least 8:12; or other features approved by the
Planning Commission prior to building permit.

(b)

In lieu of the specific brick or stone quantities otherwise
required in Section (C)(2), front facades may include materials
which consist of (1) Vinyl, (2) Cement Board, (3) Stucco, and/or
(4) LP (or similar) and which include at least three (3) styles of
such materials, including Lap, Board & Batten, Shakes or other
style. The Community Development Department may approve
other materials that meet the intent of this Section. For this
section to apply, no less than 15% of each of at least three such
style components (lap, shake, etc.) shall be used on the front
façade.

These changes would accommodate the applicant’s request and retain the City’s
interest in ensuring that other housing will be built to the standards which have been
in place for many years and applied to all homebuilding over that period. The intent
of staff’s alternative is to acknowledge the potential for changing house designs in the
marketplace but avoid home value issues faced by the City during past phases of
building.
February 2nd, 2021 Analysis
Since the time of the January meeting, planning staff has had an opportunity to
consider the discussion held during the public hearing, along with the practical
4
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application of the amendments as proposed by the applicant and the alternative
language prepared. The applicant has also submitted revised language for February.
However, the information came immediately prior to the publication of this report.
Due to the timing of the amended proposal, staff have not had a chance to review or
compare the applicant’s new language.
The table included as Supporting Data item #B reflects the resulting staff
recommendation based on the January hearing and staff discussions. The table
compares 1) the current ordinance language, 2) the applicant’s January proposed
amendment, 3) the alternative language prepared by staff in response to the
applicant’s proposal for the January meeting, and finally, 4) staff’s current
recommendation.
The current staff recommendation for the roof pitch is much the same as prior, with
an added clarification for measurement purposes.
The staff recommendation for building material amendment would leave the 15%
brick/stone requirement in place but proposes to allow windows on the front façade to
be taken out of the total square footage used to calculate the 15% brick/stone
requirement. (This would be in addition to the previously discounted garage door
square footage.) The amendment further gives Planning Commission the flexibility
to allow for modified home designs through a process similar to the administrative
appeal process. The language would allow the Commission to consider individual
façade designs where enhancements to roof pitch, porches, materials combinations
may permit a reduction in brick or stone.
The resulting impact of the building materials amendment would be an overall
reduction in the amount of brick and stone on a home. The impact on the façades
would vary, depending on the window treatments for any given home. Illustrations of
this example are also provided in the supporting data for single-family homes.
It should be noted that the proposed amendment language would apply to both the
R-1 and R-2 Districts. This is an important detail, as many R-2 townhome projects
include a garage forward design, in which the brick or stone is a significant design
enhancement for the remaining façade area visible to the street front. Staff has
included illustrations for this purpose, as well.
Staff believe the current recommendation provides more consistency with the current
ordinance and less complexity than the alternatives proposed by the applicant or the
alternative language presented in January.
B.

ALTERNATIVE ACTIONS
1. Motion to adopt Resolution No. PC-2021-006 recommending adoption of
Ordinance No. 7XX incorporating staff recommendations of February 2nd, 2021,
based on findings in said resolution.
5
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2. Motion to adopt Resolution No. PC-2021-006, amending the Monticello Zoning
Ordinance as presented by the applicants, based on findings in said resolution.
3. Motion to or other or to table action, pending additional information from staff or
applicant.
4. Motion to deny adoption of Resolution No. PC-2021-006, based on findings
identified by the Planning Commission after the public hearing.
C.

STAFF RECOMMENDATION
Staff recommends Alternative #1 above.
Staff believes the amendment to the roof pitch provides needed flexibility in
accommodating roofline character along the façade. However, staff believes the
current ordinance for building materials requiring brick or stone to be an important
component in the city’s efforts to create neighborhoods and housing with character
and quality. The requirement aligns with the Monticello 2040 Vision + Plan, which
cites the following goal within the Implementation Chapter:
“Continue to evaluate the zoning ordinance for opportunities to enhance design
through landscaping, signage and building materials in all districts.”
Some modification of the existing ordinance language can be appropriate, provided
the City retains the ability to require higher quality homebuilding when the features
proposed by this applicant are not present in other building designs. The changes
presented in the February staff recommendation are designed to incorporate
flexibility, while adding some specificity to the code to avoid overuse of the
“loopholes” that could undermine the City’s housing objectives.
While it is noted that some surrounding communities (Becker, Big Lake, Buffalo) do
not include a percentage requirement for brick or stone within their ordinances,
Monticello’s code has included this standard for close to 20 years and has
consistently applied the standard throughout neighborhoods since that time.
If the Planning Commission is inclined to allow additional flexibility in the brick or
stone requirement beyond that recommended by staff, then language similar to the
Alternative Amendment as presented in January may be considered.

D.

SUPPORTING DATA
A.
B.
C.
D.

Resolution PC-2021-006
Amendment Comparison Table
Draft Ordinance
Current Monticello Zoning Ordinance, Excerpts
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E.
F.
G.
H.
I.

Applicant Narrative, dated December 21, 2020
Applicant Narrative, dated January 28, 2021
Applicant Illustrations
Sample Home Plan Illustrations – Staff Recommendation Impact
Sample Existing Monticello Housing Façade Images
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-006

RECOMMENDING APPROVAL OF AN AMENDMENT TO THE
ZONING ORDINANCE TO AMEND ROOF PITCH AND
BUILDING MATERIALS STANDARDS FOR
SINGLE FAMILY HOMES IN THE R-1 AND R-2 ZONING DISTRICTS
WHEREAS, the City has been requested to amend portions of its building standards
applicable to single family homes; and
WHEREAS, the applicant contends that changing homebuilding preferences require
amendment to current ordinance standards; and
WHEREAS, the proposed amendments would increase options for new home construction in
the City; and
WHEREAS, the amendments have been crafted t increase variability, but also to protect the
City’s objectives of higher-end house construction; and
WHEREAS, the proposed Zoning Ordinance Amendment would clarify certain aspects of
the existing applicable code language; and
WHEREAS, the Planning Commission held a public hearing on January 5th, 2021 and
continued hearing on February 2nd, 2021 on the application and members of the public were
provided the opportunity to present information to the Planning Commission; and
WHEREAS, the Planning Commission has considered all of the comments and the staff
report, which are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission of the City of Monticello makes the following
Findings of Fact in relation to the recommendation of approval:
1.
2.
3.
4.

The Zoning Ordinance amendment provides an appropriate means of
furthering both the intent and the specific goals and policies for land use in the
Comprehensive Plan.
The proposed amendment raises no extraordinary issues for the City’s
regulation of single family home construction.
The ordinance incorporates applicable provisions of staff comment as
applicable.
The proposed use is expected to have no negative impacts on municipal public
services.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-006
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of
Monticello, Minnesota, that the Planning Commission hereby recommends that the
Monticello City Council approves the Zoning Ordinance amendment, based on the findings
listed above.
ADOPTED this 2nd day of February, 2021, by the Planning Commission of the City of
Monticello, Minnesota.
MONTICELLO PLANNING COMMISSION

By: _______________________________
_______________, Chair
ATTEST:
____________________________________________
Angela Schumann, Community Development Director
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Ordinance
Standard

1) Current Language

2) Applicant Proposal (January)

3) Alternative Amendment
(Prepared for January Report)

Minimum Roof
Pitch
(R-1)/(R-2)

5”/12”

5”/12”: Roof gables, shed roofs,
dormers and porch roofs to allow
for a lower pitch to incorporate as
an architectural feature.

5”/12: Roof gables, shed roofs, dormers and
porch roofs may be allowed at a lower pitch as an
architectural feature, provided no such exempted
roof areas shall comprise any more than 20% of
the total horizontal roof area of a single-family
structure.

Building
Materials
(R-1 AND R-2)

A minimum of 15% of the
front building façade of
any structure in the R-1
or R-2 Districts, less the
square footage area of
the garage doors, shall
be covered with brick or
stone. Structures with
front facades covered by
at least 70% stucco or
real wood may reduce
the brick or stone
coverage to 5%. Any
attached or major
detached accessory
building that can be seen
from the street shall
meet this same standard.
The Community
Development
Department may
approve optional facade
treatments when
additional architectural
detailing so
warrants. Such detailing
may include usable front
porches, extraordinary
roof pitch or other
features.

A minimum of 15% of the front
building façade of any structure in
the R-1 or R-2 Districts, less the
square footage area of the garage
doors, shall be covered with brick
or stone. The front façade of any
structure in the R-1 or R-2 Districts
shall include two or more
different types of material which
can include, but not be limited to,
Vinyl Lap, Vinyl Shakes, Vinyl
Board & Batten, LP (or similar)
Lap, Board & Batten, Shakes,
Stone, Stucco, and/or Brick. The
primary type of material applied
to the front facade shall not
exceed 85% of the front façade of
the building, less the square
footage of windows, doors and
garage doors. Any attached or
major detached accessory building
that can be seen from the street
shall meet this same standard. The
Community Development
Department may approve optional
facade treatments when additional
architectural detailing so
warrants. Such detailing may
include usable front porches,
extraordinary roof pitch or other
features.

Except as may be allowed in Section (C)(2)(a) and
(b) below, a minimum of 15% of the front building
façade of any structure in the R-1 or R-2 Districts,
less the square footage area of the garage doors,
shall be covered with brick or stone. Structures
with front facades covered by at least 70% stucco
or real wood may reduce the brick or stone
coverage to 5%. Any attached or major detached
accessory building that can be seen from the street
shall meet this same standard.
(a) The Community Development Department
may approve optional facade treatments when
additional architectural detailing so warrants.
Such detailing includes usable front porches of at
least six (6) feet in any length and width and no
less than 80 square feet in area; extraordinary
roof pitch; or other features approved by the
Planning Commission prior to building permit.
(b) In lieu of the specific brick or stone quantities
otherwise required in Section (C)(2), front
facades may include materials which consist of
(1) Vinyl, (2) Cement Board, (3) Stucco, and/or
(4) LP (or similar) and which include at least
three (3) styles of such materials, including Lap,
Board & Batten, Shakes or other style. The
Community Development Department may
approve other materials that meet the intent of
this Section. For this section to apply, no less
than 15% of each of at least three such style
components (lap, shake, etc.) shall be used on
the front façade.

4) Staff Recommendation
Amendment (Prepared for
February Report)
5”/12: Roof gables, shed roofs,
dormers and porch roofs may be
allowed at a lower pitch as an
architectural feature, provided no
such exempted roof areas shall
comprise any more than 20% of
the total horizontal roof area of a
(single-family) structure as
measured from a birds-eye plan
view.
A minimum of 15% of the front
building façade of any structure in
the R-1 or R-2 Districts, less the
square footage area of windows
and garage doors, shall be covered
with brick or stone. Structures with
front facades covered by at least
70% stucco or real wood may
reduce the brick or stone coverage
to 5%. Any attached or major
detached accessory building that
can be seen from the street shall
meet this same standard. The
Community Development
Department Planning Commission*
may approve optional facade
treatments prior to building permit
when additional architectural
detailing so warrants. Such
detailing may include usable front
porches, extraordinary roof pitch or
other features.
*This would allow flexibility without
requiring a PUD.

CITY OF Monticello
COUNTY OF Wright
STATE OF MINNESOTA
ORDINANCE NO. ___________
AN ORDINANCE AMENDING THE CITY OF MONTICELLO ZONING ORDINANCE
REGULATIONS RELATING T BUILDING ARCHITECTURE IN THE R-1 AND R-2
SINGLE FAMILY RESIDENTIAL DISTRICTS WITHIN THE CITY OF
MONTICELLO
THE CITY COUNCIL OF THE CITY OF MONTICELLO ORDAINS:
Section 1.

Table 3-5, R-1 Development Standards is amended to add the following as a
footnote to Minimum Roof Pitch and Soffit requirements:
(5) Roof gables, shed roofs, dormers and porch roofs to allow for a lower pitch to
incorporate as an architectural feature, provided no such exempted roof areas
shall comprise any more than 20% of the total horizontal roof area of a single
family structure as measured from a bird’s-eye plan view.

Section 2.

Table 3-6, R-2 Development Standards is amended to add the following as a
footnote to Minimum Roof Pitch and Soffit requirements:
(4) Roof gables, shed roofs, dormers and porch roofs to allow for a lower pitch to
incorporate as an architectural feature, provided no such exempted roof areas
shall comprise any more than 20% of the total horizontal roof area of a structure
as measured from a bird’s eye plan view.

Section 3.

Section 4.11 (C)(2) is hereby amended to read as follows:
A minimum of 15% of the front building façade of any structure in the R-1 or R-2
Districts, less the square footage area of windows and garage doors, shall be
covered with brick or stone. Structures with front facades covered by at least 70%
stucco or real wood may reduce the brick or stone coverage to 5%. Any attached
or major detached accessory building that can be seen from the street shall meet
this same standard. The Community Development Department Planning
Commission may approve optional facade treatments prior to building permit
when additional architectural detailing so warrants. Such detailing may include
usable front porches, extraordinary roof pitch or other features.

Section 4.

The City Clerk is hereby directed to make the changes required by this Ordinance
as part of the Official Monticello City Code, Title 10, Zoning Ordinance, and to
renumber the tables and chapters accordingly as necessary to provide the intended
effect of this Ordinance. The City Clerk is further directed to make necessary
1

corrections to any internal citations that result from said renumbering process,
provided that such changes retain the purpose and intent of the Zoning Ordinance
as has been adopted.
Section 5.

This Ordinance shall take effect and be in full force from and after its passage
and publication. The ordinance in its entirety and map shall be posted on the
City website after publication. Copies of the complete Ordinance and map are
available online and at Monticello City Hall for examination upon request.

ADOPTED BY the Monticello City Council this ___ day of ____, 2021.

__________________________________
Lloyd Hilgart, Mayor

ATTEST:

___________________________________
Jennifer Schreiber, City Clerk

AYES:
NAYS:

2

CHAPTER 3: ZONING DISTRICTS
Section 3.4 Residential Base Zoning Districts
Subsection (E) R-1: Single Family Residence District

TABLE 3-5: R-1 DEVELOPMENT STANDARDS
REQUIRED YARDS (in feet)
Front

Single
Family
Building

Interior
Side [1]

Street
Side

Rear
[3]

Max
Height
(stories /
feet)

Minimum Floor Areas
(sq ft)

Minimum Roof
Pitch & Soffit
(vertical rise/
horizontal run)

5” / 12”
no minimum
2,000 finishable [4]
soffit
[1]: For interior lots in R-1 and R-A districts, an attached accessory structure may be allowed to meet a 6’
setback, provided that the sum of both side yard setbacks shall be a minimum of 20 feet..
30

10
[2]

20

30

2.5 stories
35 feet

1,050 foundation/

Minimum
Building
Width
(ft)
24

[2]: Interior side yard setbacks for single family homes on lots of record with a lot width 66 feet or less in
the Original Plat of Monticello and Lower Monticello shall be at least six (6) feet.
[3]: The required rear yard shall consist of a space at least 30-feet in depth across the entire width of the lot
that is exclusive of wetlands, ponds, or slopes greater than 12 percent.
[4]: Finishable square footage is exclusive of attached accessory space.

Accessory
Structures






An attached garage shall be included with all principal residential structures in the R-1 district.
See Section 5.3(B) for all general standards and limitations on accessory structures.
The minimum floor area for all attached accessory structures shall be 550 sq. ft.
See footnote [1] above as related to setbacks for attached accessory structures on interior lots.

Other
Regulations
to Consult
(not all
inclusive)







Section 3.3, Common District Requirements
Section 3.4(B), Standards Applicable to All Residential Base Zoning Districts
Section 4.11, Building Materials
Section 4.8, Off-Street Parking
Section 4.1, Landscaping and Screening Standards
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CHAPTER 4: FINISHING STANDARDS
Section 4.11 Building Materials
Subsection (C) Residential District Requirements

(2)

New materials
In recognition of the ever-changing marketplace for new finishing materials, the
Community Development Department may authorize the use of materials not
listed herein if it is determined that such a material is substantially similar or
superior to one or more of the approved building materials.

(C)

Residential District Requirements
(1) All Residence Districts
No metal siding shall be permitted wider than 12 inches or without a one-half
(1/2) inch or more overlap and relief.
(2) R-1 and R-2 Districts
A minimum of 15% of the front building façade of any structure in the R-1 or R-2
Districts, less the square footage area of the garage doors, shall be covered with
brick or stone. Any attached or major detached accessory building that can be
seen from the street shall meet this same standard. Structures with front facades
covered by at least 70% stucco or real wood may reduce the brick or stone
coverage to 5%. The Community Development Department may approve
optional facade treatments when additional architectural detailing so warrants.
Such detailing may include usable front porches, extraordinary roof pitch or other
features.
(3) R-A and T-N Districts
A minimum of 20% of the front building façade of any structure in the R-A or TN zoning district, less the square footage area of the garage doors, shall be
covered with brick or stone. Any attached or major detached accessory building
that can be seen from the street shall meet this same standard. Structures with
front facades covered by at least 70% stucco or real wood may reduce the brick or
stone coverage to 10%.
(4) R-3 District and other Districts with Multiple Family Housing
A R-3 District and other districts with multiple family housing shall be subject to
building material standards as follows: all building walls facing a public street
shall be covered with stone, brick, cultured masonry simulating brick or stone, or
other enhanced materials acceptable to the City Council to an extent not less than
20% of the exposed wall silhouette area. In addition, multiple family structures of
thirteen (13) or more units shall, when lap horizontal siding, be constructed of
heavy gauge steel or cement-board, with no use of vinyl or aluminum permitted.

City of Monticello Zoning Ordinance
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December 21, 2020
Angela Schumann
Community Development Director
505 Walnut Street
Monticello, MN 55362
RE: Zoning Ordinance Amendment Application
Ms. Schumann,
Capstone Homes is looking forward to offering new homes to the residents of Monticello at Haven
Ridge. Capstone Homes has been building homes for over 30 years now in Minnesota and has become
one of the largest privately owned homebuilder in Minnesota. We are humbled and grateful that in
2020, the Capstone team designed, drafted and constructed over 300 homes in the Metro area.
With this experience in mind, Capstone Homes would like to request consideration of a zoning
ordinance amendment for the R-1 and R-2 categories. We would like to request the ordinance to be
amended in 2 areas regarding architecture.
The first request is that Table 3-5, Chapter 3 of the Zoning Ordinance be revised to include the following:
The primary roof pitch shall be a minimum of 5/12. Roof gables, shed roofs, dormers and porch
roofs to allow for a lower pitch to incorporate as an architectural feature.
Revision of the roof pitch requirements allows for enhanced architecture that increases the value and
the character of the homes and neighborhood.
We would also like to propose that the requirement of stone or brick on the front elevation be
eliminated entirely. Many of today’s buyers are drawn to a simpler design. One such design is the
known as the ‘farmhouse look’. To allow for a simpler, but not lower quality design, we would like to
propose that Chapter 4, Section (C) (2) of the Zoning Ordinance be updated to include the following:
Front Facades shall include three different types of material which can include but not be limited
to Vinyl Lap, Vinyl Shakes, Vinyl Board & Batten, LP (or similar) Lap, Board & Batten, Shakes,
Stone, Stucco, Brick. Any attached or major detached accessory building that can be seen from
the street shall meet this same standard.
We look forward to working with you, your staff, the Planning Commission and City Council to discuss
this amendment to the Residential District Requirements and working with all of you in the years to
come.
Regards,

Heather Lorch
Land Manager
CAPSTONE HOMES, INC.
14015 SUNFISH LAKE BLVD, SUITE 400 | RAMSEY, MN 55303
O: 763-427-3090 | F: 763-712-9060

January 28, 2020
Angela Schumann
Community Development Director
505 Walnut Street
Monticello, MN 55362
RE: Zoning Ordinance Amendment Application
Ms. Schumann,
As was mentioned last month, Capstone Homes is looking forward to offering new homes to the
residents of Monticello at Haven Ridge. After the January Planning Commission hearing and further
discussions with City Staff, Capstone Homes would like to update the recommended language for the
zoning Ordinance Amendment.
Capstone Homes would like to request consideration of a zoning ordinance amendment for the R-1 and
R-2 categories. We would like to request the ordinance to be amended in 2 areas regarding architecture.
The first request is that Table 3-5, Chapter 3 of the Zoning Ordinance be revised to include the following:
The primary roof pitch shall be a minimum of 5/12. Roof gables, shed roofs, dormers and porch
roofs to allow for a lower pitch to incorporate as an architectural feature.
Revision of the roof pitch requirements allows for enhanced architecture that increases the value and
the character of the homes and neighborhood, as such a percentage calculation is not necessary. Staff
would have the option to determine if a roof pitch is an architectural feature, thus having the ability to
reject a home plan that has lower pitch that staff feels might be taking advantage of this revised
ordinance.
We would also like to propose that the requirement of stone or brick on the front elevation be
eliminated entirely. Many of today’s buyers are drawn to a simpler design. One such design is the
known as the ‘farmhouse look’. To allow for a simpler, but not lower quality design, we would like to
propose that Chapter 4, Section (C) (2) of the Zoning Ordinance be updated to include the following:
Section 3
Except as may be allowed in Section (C)(2)(a) and (b) below, a minimum of 15% of the font building
facade of any structure in the R-1 or R-2 Districts, less the square footage area of the garage doors,
entry doors and windows, shall be covered with brick or stone. Any attached or major detached
accessory building that can been seen from the street shall meet this standard.
(a)
The Community Development Department may approve optional facade treatments
when additional architectural detailing so warrants. Such detailing includes usable front
porches of at least six (6) feet in any length and width and no less than 80 square feet in
area; extraordinary roof pitch on the principal roofline of at least 7:12 and front gables
of 8:12; or other features approved by the Planning Commission prior to building permit.
CAPSTONE HOMES, INC.
14015 SUNFISH LAKE BLVD, SUITE 400 | RAMSEY, MN 55303
O: 763-427-3090 | F: 763-712-9060

(b)

In lieu of the specific brick or stone quantities otherwise required in Section (C)(2), front
facades may include materials which consist of (l) Vinyl, (2) Cement Board, (3) Stucco,
and/or (4) LP (or similar) and which include at least three (3) styles of such materials,
including Lap, Board & Batten, Shakes or other style. For this section to apply, the
primary type of style/material applies to the front façade shall not exceed 75% of the
front façade of the building, less the square footage of windows, entry doors and garage
doors. Garage doors shall have windows. The Community Development Department
may approve other materials that meet the intent of this Section.
We look forward to working with you, your staff, the Planning Commission and City Council to discuss
this amendment to the Residential District Requirements and working with all of you in the years to
come.
Regards,

Heather Lorch
Land Manager
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Planning Commission Agenda: 02/02/21

3A.

Monticello Capital Improvement Plan Update (ML/AS)

A.

REFERENCE AND BACKGROUND:
City Engineer/Public Works Director Matt Leonard will be present during the
February meeting of the Planning Commission to review in summary the 10-year
Capital Improvement Plan (CIP). Mr. Leonard will provide an overview of the
priority CIP projects for the coming years.
City staff provides Planning Commission with an annual update on the adopted
Capital Improvement Plan in accordance with Mn Statutes 462.356. In cities with
adopted comprehensive plans, the statute outlines the opportunity for the planning
agency to review the capital improvement plans.
The Monticello CIP is updated annually as part of the budget process of the city,
with the input of all city departments and review for adoption by the City Council.
The city uses its comprehensive plan to guide decision-making on capital
improvements. Going forward, the city will use the Monticello 2040 Vision +
Plan as the foundational document for the annual update of the 10-year CIP.

B.

ALTERNATIVE ACTIONS:
No action. The agenda item is for information and discussion purposes.

C.

STAFF RECOMMENDATION:
None.

D.

SUPPORTING DATA:
A.
B.

MN Statutes 462.356
Monticello 2021-2030 Capital Improvement Plan

1

MINNESOTA STATUTES 2020

462.356

462.356 PROCEDURE TO EFFECT PLAN: GENERALLY.
Subdivision 1. Recommendations for plan execution. Upon the recommendation by the planning
agency of the comprehensive municipal plan or sections thereof, the planning agency shall study and propose
to the governing body reasonable and practicable means for putting the plan or section of the plan into effect.
Subject to the limitations of the following sections, such means include, but are not limited to, zoning
regulations, regulations for the subdivision of land, an official map, a program for coordination of the normal
public improvements and services of the municipality, urban renewal and a capital improvements program.
Subd. 2. Compliance with plan. After a comprehensive municipal plan or section thereof has been
recommended by the planning agency and a copy filed with the governing body, no publicly owned interest
in real property within the municipality shall be acquired or disposed of, nor shall any capital improvement
be authorized by the municipality or special district or agency thereof or any other political subdivision
having jurisdiction within the municipality until after the planning agency has reviewed the proposed
acquisition, disposal, or capital improvement and reported in writing to the governing body or other special
district or agency or political subdivision concerned, its findings as to compliance of the proposed acquisition,
disposal or improvement with the comprehensive municipal plan. Failure of the planning agency to report
on the proposal within 45 days after such a reference, or such other period as may be designated by the
governing body shall be deemed to have satisfied the requirements of this subdivision. The governing body
may, by resolution adopted by two-thirds vote dispense with the requirements of this subdivision when in
its judgment it finds that the proposed acquisition or disposal of real property or capital improvement has
no relationship to the comprehensive municipal plan.
History: 1965 c 670 s 6

Official Publication of the State of Minnesota
Revisor of Statutes

City of Monticello, Minnesota
Capital Improvement Plan 2021-2030
Ref.
Public Works
Public Works Facility
Wheel Loader
Hook Truck w/plow
1 Ton Truck
Box Sander
One Ton Truck w/dump
Fleet Replacement - See Fleet Replacement Plan

PWK-13-001
VEQ-14-001
VEQ-13-022
VEQ-13-013
VEQ-13-014
VEQ-13-016
VEQ-13-023
Subtotal - Public Works

Streets
City Street Signs
Annual Chip Seal
Annual Crack Seal
Street Light Improvements (see small area)
Elm Street Sidewalk and 3rd St ped blinker
Broadway Sidewalk Improvements
Sidewalk Gap/ADA Improvement Project (TBD)
Fenning Avenue Reconstruction - Curb/Landscaping
95th Street Extension w/o noise wall
Flashing Yellow Arrow-Signal Improvements
Fallon Ave & Trail Improvements - Chelsea to School
TH 25/4th Street Signal
Pavement Preservation Program
Broadway Corridor Parklets
Chelsea Road/Cedar Street Roundabout
School Blvd SRTS Improvements
School Blvd/Cedar Roundabout
School Blvd/Fallon Roundabout
Chelsea Blvd/Cedar Roundabout
Chelsea Blvd/Edmonson Roundabout
Walnut River Street Connection
Edmondson Avenue Reconstruction
90th Street Reconstruction - Chelsea to City Limits
Dundas Avenue Reconstruction
School Blvd Extension - Redford Lane to 90th Street
Walnut Street Corridor Improvement

2021

600,000
245,000
278,000
65,000
23,000
80,000

1,291,000

MNC-13-001
MNC-14-001
MNC-20-001
STR-13-010
STR-15-003

25,000
250,000
70,000
100,000

STR-15-004

100,000
300,000

STR-16-001
STR-16-002
STR-17-002
STR-18-001
STR-19-001
STR-19-004
STR-19-005
STR-20-001
STR-20-002
STR-20-003

2022

2023

2024

2025

2026

2027

2028

2029

2030

18,000,000

2,400,000

1,372,414

1,549,196

400,908

53,023

520,103

280,215

77,096

139,211

38,725

21,000,000
245,000
278,000
65,000
23,000
80,000
4,430,892

19,372,414

3,949,196

400,908

53,023

520,103

280,215

77,096

139,211

38,725

26,121,892

70,000
100,000

300,000
70,000
75,000

70,000
75,000

300,000
70,000
75,000
550,000

70,000
75,000

300,000
70,000
75,000

70,000
75,000

300,000
70,000
75,000

70,000
75,000

100,000

350,000
100,000

100,000

100,000

100,000

100,000

100,000

100,000

100,000

500,000
700,000
2,500,000
2,500,000
2,000,000
4,000,000
1,000,000

25,000
1,450,000
700,000
800,000
550,000
350,000
1,000,000
300,000
1,950,000
300,000
800,000
400,000
12,750,000
50,000
350,000
200,000
500,000
500,000
500,000
500,000
700,000
2,500,000
2,500,000
2,000,000
4,000,000
1,000,000

1,950,000
300,000
100,000
100,000
25,000

3,150,000
25,000

550,000

3,250,000

150,000
1,500,000

50,000

300,000

50,000
50,000

450,000
450,000

400,000
1,500,000

3,250,000

200,000

500,000
STR-20-005
STR-20-006
STR-20-007
STR-20-008
STR-18-002
Subtotal - Streets

Stormwater/Drainage
Stormwater Pond Restoration
Stormwater Liftstation (TH 25 Pond)
Boulevard Drainage Tile
Chelsea/Fallon Avenue Pond Expansion
Otter Creek Industrial Park - Pond A Construction
Otter Creek Industrial Park - Pond D Construction
Otter Creek Industrial Park - Karlsburger Pond Outlet
A Glorious Church Pond Expansion
Chelsea Road Outlet Control - HB07
Prairie Road Pond Outlet
Fenning Avenue Stormwater
Subtotal - Stormwater/Drainage

SWD-13-001
SWD-13-002
SWD-13-004
SWD-17-001
SWD-20-001
SWD-20-002
SWD-20-003
SWD-20-004
SWD-20-005
SWD-20-006

Total

970,000

3,945,000

895,000

3,745,000

2,845,000

1,895,000

545,000

3,495,000

1,045,000

17,295,000

36,675,000

75,000

40,000
1,060,000
50,000
450,000

240,000

40,000

240,000

40,000

240,000

40,000

240,000

40,000

50,000

50,000

50,000

50,000
609,000

50,000

50,000

50,000

50,000

1,235,000
1,060,000
500,000
1,059,000
480,000
560,000
120,000
475,000
40,000
600,000
100,000

50,000

480,000
560,000
120,000
475,000
40,000
300,000

300,000

1,070,000

390,000

100,000
700,000

2,160,000

450,000

1

90,000

290,000

699,000

290,000

90,000

6,229,000

City of Monticello, Minnesota
Capital Improvement Plan 2021-2030
Ref.
Recreation & Culture
Sunset Ponds Open Air Shelter
Pioneer Park - Band Shell
BCOL Athletic Field Needs Study
BCOL Ball Fields (p&p) Future Phases
Park Master Plan
East BCOL Trail Connection
Briarwood Trail Connection
BCOL ROAD MAINTENANCE
4th Street Park Improvements
Ellison Playground Equipment
Ellison Park Restroom Building
CSAH 75 Pathway Lighting (W & E Bridge)
Fenning Trail - School Blvd to 86th Street
West Bridge Splash Pad/East Bridge Band Shell
West Bridge Play Structure
Pioneer Park Play Structure
River Mill Park Sidewalk/Parking
Front Street Pier
Kifco Water Wheel x 2
Top Dresser
Tractor
Skid Loader
Fleet Replacement - See Fleet Replacement Plan
Pathway Improvements (ops) (Reclassify)
Boarding Dock for Ellison
Riverwalk Fishing Piers
Wayfinding Signage
Welcome Sign for Monticello
Columbarium-Riverside Cemetery
Blvd Trees
Great River Regional Trail
CSAH 39 Pathway - River Mill Drive to Hart Blvd

2021

2022

2023

2024

PAR-13-003
PAR-13-004

2025

2026

16,000

2027

2028

2029

2030

16,000
90,000

20,000
PAR-13-012
PAR-20-001
PAR-20-002
PAR-20-003
PAR-20-004
PAR-20-006
PAR-20-007
PAR-20-008
PAR-13-014
PAR-15-004
PAR-15-005
PAR-17-002
PAR-17-004

700,000
35,000

700,000

700,000

700,000

700,000

700,000

50,000
200,000
25,000
425,000
100,000
275,000
60,000
300,000
800,000
100,000
100,000
100,000

PAR-17-007
VEQ-19-008
VEQ-19-009
VEQ-13-038
VEQ-13-039
MNC-14-007
STE-18-002

25,000
35,000
20,000
49,000
75,000
50,000

303,234
50,000

197,161
50,000

64,943
50,000

161,441
50,000

109,984
50,000

50,000

5,015
50,000
25,000

229,379
50,000

50,000

25,000
10,000

10,000

40,000
70,000
10,000

10,000

10,000
500,000

10,000
500,000

400,000
Subtotal - Recreation

Utility - Water
Annual Water System Improvements
Water Treatment Facility
Well #6
SCADA System - Water

UTW-13-001
UTW-13-002
UTW-13-003
VEQ-13-003
Subtotal - Water

Utility - Sewage
WWTP Demo Obsolete WWTP Equipment
Annual Sewage Line Improvements
Liftstation - Marvin Road
WWTP Solids Handling Improvements
WWTP Phase 2 Improvements
WWTP Repair and Maintenance
WWTP Headworks Improvements
Fallon Avenue Trunk Line Improvements
SCADA System - Sewage
Chelsea Road Dual Foremain Extension
Vactor Dump Station
Fleet Replacement - See Fleet Replacement Plan

MNC-17-001
UTS-13-001
UTS-13-002
UTS-13-004
UTS-13-005
UTS-16-001
UTS-17-001
UTS-17-002
VEQ-13-004
UTS-19-002
UTS-20-001

Subtotal - Sewage

Total

32,000
90,000
20,000
4,200,000
35,000
50,000
200,000
25,000
425,000
100,000
275,000
60,000
300,000
800,000
100,000
100,000
100,000
25,000
35,000
20,000
49,000
75,000
1,071,157
500,000
25,000
25,000
10,000
40,000
70,000
50,000
1,000,000
400,000

1,229,000

813,234

357,161

310,943

1,191,441

1,094,984

776,000

1,380,015

2,404,379

750,000

10,307,157

150,000

150,000

150,000

150,000
4,500,000

150,000

150,000

150,000

150,000

150,000

150,000

1,500,000
4,500,000
1,200,000
700,000
7,900,000

1,200,000
700,000
850,000

1,350,000

150,000

4,650,000

150,000

150,000

150,000

150,000

150,000

150,000

250,000

110,000
250,000
750,000

250,000

250,000

250,000

250,000

250,000

250,000

250,000

250,000

125,000
2,100,000

125,000

125,000

125,000

125,000

125,000

125,000

125,000

125,000

930,000

375,000

1,365,000
1,800,000
125,000

10,000,000
1,000,000

1,305,000

37,056

47,790

100,000
316,196

-

182,029

-

50,005

-

1,647,056

3,587,790

2,891,196

375,000

557,029

375,000

1,425,005

10,375,000

2

375,000

110,000
2,500,000
750,000
1,365,000
1,800,000
1,250,000
2,100,000
10,000,000
1,305,000
1,000,000
100,000
633,076
22,913,076

City of Monticello, Minnesota
Capital Improvement Plan 2021-2030
Ref.

Fire & Rescue
SCBA Packs
Engine 1
Utility 1
Turnout Gear
Squad 5
Engine 12
Tender 11
Utility 12

STE-13-006
VEQ-18-005
VEQ-18-006
STE-16-005
VEQ-19-004

2021

2022

2023

2024

2025

2026

2027

2028

2029

2030

Total

190,000
725,000
7,500
75000

30,000

120,000
4,000

16,500

25,000

15,000

10,000

10,000

10,000

10,000

850,000
350,000
165,000
Subtotal - Fire & Rescue

Liquor Store
Parking Lot Improvements
Roof
Point of Sale Software
Liquor Store
Liquor Store Coolers
Breakroom Expansion

272,500

LIQ-13-002
LIQ-18-001
VEQ-17-001
LIQ-13-003
VEQ-13-046

755,000

124,000

16,500

25,000

365,000

10,000

175,000

860,000

10,000

75,000

2,000,000
.

25,000
Subtotal - Liquor Store

Deputy Registrar
DMV Vehicle
Relocation/Building Renovation

25,000

95,000

75,000

-

-

VEQ-13-047

2,000,000

-

-

-

-

30,000

IT Services
Personal Computers
Laptops
GIS Hardware and Software
Website
Pavement Management Software
Copier

STE-13-001
STE-13-005
STE-13-007
VEQ-19-006
STE-13-008

Subtotal - IT Services
Monticello Community Center
Movable Walls
Mississippi Room Dias Top
Concessions Front Counter Replacement
East/West Door Handicap Doors
New Patio to Replace Old Skate Park
Card Access Readers
Carpet and Terrazo Repair
Vanity and Partition Replacement
Facility Door Replacement
Recreation Software
Floor Scrubber
Recreation Equipment
Tables
Surveillance Camera Update
Dishwasher
Climbing Wall Resurface
Childcare Countertop
Water Heater for Guard Kitchen

2,195,000

30,000
125,000

125,000
Subtotal - Deputy Registrar

2,613,000

75,000
50,000
20,000
2,000,000
25,000
25,000

50,000
20,000
25,000

190,000
725,000
120,000
138,000
75,000
850,000
350,000
165,000

125,000

-

-

-

-

30,000

-

-

-

-

155,000

5,600
3,000
8,000
15,000
4,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

15,600
3,000
8,000

4,200
12,000

4,400
8,000

4,600
8,000

4,600
8,000

4,600
8,000

4,600
8,000

4,600
12,000

4,600
8,000

4,600
8,000

146,000
30,000
80,000
15,000
44,800
80,000

42,800

39,000

39,200

39,200

39,200

39,200

43,200

39,200

39,200

395,800

35,600

MCC-13-001
MCC-13-003
MCC-13-004
MCC-17-003
MCC-18-001
MCC-18-003
MNC-13-006
MNC-13-010
MNC-13-011
VEQ-18-001
STE-18-005
STE-13-013
STE-13-015
STE-15-001
STE-17-002
MNC-19-001
MNC-19-002

40,000
20,000
100,000

40,000
20,000
100,000
6,000
250,000
16,000
60,000
20,000
10,000
35,000
8,000
205,000
15,000
65,000
20,000
30,000
5,000
20,000

6,000
250,000
16,000
20,000
20,000
5,000

2,500

40,000
2,500
35,000

8,000
85,000

60,000
5,000

5,000
65,000

60,000
5,000

20,000
30,000
5,000
20,000

Subtotal - MCC

-

142,000

135,000

190,500

67,500

75,000

250,000

65,000

-

-

925,000

Grand Total

6,803,100

30,322,504

9,762,148

12,334,247

5,036,164

7,425,316

2,715,415

6,900,317

16,082,790

19,047,925

116,429,924
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3B.

Consideration of amendment to regular monthly Planning Commission
meeting time.

A.

REFERENCE AND BACKGROUND:
The Planning Commission is asked to consider rescheduling its regular meeting
time from 6:15 PM to 6:00 PM.
The meetings of the Commission historically were held at 6:00 PM, but in recent
years moved to 6:15 PM to accommodate Commissioner schedules.

B.

C.

ALTERNATIVE ACTIONS:
1.

Motion to set regular Planning Commission meetings at 6:00 PM the first
Tuesday of each month.

2.

Motion of other.

STAFF RECOMMENDATION:
Staff defers to the Planning Commission on matters of regular meeting dates and
times.

D.

SUPPORTING DATA:
A.

City Code Title 2, Chapter 1 - Planning Commission

AGENDA
REGULAR MEETING - MONTICELLO PLANNING COMMISSION
Tuesday, February 2nd, 2021 - 5:00 p.m.
Mississippi Room, Monticello Community Center
Commissioners:
Council Liaison:
Staff:

John Alstad, Paul Konsor, Andrew Tapper, Alison Zimpfer, and Eric
Hagen
Charlotte Gabler
Angela Schumann, Steve Grittman (NAC), and Ron Hackenmueller

1. General Business
A. Call to Order
2. 2021 Planning Commission Workplan
3. Adjournment

Planning Commission Agenda: 02/02/21

Workshop – 2021 Planning Commission Workplan (AS)
A.

REFERENCE AND BACKGROUND:
Each year, the Planning Commission is asked to adopt a workplan setting its
direction for the coming year. The workplan outlines activities of the
Commission which lie beyond its required review of land use applications.
The goals and objectives set in the annual workplan relate to implementing the
Comprehensive Plan and administering the Zoning and Subdivision Ordinances in
support of the Comprehensive Plan.
With the exception of training opportunities, this year’s workplan will essentially
start as a completely new document given the recent adoption of the Monticello
2040 Vision + Plan.
In preparation for the workshop, the following are requested of the Commission:
1. Staff has prepared the customary cover sheet for the workplan. Review
the 2021 Statement and listed training opportunities on this cover sheet for
any desired revisions.
2. Aside from the Training and Research components, the workplan breaks
additional workplan tasks into three primary areas – Comprehensive Plan,
Zoning Ordinance/Map, and Subdivision Ordinance. With the adoption of
the Monticello 2040 Vision + Plan, these sections require complete
revision.
In preparation for the workshop, Commissioners should review the
Monticello 2040 Vision + Plan strategies identified on the attached table.
These strategies are taken directly from the Implementation chapter of the
Comprehensive Plan.
The strategies were identified by planning staff as those most closely
aligned with the Commission’s role and responsibilities (as compared to
strategies which may be the responsibilities of other boards or city staff).
The strategies listed were identified as “short-term” or “on-going” in the
plan. Strategies identified as “long-term” in the plan were not included at
this time.
Using the Implementation chapter provided, please highlight any other
items from the Monti 2040 Implementation chapter you believe should be
included in the workplan.
Staff understands that there are quite a few strategies listed for review.
With the pending re-codification of the zoning ordinance in 2021/2022,
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staff believes it is most efficient to capture as many of the proposed
zoning changes reflected in the Implementation strategies. The primary
purpose of the re-codification is to convert the zoning ordinance from its
current format to the same format as the balance of the city code.
Please note that staff is also preparing a companion “Plan Review
Strategies” document that will cover those strategies from the
Implementation chapter which should be on-going considerations as the
Commission reviews applications and plans.
During the workshop, we will clarify and discuss the table and any
additional workplan items requested by the Commission.
3. On the workplan cover sheet, there is a space for the Commission to enter
Research & City Department Update topics. List within this area any
items of interest for which you would like city staff (all departments) to
provide information and/or analysis over the coming year.
Given the depth of the workplan proposed, it is recognized that the document will
need to be a multi-year workplan, rather than a single-year document. Staff has
made this adjustment in the document title.
B.

ALTERNATIVE ACTIONS:
None at this time. The first workshop will be a discussion, with a final draft
workplan brought to a future meeting for decision.

D.

SUPPORTING DATA:
A.
B.
C.
D.

2021 Workplan Cover
2021 Workplan Table
Monticello 2040 Vision on a Page
Monticello 2040 Vision + Plan Chapter 9 - Implementation Chapter

Monticello Planning Commission
2021-2025 Workplan
DRAFT
The Monticello Planning Commission is established to advise the Mayor, Council and
Community Development Department in matters concerning planning and land use matters; to review
and make recommendations regarding the Monticello Comprehensive Plan, subdivision and zoning
ordinances and other planning rules and regulations; to establish planning rules and regulations;
and to conduct public hearings.
2021 Purpose Statement:
The Planning Commission will support efforts to implement the Monticello 2040 Vision + Plan. The
Planning Commission will work collaboratively with the City Council and other City boards and
commissions in its work to achieve the Plan and the strategic goals of the city.
Administrative & Training
•

Attend in-house Land Use Basics training.

•

Complete the Basics of Land Use and My Roles as a Planning Commissioner through Fusion
Learning Partnership.

•

Understand land use application types and process.

Comprehensive Plan
General
•

Support the implementation of the Monticello 2040 Vision + Plan.

[SEE TABLE]
Zoning Ordinance/Map
•

Complete the recodification of the Monticello Zoning Ordinance, including updates in
support of the Goals, Policies and Strategies identified in the Implementation Chapter of
the Monticello Comprehensive Plan.
[SEE TABLE]

Subdivision Ordinance
•

Complete a review and amendment of the Monticello Subdivision Ordinance, including
updates in support of the Goals, Policies and Strategies identified in the Implementation
Chapter of the Monticello Comprehensive Plan.
[SEE TABLE]
1|Page

Research & City Department Update Topics
As resources and time allow, the Planning Commission will consider research and information
related to the following topic areas, which are listed in priority order.
Planning Commissioners are asked to insert topic area ideas below:
Topic

2|Page

2021-2025 Monticello Planning Commission Workplan: Monticello 2040 Vision + Plan Strategies
CHAPTER 1: LAND USE, GROWTH & ORDERLY ANNEXATION
Zoning

Subdivision
PUD

On-Going

Goal 1: Growth & Change
Policy 1.1: Opportunity Areas
Strategy 1.1.1 - Facilitate biannual meetings to serve as a “Development Forum” with interested property owners,
realtors, builders and developers to discuss long-term planning, real estate market conditions, potential development
proposals and constraints.
Strategy 1.1.2 - Develop and publish a ‘Development Opportunity Map’ for use by the public, property owners and
development community that identifies vacant and potential development opportunity sites, as well as pending and
approved projects within the City and MOAA.
Strategy 1.1.3 - Adopt necessary amendments to the official zoning map consistent with the Land Use Plan for those
opportunity areas within the city boundary.
Policy 1.2 Growth Management to Achieve Goal
Strategy 1.2.1 - Create growth management tools and solutions such as development incentives, zoning regulations,
capital investments, and other measures which support focused development into the primary growth areas.

X

X
X

X

Policy 1.5: Sustainable Land Use Planning and Development
Strategy 1.5.2 - Continue to include regulations in the zoning code to permit and allow community gardens and smallX
scale urban farming in residential neighborhoods and other appropriate locations.
Policy 1.7: Zoning to Manage Growth
Strategy 1.7.1 - Use Floor Area Ratio (FAR) and building height standards in commercial, industrial, and mixed-use areas to
control the intensity of development. Use residential density standards (units/acre) in residential and mixed-use areas to
control the intensity and encourage specific types of residential development.
X
Strategy 1.7.2 - Review and amend the commercial, industrial and residential development regulations and standards in
the zoning code as necessary to reflect the intent and implement the goals and policies of the Comprehensive Plan.
Strategy 1.7.3 - Use technology to achieve more efficient land use patterns and more sustainable development. For
example, this would include the use of smart parking systems to reduce the land area required for surface parking, and
ensuring city-wide access to high speed broadband and wireless technology to facilitate working from home and
telecommuting.
Policy 1.9: Regional Planning
Strategy 1.10.1 - Consider the outcomes of regional planning initiatives and participate in processes resulting from the
efforts of the Central Mississippi River Regional Planning Partnership.

X

X

X

Zoning

Subdivision
PUD

On-Going

Goal 2: Complete Neighborhoods
Policy 2.1: Neighborhood Diversity & Life-Cycle Housing
Strategy 2.1.1 - Adopt zoning regulations that allow for a wider diversity of housing types, identify character defining
X
features and encourage a center of focus for each neighborhood.
Strategy 2.1.2 - Encourage opportunities for residents to stay in Monticello, with additional options for estate residential,
senior living, and other life-cycle options.
Strategy 2.1.3 - Amend zoning regulations as necessary to allow for small-lot single family homes, neo-traditional housing
styles, cottage homes, accessory dwelling units (ADUs), and mansion style condos.
X
Policy 2.3: Neighborhood Reinvestment
Strategy 2.3.1 - Establish incentives and allowances to facilitate design improvements to buildings and properties in the
Traditional Neighborhood designation and older areas of the City.
Policy 2.5: Safe & Secure Neighborhoods
Strategy 2.5.1 - Implement measures to slow down or “calm” traffic on local streets by using design techniques and
measures to improve traffic safety, provide eyes on the street, and enhance the quality of life in Monticello’s
neighborhoods.
Policy 2.6: Residential Compatibility
Strategy 2.6.1 - Review plans for new development in consideration of adjacent residential uses and require measures
that reduce any potential impact to residential neighborhoods such as lighting, outdoor speakers, or sports courts.
Continue use of proper buffering such as fences, barriers, landscaping, and separation.
Policy 2.7: Locations for Higher Density Housing
Strategy 2.7.1 - Amend the Zoning Map to be consistent with the Future Land Use Map and identify areas where mixeddensity residential uses are appropriate.
Policy 2.8: Equitable Planning
Ensure that no single neighborhood or population group is disproportionately impacted by flooding or environmental
burdens, city services, incompatible uses, neighborhood constraints or potential hazards.
Policy 2.9: Neighborhood Design
Strategy 2.9.1 - Integrate open space, parks, street trees, landscaping, and natural features into Monticello’s
neighborhoods to enhance their visual quality, create inviting and safe spaces, and improve access to nature and
recreation.
Strategy 2.9.2 - Create and maintain a Neighborhood Conservation Overlay zoning district to identify areas that should be
developed in a manner consistent with conservation style development.
Policy 2.10: Religious & Education Land Uses
Allow religious, spiritual and similar community organizations and faith-based groups, and schools and educational
facilities within all of the residential designations and others as appropriate.

X

X

X

X

X

X

X

X
X

X

X

X

Zoning

Subdivision
PUD

On-Going

Goal 3: Commercial Centers and Corridors
Policy 3.1: Connected Neighborhood Shopping Centers
Strategy 3.1.1 - Amend zoning to allow small, neighborhood serving shopping centers and commercial uses in the Mixed
Neighborhood (MN) land use designation. In the MN designation surrounding Downtown, these uses would typically be
very small up to 1,000 square feet, while other areas designated MN may have larger neighborhoods which necessitate
larger neighborhood centers.
Policy 3.2 Regional Commercial Uses
Strategy 3.2.1 - Continue to support quality design and multi-modal transportation options as part of the design and
development of these uses.
Policy 3.5: Redevelopment & Adaptation of Commercial Corridors
Strategy 3.5.2 - Broaden permitted land uses in commercial centers to adapt to changing commercial demand while
activating these spaces. Consider educational, medical office or other compatible uses.
Policy 3.6: Commercial Building & Site Design
Strategy 3.6.1 - Maintain excellence in commercial design in architecture, materials, landscaping and other site
improvements.
Strategy 3.6.2 - Review and consider amendments to the City’s commercial parking requirements based on changes in
shopping and consumer behavior. Encourage the use of shared parking in along corridors and commercial centers, rather
than independent parking lots on each commercial property. This can reduce the total land area dedicated to parking,
result in more efficient land uses, and create a more pedestrian-friendly environment.
Policy 3.7: Use of Older, Historic Strcutures for Commercial Use
Strategy 3.7.1 - Revise zoning as necessary to encourage the conversion of older homes to alternative uses such as bed
and breakfasts, offices and co-working space, and live-work studios particularly in the Mixed Neighborhood land use
designation.
Policy 3.8: Commercial Uses & Public Health
Strategy 3.8.1 - Promote food access by amending zoning regulations to allow retail and service based food uses in all
commercial districts and some residential districts as appropriate. These uses may include food stores, markets,
community gardens and farmer’s markets.
Strategy 3.8.2 - Require pedestrian and bike connections in new commercial development.

X

X

X

X

X

X

X
X

Goal 4: Revitalized Mixed-Use Downtown
Policy 4.3: Downtown Mixed Use
Strategy 4.3.1 - Amend zoning regulations appropriately to include the Downtown Mixed-Use designations, including
appropriate standards for height, setbacks, FAR/density and allowed uses.

X

X

Zoning

Subdivision
PUD

On-Going

Goal 5: Active Employment Centers
Policy 5.1: Land Supply & Employment Growth
Strategy 5.1.1 - Retain and plan for development of land zoned for Employment Campus and Light Industrial Park that is
sufficient to meet long-term needs for light industrial uses, manufacturing, production and assembly, and other uses
which support continued diversity in tax base and create living-wage employment.
Policy 5.2: Range of Employment Districts
Strategy 5.2.1 - Use the Employment Campus designation to signify areas for premier employment districts.
Accommodate a range of uses and development settings in the “Employment Campus” designation, including research
and development, technology, advanced manufacturing, medical laboratories, corporate office and planned industrial
parks with a character of abundant landscaping and high design and aesthetic standards.
Strategy 5.2.2 - Use General Industrial (?LIP) zoning districts to provide a buffer between heavier industrial areas and
more commercial or residential land uses consistent with the Future Land Use Map. These areas are also meant to
accommodate local-serving businesses that are not appropriate for the City’s retail centers due to their visual character,
operational requirements and potential off-site impacts.
Policy 5.3: Conversion of Industrial Land to Other Uses

X

X

X

Prohibit the conversion of industrial or employment designated land to non-industrial uses unless two of the following
three conditions are met:
• The industrial use is isolated and is surrounded by non-industrial uses.
• Subsequent analysis and public input are provided through a public review process that justifies a land use change.
• It is demonstrated that an extraordinary benefit would be provided to the city if converted to another use.
Policy 5.4: Employment Generating Land Use Design & Regulation
Strategy 5.4.1 - Utilize and maintain higher floor area ratio and building height allowances in certain industrial areas for
manufacturing and warehouses than for other building types, due to their unique function and space requirements.
Strategy 5.4.3 - Continue to support quality site design for industrial uses as an investment in the community and
employment districts, including materials, landscaping and architecture.
Policy 5.5: Co-Working, Flexible Building Space & Office Development
Strategy 5.5.1 - Amend zoning to allow co-working spaces in the downtown and other commercial or employment areas
of the City; require adaptable building and office space for speculative development.

X

X

X
X

X

X

Zoning

Subdivision
PUD

On-Going

Goal 5: Active Employment Centers, cont.
Policy 5.6: Industrial Land Use Compatibility
Strategy 5.6.1 - Monitor and limit industrial uses that use, store, generate, or transport significant quantities of hazardous
materials in areas close to sensitive “uses such as schools, housing, or shopping centers.
X
Strategy 5.6.2 - Improve the visual quality and sustainability of industrial areas through requirements such as screening of
storage areas, landscaping, prompt elimination of trash and roadside debris, and ongoing maintenance of buildings and
properties.
X
Policy 5.7: Local Employment Opportunities & Support Services
Strategy 5.7.2 - Allow a small range of non-industrial commercial uses that provide necessary services for workers in
industrial or employment designated areas.
X

X

X

Goal 6: Natural Environment Parks & Open Space
Policy 6.3: Natural Areas, Sensitive Habitat and Resource Conservation
Strategy 6.3.2 - Continue to apply the City’s Wetland Zoning District to protect areas considered valuable wetland and
water resources.
X
Policy 6.5: Recreation Opportunities
Strategy 6.5.1 - Conduct regular review of parkland allocation and ensure sufficient amount of land is designated for parks
and recreation activities in the City as the population increases.

X

X

X

Zoning

Subdivision
PUD

On-Going

Chapter 8 - Community Character, Design & The Arts
Goal 2: Site Design & Architecture
Policy 2.1 High Quality Design
Strategy 2.1.1 - Through zoning and PUD applications, encourage the location of infill new commercial, residential, or
mixed-use developments where appropriate and needed to provide definition to the street and promote pedestrian
activity.
Strategy 2.1.3 - Consider and adopt floating overlay zones that provide flexible design requirements and incentives
approaches to encouraging infill development in targeted locations in Monticello.
Strategy 2.1.5 - Continue to evaluate the zoning ordinance for opportunities to enhance design through landscaping,
signage and building materials in all districts.
Policy 2.2: Industrial & Employment Centers
Strategy 2.2.2 - Update industrial and employment center design standards to promote “four-sided” architecture with
enhanced building materials, and appropriate landscape buffering and treatments within industrial parks and adjacent
land uses of lower intensity.
Strategy 2.2.3 - Consider enhanced conservation design standards to protect natural features and assets in employment
centers and industrial districts.
Policy 2.3 Community Wide Design
Strategy 2.3.1 - Review the Performance Based Overlay District within the current Zoning Code to encourage quality
development design that employs natural resource areas and open spaces, address stormwater management
requirements, and optimize site amenities as a means for facilitating good transitional land development design.

X

X

X
X

X
X

X

Strategy 2.3.2 - Evaluate existing Transitional section of the zoning ordinance for design needs in certain locations where
architectural compatibility between adjacent land uses and development is desired and needed.
X
Policy 2.4: Conservation Design
Strategy 2.4.1 - Prepare a conservation subdivision code and overlay zoning that outlines the standards and processes for
creating new conservation neighborhoods.
X

X

VISION STATEMENT
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This first phase of the Comprehensive Plan
process, the Visioning phase, included a
community engagement process to identify
common values, growth aspirations and a vision
to inform the planning direction for the next
20 years. The vision, value statements and
preferred development scenario will serve as the
foundation for creating the new Comprehensive
Plan during the second phase of the planning
process. The Comprehensive Plan provides a set
of goals, policies and strategies for achieving
Monticello’s vision for the future.

VISIT
CI.MONTICELLO.MN.US/MONTI2040
TO LEARN MORE!

In 2040 the City of Monticello is an inclusive community focused around sustainable
growth while maintaining its small-town character. Monticello is a Mississippi River
town known for its schools, parks, biking and walking trails and vibrant downtown.
Monticello is an evolving, friendly and safe community that respects the quality of its
environment, fosters a sense of belonging and connection, encourages a healthy and
active lifestyle and supports innovation to promote a prosperous economy.

VALUE STATEMENTS
A safe, clean, and beautiful community
supported by caring and helpful residents.

A healthy community focused on
physical and mental health and wellness
of its residents.

A network of parks, open space
and trail connections that provide
recreation opportunities.

A range of attainable housing options
in terms of type, cost, and location.

An inclusive community welcoming
people of all ages, races, religions and
ethnic backgrounds.

A respected school and education system
serving the community.

A diversified and strong local
economy competitive at regional,
state and national levels.

A balanced land use and transportation
framework that provides options and
connectivity.

A vibrant downtown that embraces the River
and provides a focal point for the community.

A thriving arts and culture scene that
reflects the creativity of the community
and supports a sense of place.

PREFERRED SCENARIO
INCREMENTAL, SUSTAINABLE Growth Scenario

Development Assumptions
•A

Sustainability - Focus on sustainability, open space and wetland
preservation throughout City.

•B

Infill Development - New service commercial and light industrial infill.

C
•

Conservation Neighborhoods - Single-family housing developed as
conservation subdivisions in a clustered fashion mitigating impacts to
sensitive areas.

Key Preferred Scenario Aspects
Downtown Focus
New School

Industrial and Employment

Retail and Commercial

Conservation Neighborhoods

Trails and Open Space

165TH AVE SE
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The preferred development scenario is the result of community feedback on the four previous scenarios and the community’s vision.
The community envisions Monticello in 2040 as an environmentally and economically sustainable community that has experienced
strong, balanced growth.

157TH ST SE
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designated as an Urban Reserve for future development. Development
would likely include conservation single-family cluster subdivisions.
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licensed through 2030 and will seek relicensing to 2040.
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Mississippi River - Focus on River with new access, connections and
riverfront trail.
New Employment Center - New industrial business park developed
around new interchange with green technology, renewable energy,
manufacturing and other uses.
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initial guidance for the next phase of the project, the Comprehensive Plan,
and will be further detailed and refined.
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LAND USE, GROWTH AND ORDERLY ANNEXATION

CHAPTER 9:

IMPLEMENTATION
MONTICELLO 2040 VISION + PLAN
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I NT R OD UCTION
Achieving the Community Vision for Monticello requires a sustained commitment
by the City through an ongoing Comprehensive Plan implementation process.
An integral part of the commitment will be consistent and ongoing collaboration
between key implementation partners, including City departments, local
businesses and service organizations, utility and transportation agencies,
Wright County, Monticello Township and the Monticello Public School District,
among others. Moving forward, important Comprehensive Plan implementation
strategies will need to be identified and prioritized.

I MP L EME NTATION PART N E RS
CITY DEPARTMENTS
The City departments, including Community Development, Public Works,
Engineering, Parks, Building, Fire, Finance, and Administration will need to take
key leadership roles and responsibilities in Comprehensive Plan implementation.

WRIGHT COUNTY
Wright County and City of Monticello will continue to partner on a variety of
issues moving forward. The City should work with the County to facilitate County
Road improvements, regional trail improvements, Bertram Chain of Lakes
improvements, other potential park development and land acquisition, stormwater
improvements to the Wright County ditch system and other projects that further
the mutual goals of the City and County.

MONTICELLO TOWNSHIP
The City and Township will continue to collaborate and work towards
implementing the Orderly Annexation Agreement, including updating the
Agreement when necessary. Other communication related to development
projects in the Annexation Area, utility extensions, parks and trails, and other
road and infrastructure improvements may also be needed.
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MONTICELLO PUBLIC SCHOOL DISTRICT
The Monticello Public School District evaluates needs throughout its school
facilities within the City and has made investments in several school buildings in
recent years. Although this Comprehensive Plan projects a modest growth trend
for Monticello moving forward, a new school will eventually be needed. The City
and the School District will need to work collaboratively on the location of future
facilities that support the future land use patterns outlined in this Comprehensive
Plan. The East Bertram Study Area has been identified as a general location for a
new school campus.

MINNESOTA DEPARTMENT OF TRANSPORTATION (MNDOT)
Communication and coordination with MnDOT will be needed regarding any
future planning, design and construction initiatives related to roadways under
their jurisdiction – including State Highway 25 and Interstate-94. Collaboration
with MnDOT will be critical to achieve a new interchange at Interstate-94 and
Orchard Road as described in the Comprehensive Plan.

F U N DI N G SO UR CE S
Identifying and securing funding sources will be one of most significant aspects of
implementing the Comprehensive Plan and is critical to the City’s goal of economic
sustainability. A number of strategies recommend the City seek additional funding
for projects and improvements when the opportunity is available. Currently, the
City considers funding from sources such as the City’s general fund, franchise
fees, grants, enterprise and utility funds, bonds, bond funds, additional taxes or
assessments, service fee collections and other sources.
The City may also consider other additional strategies such as local option sales
tax, which requires a referendum and vote of the community, levy options, or
special improvement districts. These strategies would require thorough research
and planning to determine viability by the City Council.

IMPLEMENTATION

USING THE COMPREHENSIVE PLAN
Going forward, the City should integrate Comprehensive Plan goals and policies into
everyday decision-making. The City should also regularly assess implementation
progress and determine when Comprehensive Plan updates may be necessary so
that it remains relevant in addressing ongoing planning issues and challenges. The
following are recommendations for effective Comprehensive Plan implementation
and stewardship. Successful stewardship will require on-going communication
and coordination between different City departments and commissions, from
elected leaders, other governmental agencies, and from private sector partners,
organizations, and entities.
•

•

•

•

As part of the annual review, the City Council and/or the Planning Commission
should schedule an annual meeting to discuss how various elements of the
Comprehensive Plan have been implemented, implementation successes and
challenges, how the Comprehensive Plan is being used by the City and other
entities, and if there are new trends, threats or opportunities that may affect
implementation efforts. Such a process will keep the Plan current, as well as
suggest any needed changes or amendments to the Comprehensive Plan and
its recommendations.

Use the Comprehensive Plan in preparing annual departmental work
plans and budgets. Many communities use their comprehensive plans to
prepare annual departmental work plans and budgets. Work plans and budgets
can include consistency statements on how departmental projects and budgets
reflect, impact or achieve comprehensive plan priorities. In that regard, the City
should consider documentation, metrics and/or performance measures through
a department’s mission statements, annual work plans, and budget documents
about how departments can direct their work consistent with Comprehensive
Plan goals, policies and strategies.
Use the Comprehensive Plan in preparing future capital improvement plans.
The need for capital improvements planning to guide community infrastructure
enhancements has been described in earlier sections of the Comprehensive
Plan. As with other department work plans and planning documents, future
capital improvement plan should consider and be in alignment with the goals
and strategies of the Comprehensive Plan, especially urban design, public art
and streetscape initiatives, and infrastructure upgrades needed to facilitate
development activity.
Publicize actions and initiatives that implement the Comprehensive Plan.
Initiatives that implement the Comprehensive Plan should be routinely publicized
through the City’s press releases and website so that Monticello residents are
aware of local success and progress.

MONTICELLO 2040 VISION + PLAN

Comprehensive Plan Annual Review. To be an effective guide to the City’s
decision making, the Comprehensive Plan should be reviewed annually to gauge
progress on its implementation. The Comprehensive Plan includes over 200
implementation actions, not all of which the City can accomplish in the immediate
near-term given typical budgetary and staff levels. Although a majority of the
actions involve ongoing review or monitoring, the City must establish strategic
implementation priorities on a yearly basis.

An implementation matrix summarizing goals, polices and strategies can be found
at this end of this chapter. It is intended as a “living” document and working tool
to aid implementation efforts and allow the City Council the ability to prioritize
strategies. This will allow the Council and staff to regularly consider priorities
or to redirect priorities if necessary. A comprehensive review of the Plan should
take place every ten years to assure its relevancy and determine whether it still
reflects the Vision of the community.
•

Identify Comprehensive Plan-related actions as part of Project Review
and Board Action. To promote a broader awareness of Comprehensive
Plan implementation, items on City Council or City board meeting agendas
should indicate the relationship between the item of consideration and the
Comprehensive Plan. The City staff reports should include a section titled:
Comprehensive Plan Impact. Further, to help ensure individual projects are
consistent with and furthering the Vision of the Comprehensive Plan, projects
should be reviewed individually against the Comprehensive Plan as part of the
internal review process. The purpose of this is to create a process to review
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What is a Form Based Code?
private development and public improvement projects for consistency with the
Comprehensive Plan goals, policies and strategies; and, to give decision-makers
a tool for finding consistency and strengthening the project recommendations for
approval or denial.

ZONI NG
Implementation of the land use goals of the Comprehensive Plan will require the
use of zoning tools. Several planning strategies proposed in the Comprehensive
Plan, especially for the Downtown, Mixed Neighborhoods, Industrial areas, and a
variety of other topics were created to achieve the vision of the community, and
reflect current trends, future conditions, and best planning practices. However,
zoning changes may be necessary to areas of Monticello where existing zoning
will no longer conform to the future land use map. Additional study on part of the
City will be needed to determine what specific zoning changes will be needed to
carry out the Comprehensive Plan’s land use goals, policies, and strategies.

A form-based code is a land development regulation that fosters predictable built
results and a high-quality public realm by using physical form, rather than separation
of uses, as the organizing principle for the code. A form-based code is a regulation, not
a mere guideline, adopted into the city's municipal code. A form-based code offers a
powerful alternative to conventional zoning regulation.
Form-based codes address the relationship between building facades and the public
realm, the form and mass of buildings, and the scale of streets and blocks. The
regulations and standards in form-based codes are presented in text clearly drawn
graphics, diagrams, and other visuals. They are applied to a regulating plan that
designates the appropriate form, scale, and character of new development, rather
than only distinctions in land-use types.
BUILDING INTERFACE
RESIDENTIAL FRONTAGE

SIGN STANDARDS

COMMERCIAL FRONTAGE
BUILDING HEIGHT

AWNING STANDARDS
GALLERY STANDARDS

ZONING ORDINANCE AND MAP AMENDMENTS
The City will need to update its zoning regulations and zoning map, to achieve
consistency with the Comprehensive Plan Vision and Land Use Plan. The update
should reflect best practices in zoning, including considering the use of formbased codes, and should explore innovative and creative ways to achieve a more
pedestrian-friendly and sustainable land use pattern. To the extent needed, the
update should also address zoning “fundamentals” such as definitions, allowable
densities and floor area ratios, height and bulk controls, design standards, and
the use of overlays to achieve specific objectives.

PARKING & ACCESS
FRONT SETBACK AREA
STREET DESIGN

PUBLIC FRONTAGE

Similarly, the City should utilize and expand Planned Unit Development (PUD)
Zoning as a means to attract and develop specific desirable uses in certain
areas of Monticello. The City of Monticello should use PUDs for special projects,
especially in the Commercial Residential Flex designations and other areas
where land use and development design flexibility is desired and needed.
GROUNDFLOOR USE

CAFE
ZONE

PEDESTRIAN
ZONE

LANDSCAPE &
FURNITURE ZONE

PARKING &
PLANTER ZONE

SHARED TRAVEL
ZONE

FORM BASED CODE
Source: www.formbasedcodes.org
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EXISTING ZONING DISTRICTS & FUTURE LAND USE DESIGNATIONS COMPARISON MATRIX
EXHIBIT 9.1
Low-Density
Residential

Open Space
and Resource
Conservation

Estate
Residential

Traditional
Neighborhood

City Parks and
Recreation

Low-Density
Residential

Mixed
Neighborhood

Traditional
Neighborhood

Mixed-Density
Residential

Mixed
Neighborhood

Mixed-Density
Residential

Manufactured
Home

Correlating
Future
Land Use
Designation

Existing
Residential
Zoning
Districts

Commercial
and
Residential
Flex

Correlating
Future
Land Use
Designation

A-O
Agricultural
Open District

R-A
Residential
Amenities
District

R-1
Single Family
Residential
District

R-2
Single- and
Two-Family
Residential
District

T-N
Traditional
Neighborhood

District

R-3
Medium
Density
Residential
District

R-4
Medium-High
Residential
District

M-H
Mobile &
Manufactured
Home Park
District

Existing
Other
Zoning
District

PUD
Planned Unit
Development

Regional
Commercial

Mixed
Neighborhood

Community
Commercial

Community
Commercial

Regional
Commercial

Downtown
Mixed-Use

Correlating
Future
Land Use
Designation

Existing
Business
Zoning
Districts

Employment
Campus

Light
Industrial
Park

General
Industrial

I-1
Light
Industrial
District

I-2
Heavy
Industrial
District

Correlating
Future
Land Use
Designation

B-1

Neighborhood

Business
District

B-2
Limited
Business
District
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B-3
Highway
Business
District

B-4
Regional
Business
District

CCD
Central
Community
District

Existing
Industrial
Zoning
Districts

IBC Industrial
and Business
Campus
District
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Industrial and Employment Generating Areas

Mixed Neighborhoods & Commercial/Residential Flex Districts

The City uses three zoning districts to classify its industrial land based on use and
locational aspects. Three new land use designations have been created based on
these districts. The existing zoning district standards and their basic hierarchy is
expected to remain, with development standards and use restrictions tailored to
accommodate the particular needs of different industry types. However, the City
may need to amend the zoning code to accommodate a range of new and modern
industrial and employment generating uses, with consideration for any specific
operational characteristics associated with such uses.

The Comprehensive Plan includes a new land use designation labeled Mixed
Neighborhood. The purpose of this designation is to recognize areas of Monticello
where a mix of residential housing types is the predominant use but could also
have neighborhood serving commercial development that provides goods
and services generally needed on a day-to-day basis. Commercial uses would
typically be very small up to 1,000 square feet, while other areas near East
Bertram designated MN may have larger neighborhoods which necessitate larger
neighborhood centers. The City will need to amend the Zoning Code accordingly
to accommodate such uses.

The City should also continue to address potential impacts from industrial uses
to nearby non-industrial uses. This is implemented through the zoning and the
development review process, as well as the zoning ordinance performance
standards that reduce the potential for land use conflicts. Strategies to reduce
impacts related to vehicle storage, excessive dust and noise, landscaping and
screening, and exterior lighting requirements can be included.
Downtown Monticello
The strategy for Downtown will rely on the City’s Downtown Small Area Plan.
Implementation of the Comprehensive Plan to achieve the vision of the Downtown
will require a consistent approach between both planning documents. However,
the Downtown Plan is the guiding document. Adjustments, as needed, to the
existing zoning code will be one of the first steps.

Another new land use designation included in the Comprehensive Plan is
referred to as Commercial/Residential Flex (CRF). The purpose of the Commercial/
Residential Flex designation is to give the City and property owners flexibility for
future land use based on the economy and market demand. This designation
allows a mix of flexible and compatible uses, such as commercial, office, retail
and residential, in limited areas of the City on the same or adjacent properties.
Development and improvement of properties designated as CRF will be
implemented through the City’s Planned Unit Development (PUD) zoning
process, subject to review and approval of the City.

Chelsea Rd.

CHELSEA CO
A

CONNECT TO CITY PA

B

PERIMETER TRAIL

C

POND/WATER FEATU
WATER ACCESS
PROPOSED PARK

A significant catalytic project is needed to change perceptions of the Downtown.
It is recommended that the City concentrate public investments in areas of the
Downtown where a new sense of place can emerge. The City should actively
promote and work towards a catalytic development project to help create a
sense of place in the Downtown. This could include the Walnut Street corridor
streetscape plan and connecting Walnut Street to River Street. New development
projects, in particular Block 52, would make an exciting statement to the
Mississippi riverfront and enliven this part of the Downtown. A new streetscape
and new development along Walnut Street will reinforce the character of the
corridor and connect the Downtown core near the riverfront to the Monticello
Community Center, Cargill and other activity generators south of the Downtown.
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Oakwood Dr.

MIXED NEIGHBORHOOD CHELSEA COMMONS PARK CONCEPT
Source: Esri, Maxar, GeoEye, Earthstar
Geographics, CNES/Airbus DS, USDA,

IMPLEMENTATION
1 inch = 855 feet

Conservation Overlay and Design
Conservation style design is an alternative design method that may be suitable
in areas of Monticello where the conservation of natural areas, environmentally
sensitive lands and preservation of scenic views and cultural resources may be
important. Moving forward the City could adopt a separate conservation overlay
design ordinance. Conservation design generally includes 40 to 60 percent of a
development site set aside in conservation areas; consequently, homes may be
built on smaller lots than in a conventional estate-type subdivision at the same
density, but more land is preserved for open space and natural habitats. The
City should explore the creation of an overlay zone to designate these areas.

To properly implement conservation design standards and principles, the City
will need to create a new conservation overlay ordinance. When preparing a
conservation overlay ordinance, the City should involve local stakeholders,
including property owners, home builders, realtors, and environmental groups
and open space advocates, as well as members from the Planning Commission
and the City Council. In addition, any future update to the Parks and Recreation
Department’s Master Plan should consider incorporating potential park, trail and
open space acquisitions that may be a part of future conservation subdivisions.

Conservation design typically incorporates the following steps:
NATURAL RESOURCES

Existing Resources and Site Analysis Inventory and Map. Similar to
conventional subdivision design, an inventory and map is required of the
developer to document natural and cultural resources, such as lakes and
wetlands, wildlife habitat and significant trees. Historic or cultural resources
such as farmhouses, barns, cellar holes, wells, stone walls, and trails/traces,
and hedgerows are also identified.
Primary and Secondary Conservation Area Determination. After the
Site Analysis Inventory and Map are prepared, a Primary Conservation Areas
(PCAs), is determined and limited to inherently “unbuildable” wetlands,
floodplain, and other lands. Secondary Conservation Areas (SCAs) are
comprised of the “best of the rest” of the remaining land area that should
be reserved in permanent conservation.

•

Development Site Determination. Development sites in relation to the
protected open space are then determined and located in relation to their
optimal location. One particular aim is to take advantage of viewsheds to
environmental features and any cultural resources. From this, streets and
trails are then laid out as part of a preliminary subdivision plat.

All three steps in developing a conservation development — site analysis and
inventory, conservation area establishment, and development site determination
— must be completed before a preliminary plat is approved. The open space
created through primary and secondary conservation areas could potentially be
owned and managed by the City or by a conservancy through an easement or
land donation. Developer contributions for maintenance of these lands could also
be included. Alternatively, a homeowner’s association could also hold title to the
conservation area and manage these lands.
MONTICELLO 2040 VISION + PLAN
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Source: Land Use Tools to Protect Groundwater: Conservation Design, Environmental Law and Policy Center (2011)
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GOALS, POLICIES AND STRATEGIES
COMPREHENSIVE PLAN THEMES

MOBILITY AND CONNECTIVITY

The goals, policies and actions related to overarching themes of sustainability,
community health or sense of place are identified by an icon with the
implementation chart displayed later in the chapter.

The Mobility & Connectivity Chapter presents the goals, policies, and strategies
to implement the vision and complete the mobility network. For organizational
purposes, the goals policies and strategies are divided amongst five topics
described within Chapter 4 of the Comprehensive Plan.

Sustainability

Community Health

Sense of Place

MONTICELLO 2040 COMPREHENSIVE PLAN THEMES

LAND USE, GROWTH AND ORDERLY ANNEXATION

The Land Use, Growth and Orderly Annexation Chapter presents the goals,
policies, and strategies to achieve the land use vision. They are organized
into six major topic areas discussed in further detail within Chapter 3 of the
Comprehensive Plan.
•

Growth and C ha n g e

•

Complete Neig hb orhoo d s

•

Succes sful Co m m e rc i a l C e n t e rs a n d C o rri do r s

•

Revitalized M i xe d -Use Do wn t own

•

Active Employ m e n t C e n t e rs

•

A Pr eserved N a t u ra l E n v i ron m e n t

Collectively these policies and strategies provide the guidance needed to
achieve Monticello’s land use vision and development character. They provide
the foundation to protect and strengthen neighborhoods, foster a revitalized
downtown and active employment centers, promote and protect the River, and
conserve the open spaces and natural areas valued so highly by residents. Since
these policies were prepared in tandem with those addressing mobility and
connectivity, they ensure that economic centers, neighborhoods, and valued
natural areas and open space will remain accessible and connected.

•

P l an n ed Str eet N e two r k

•

C o m pl ete Str eets

•

N ew I n te r s tate 9 4 In ter ch an g e

•

D o w n to w n Tr an s po r tatio n

•

C o n n ec ti v i ty

Exhibit 4.6 in Chapter 4 illustrates the strategies geographically.

COMMUNITY CHARACTER, DESIGN AND THE ARTS
Monticello will focus on its community design and arts goals related to the
following topics discussed in further detail within Chapter 5 of the
Comprehensive Plan.
•

U r ban D e s i g n an d Placem ak in g

•

S i te D es i g n an d A rch itectu r e

•

D o w n to w n D e s i g n

•

D e s i g n to P r o m o te E co n o m ic Activity

•

A r ts , Cu l tu r e an d E qu ity

Source: Downtown Public Art, Source: City of Monticello
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ECONOMIC DEVELOPMENT

PARKS, PATHWAYS AND OPEN SPACE

The City will focus on its economic development goals related to the following
topics elaborated upon within Chapter 6 of the Comprehensive Plan.

This section of the Parks, Trails and Open Space Chapter presents the goals,
policies, and strategies to help achieve the primary objectives outlined earlier in
the document. They are organized into five major topic areas elaborated upon
within Chapter 8 of the Comprehensive Plan.

•

Business At t ra c t i o n a n d Re t e n t i on

•

Tax Bas e E x p a n si o n

•

Ci ty Par ks an d Recr eatio n Ar eas

•

Downtown V i t a l i t y

•

Ci ty Tr ai l an d Path way Netwo r k

•

Redevelop m e n t a n d Re i n v e st m e n t

•

Be r tr am C h ai n o f Lakes Reg io n al Par k

•

L ife-Cycle H o u si n g

•

T h e M i s s i s s i pp i River

•

Wor kfor c e De v e l o p m e n t

•

O pe n S pac e an d Res o u r ce Co n s er vatio n

•

Pr omotio n a n d Pa rt n e rshi p s

•

Opp or tun i t y Foc u s A re a s

COMMUNITY FACILITIES AND INFRASTRUCTURE
Moving forward, the City will focus on its utilities, facilities and infrastructure goals
related to the following topics discussed in further detail within Chapter 7 of the
Comprehensive Plan.
•

City F acil i t i e s a n d Se rv i c e s

•

Education a l a n d H e a l t h Fa c i l i t i e s

•

Partner shi p s a n d C ol l a b o ra t i on

•

Utilities a n d In f ra st ru c t u re

•

Maintenan c e a n d Fu n d i n g

MONTICELLO 2040 VISION + PLAN

Source: Montissippi Park Trail, Source: City of Monticello

IMPLEMENTATION CHART

The following pages summarize the 2040 Monticello Comprehensive Plan
goals, policies and strategies, and each strategy’s suggested timeline for
implementation. Implementation strategies are organized by short-term — five
years or less; long-term — five to ten years, or longer; and, ongoing initiatives that
should implemented and administered over the time horizon of the Plan. Priorities
for implementation can be adjusted as Monticello reviews implementation on a
annual basis.
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Growth and Change
Goal 1: A City that prioritizes
growth inward by concentrating
development activities within
the existing city boundaries
and grows or develops into the
Orderly Annexation Area only
when development is proposed
or planned contiguous to city
boundaries, sensitive open
space lands are protected and
thoughtfully incorporated into the
development pattern, and the land
is serviced by appropriate utility
and transportation systems.

POLICY
Policy 1.1: Opportunity Areas
Guide new growth and development
to specific areas of the City
identified on the Future Land Use
Map. As described in the text below,
growth areas include “primary”
areas where development is
anticipated and encouraged and
“secondary” growth areas where
development may be longer-term
but still may happen prior to 2040,
and “tertiary” where development
is not expected prior to 2040.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.1.1 - Facilitate biannual meetings to
serve as a “Development Forum” with interested
property owners, realtors, builders and
developers to discuss long-term planning, real
estate market conditions, potential development
proposals and constraints.
Strategy 1.1.2 - Develop and publish a
‘Development Opportunity Map’ for use by
the public, property owners and development
community that identifies vacant and potential
development opportunity sites, as well as
pending and approved projects within the
City and MOAA.
Strategy 1.1.3 - Adopt necessary amendments
to the official zoning map consistent with the
Land Use Plan for those opportunity areas within
the city boundary.

The Primary Growth areas include the Downtown, Otter Creek Business Park, the Chelsea Road corridor, the 7th Street Corridor, the 90th Street NE corridor, and other large vacant parcels within or contiguous to
the existing municipal boundary. Significant growth should occur within the City boundary prior to development in the MOAA. Although there may be exceptions to this policy when warranted by specific development
proposals, particularly in the East Bertram Planning Area.
The Secondary Growth areas include the designated Planning Areas, and properties in the MOAA designated a specific land use. This includes, but is not limited to, the Northwest and East Bertram Planning Areas,
residential development in the southern and eastern portions of Monticello, the CSAH 39 corridor and the Highway 25 corridor south of the City boundary.
The Development Reserve of the MOAA represents a rural Tertiary Growth area considered over a much longer development period. These areas are generally not contiguous to city boundaries and will require
utility, infrastructure and transportation studies prior to development. These areas, which are protected from development by MOAA land use controls, may have positive attributes attractive for development
proposals but also have the size and land area that warrant a longer term, phased development approach determined by the City’s progress in the primary and secondary growth areas, housing demand, economic
conditions and infrastructure spending.
Opportunities for growth and change also exist within established city neighborhoods but are more limited in scope. Change in established neighborhoods will be more incremental, with a gradual shift toward
design improvements, sustainability initiatives, amenities, and connectivity to improve the quality of life of Monticello residents.
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IMPLEMENTATION

IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 1: Growth and Change

POLICY
Policy 1.2: Growth Management
to Achieve Goal
Adopt and maintain growth
management tools which prioritize
development within the existing
city boundary first as the primary
growth area and then into the
Planning Areas and some adjacent
MOAA areas as a secondary option
and then into Development Reserve
of the MOAA as the last option.
There may be exceptions to this
when utilities and transportation
infrastructure is readily available.

Goal 1: Growth and Change

Policy 1.3: Balance Land Use
with Transportation Choices
Ensure that land use decisions
consider the characteristics of the
transportation network, including
road capacity, the quality of the
streetscape, sidewalks, accessibility,
availability of public transportation
and other modes of travel.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.2.1 - Create growth management
tools and solutions such as development
incentives, zoning regulations, capital
investments, and other measures which
support focused development into the
primary growth areas.
Strategy 1.2.2 - Consider a more detailed
planning initiative for the Northwest and East
Bertram Study Areas to better define land use,
utility and transportation corridors and needs,
which can be incorporated into finance and
capital improvement plans.
Strategy 1.2.3 - Develop utility and
transportation solutions supporting the
development of “primary” growth areas
which best meet the city’s immediate
development goals, such as those for the
Chelsea/School Boulevard (CR) area, and
estate residential areas.
Strategy 1.3.1 - Use the development review
process to evaluate and mitigate potential
impacts on traffic, parking, transportation safety,
accessibility, connectivity, and transit needs.
Strategy 1.3.2 - Require a preliminary
transportation plan, including conceptual
roadway network, with any development
proposed in the Northwest or East Bertram
Planning Areas.
Strategy 1.3.3 - Coordinate and participate
in regional land use planning activities,
particularly along State Highway 25, with
Wright County, Sherburne County, the Cities
of Buffalo, Big Lake and Becker, the Central
Mississippi River Regional Planning Partnership
and the School District.

MONTICELLO 2040 VISION + PLAN
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 1: Growth and Change

POLICY
Policy 1.4: Adequacy
of Infrastructure
Allow new development to occur
only when the public facilities
and utilities needed to serve
development are available or will
be financed by the development
through the payment of fees or
funded improvements.
This includes demonstrating
that future tax revenues and/or
development fees will support the
future life-cycle maintenance or
replacement costs of
new infrastructure.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.4.1 - Utilize collection of fees,
special assessments, developer-funded
improvements, and other methods to ensure
that new development pays the cost of the
utility and capital improvement and service
needs it generates.
Strategy 1.4.2 - Update the City’s trunk fee
analysis to align the costs of development with
the fees necessary to support development, and
to develop possible incentive options or tools to
support desired development.
Strategy 1.4.3 - Allow development in
the MOAA only when City serviced utility
infrastructure is provided, the development
meets the intent of the Joint MOAA, and the
development is consistent with vision of the
Comprehensive Plan.
Strategy 1.4.4 - Update comprehensive utility
plans for city and growth areas; incorporate into
annual capital improvement planning.

Goal 1: Growth and Change

Policy 1.5: Sustainable Land Use
Planning and Development
Incorporate sustainability into
land use planning decisions
and procedures to the greatest
extent feasible.

Strategy 1.5.1 - Incorporate sustainable design
considerations throughout the development
planning and review process.
Strategy 1.5.2 - Continue to include regulations
in the zoning code to permit and allow
community gardens and small-scale urban
farming in residential neighborhoods and other
appropriate locations.
Strategy 1.5.3 - Continue to allow or
conditionally allow residentially
scaled wind and solar renewable energy
systems on private property as accessory uses.
Strategy 1.5.4 - Utilize green infrastructure
techniques, such bioswales, bioretention and
biofiltration, to help manage stormwater in new
and existing residential neighborhoods and nonresidential development.
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL

POLICY

STRATEGY

Goal 1: Growth and Change

Policy 1.5: Sustainable Land Use
Planning and Development

Strategy 1.5.5 - Consider incentives such as
fee reductions or low-interest loan programs for
incorporation of green energy or sustainability
practices in commercial and industrial site and
building design.

Goal 1: Growth and Change

Policy 1.6: Design Improvements
and Amenities

Strategy 1.6.1 - Target existing residential
neighborhoods, commercial areas or corridors
and other mature areas of the City with quality
of life improvements such as sidewalk and
trail connections, urban design elements and
signage to make these areas more attractive
and livable.

Encourage and implement
streetscape, landscape and urban
design improvements and amenities
in previously developed areas within
the City as a means to support
reinvestment and maintain
property values.
Goal 1: Growth and Change

Policy 1.7: Zoning to
Manage Growth
Use zoning regulations to focus
the city’s growth, improve the
downtown, create complete
neighborhoods, achieve
compatibility between adjacent
uses, address land use conflicts,
promote employment and economic
vitality, and protect the health
and safety of the city's residents,
workers and visitors.

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.6.2 - Consider design enhancements
with public improvement projects undertaken
within the existing city boundary.
Strategy 1.7.1 - Use Floor Area Ratio (FAR)
and building height standards in commercial,
industrial, and mixed-use areas to control the
intensity of development. Use residential density
standards (units/acre) in residential and mixeduse areas to control the intensity and encourage
specific types of residential development.
Strategy 1.7.2 - Review and amend the
commercial, industrial and residential
development regulations and standards in the
zoning code as necessary to reflect the intent
and implement the goals and policies of the
Comprehensive Plan.
Strategy 1.7.3 - Use technology to achieve
more efficient land use patterns and more
sustainable development. For example, this
would include the use of smart parking systems
to reduce the land area required for surface
parking, and ensuring city-wide access to
high speed broadband and wireless
technology to facilitate working from home
and telecommuting.

MONTICELLO 2040 VISION + PLAN
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 1: Growth and Change

POLICY
Policy 1.8: Institutional,
Public and City Facilities
Plan future public facility needs in
coordination with development and
growth of the City. Designate those
areas as Institutional and Public on
the Future Land Use Map. See also
the Goals, Policies and Strategies in
the Community Facilities section.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.8.1 - Coordinate with the School
District as needed to discuss pending residential
development projects, joint sustainability
programs, student generation trends and
facility planning.
Strategy 1.8.2 - Coordinate with the hospital
and health service programs as needed to
discuss growth projections, land use and
development proposals.
Strategy 1.8.3 - Continue to support the
Monticello Community Center as a major
community asset and focal point for Downtown.

Goal 1: Growth and Change

Policy 1.9: Monticello
Orderly Annexation Area
Continue to proactively engage
and work with Monticello Township
on matters of interest to both
parties including, but not limited
to annexation, land development,
transportation stormwater
management, utility infrastructure,
park and trail development and
open space preservation.

Goal 1: Growth and Change

Policy 1.10: Regional Planning
Continue to play a proactive role
in regional planning initiatives and
meet regularly with representatives
from nearby townships, cities,
Wright and Sherburne Counties
and the Mississippi River Regional
Planning Partnership.
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Strategy 1.9.1 - Continue to maintain, enforce
and follow the procedures of the Joint
Resolution for Orderly Annexation between
Monticello Township and the City of Monticello.
Develop lands within the MOAA only as demand
occurs in accordance with the growth strategy
and annexation agreement.
Strategy 1.9.2 - Engage Monticello Township in
a discussion regarding the Orderly Annexation
Agreement, which expires in 2025.

Strategy 1.10.1 - Consider the outcomes of
regional planning initiatives and participate
in processes resulting from the efforts of
the Central Mississippi River Regional
Planning Partnership.

IMPLEMENTATION

IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Complete Neighborhoods
Goal 2: A City that prioritizes
growth inward by concentrating
development activities within
the existing city boundaries
and grows or develops into the
Orderly Annexation Area only
when development is proposed
or planned contiguous to city
boundaries, sensitive open
space lands are protected and
thoughtfully incorporated into the
development pattern, and the land
is serviced by appropriate utility
and transportation systems.

POLICY
Policy 2.1: Neighborhood
Diversity & Life-Cycle Housing
Sustain a diverse array of
neighborhood character and
housing types throughout
Monticello. These will range from
estate residential to established
traditional neighborhoods, to
new planned subdivisions and
conservation development, and
neighborhoods oriented around
a center or activity generator.
The unique design elements that
define each neighborhood should
be protected and enhanced in the
future including its housing stock,
parks and public infrastructure.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 2.1.1 - Adopt zoning regulations
that allow for a wider diversity of housing
types, identify character defining features and
encourage a center of focus for
each neighborhood.
Strategy 2.1.2 - Encourage opportunities for
residents to stay in Monticello, with additional
options for estate residential, senior living, and
other life-cycle options.
Strategy 2.1.3 - Amend zoning regulations as
necessary to allow for small-lot single family
homes, neo-traditional housing styles, cottage
homes, accessory dwelling units (ADUs), and
mansion style condos.
Strategy 2.1.4 - Encourage housing options
which incorporate Universal Design to promote
equity in housing choice.
Strategy 2.1.5 - Consider allowing Accessory
Dwelling Units (ADUs).

Monticello’s neighborhoods help define the city’s form and sense of place. The city’s neighborhoods will continue to evolve in the years ahead. In areas where the basic development pattern is already established
continued reinvestment in the housing stock and infrastructure is encouraged with an emphasis on sustainable design in terms of private property improvement and investment, as well as capital improvements. In
the outlying areas of the city where the development pattern is still evolving, new neighborhoods will be safe, healthy, attractive with a diverse population and housing stock. The planning objective for all Monticello
residential areas is to make each neighborhood “complete” — with a variety of housing choices, proximity to neighborhood- scaled commercial services, community services, and neighborhood parks that serve as
an identifiable center and gathering place for its neighbors and future residents.

MONTICELLO 2040 COMPLETE NEIGHBORHOODS EXCERPT - CHAPTER 3
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 2: Complete Neighborhoods

POLICY
Policy 2.2:
Neighborhood Centers
Enhance or create identifiable
“centers” in each neighborhood
which serve as local gathering
places. Neighborhood centers may
take a variety of forms as public
uses such as parks, community
centers, or schools; neighborhood
shopping districts; or any other
public space where residents
can congregate.

Goal 2: Complete Neighborhoods

Policy 2.3:
Neighborhood Reinvestment
Encourage continued reinvestment
in Monticello’s neighborhoods
by private property owners and
through capital improvements.
While the basic land use pattern
in many neighborhoods is already
set and will be maintained, their
continued improvement and
evolution should be viewed
an important part of the City’s
sustainability initiatives.
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STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 2.2.1 - Encourage and support location
of public facilities including schools and parks
close to neighborhoods to make them easily
accessible by walking or bicycling.
Strategy 2.2.2 - Ensure all neighborhoods have
access to healthy food, including community
gardens and farmers markets, through a food
security assessment. Small scale food stores and
neighborhood markets should be a permitted
use in the Mixed Neighborhood designation.
Strategy 2.2.3 - Design sidewalks and
pathways that enable safe crossings of major
roadways in getting to and from nearby points
of designation.
Strategy 2.3.1 - Establish incentives and
allowances to facilitate design improvements
to buildings and properties in the Traditional
Neighborhood designation and older areas of
the City.
Strategy 2.3.2 - Create gateways and
incorporate other urban design elements in
residential or mixed neighborhoods with new
signage and streetscape features such as
branded street signs and streetscape amenities.

IMPLEMENTATION

IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 2: Complete Neighborhoods

POLICY
Policy 2.4: Connectivity
Improve the ability to travel
through neighborhoods and
between neighborhoods on foot,
bicycle, or automobile. Street
layouts should facilitate pedestrian
travel and connect neighborhoods
with nearby services to the greatest
extent feasible.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 2.4.1 - Invest in improvements which
make Monticello’s neighborhood streets
safer and more convenient for walking and
bicycling. The pedestrian and bicycle networks
in Monticello’s neighborhoods should reflect
universal design principles that make the City
more accessible for seniors and others with
mobility limitations. Cul-de-sacs and dead-ends
should be avoided if they require circuitous
routes for pedestrians.
Strategy 2.4.2 - Consider use of natural,
non-motorized open space corridors, such as
utility easements and waterways, as another
method to connect the City.

Goal 2: Complete Neighborhoods

Policy 2.5: Safe and
Secure Neighborhoods
Maintain infrastructure and
improvements that promote
safety and make residential
neighborhoods safe and
inviting places.

Strategy 2.5.1 - Implement measures to slow
down or “calm” traffic on local streets by using
design techniques and measures to improve
traffic safety, provide eyes on the street,
and enhance the quality of life in
Monticello’s neighborhoods.
Strategy 2.5.2 - Maintain communication and
partnership with Wright County Sheriff’s Office.
Strategy 2.5.3 - Consider access to school
facilities through the Safe Routes to School
planning principles when designing
new neighborhoods.

Goal 2: Complete Neighborhoods

Policy 2.6:
Residential Compatibility
Ensure residential neighborhoods
and uses are adequately buffered
from adjacent uses with conflicting
operational characteristics such as
noise, odors, vibrations, lighting or
truck traffic.

MONTICELLO 2040 VISION + PLAN

Strategy 2.6.1 - Review plans for new
development in consideration of adjacent
residential uses and require measures that
reduce any potential impact to residential
neighborhoods such as lighting, outdoor
speakers, or sports courts. Continue use of
proper buffering such as fences, barriers,
landscaping, and separation.
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL

POLICY

Goal 2: Complete Neighborhoods

Policy 2.7: Locations for Higher
Density Housing
Generally, locate new higher
density housing and mixeduse development in proximity
to Downtown where there is
good access to parks and open
space, proximity to local-serving
commercial uses, and proximity
to the transportation network.
Consider impacts to over
concentration of multi-family uses in
specific locations. Conversely, the
City should discourage the use of
vacant sites with these attributes for
new low employee intensity or low
value land uses.

Goal 2: Complete Neighborhoods

Policy 2.8: Equitable Planning
Ensure that no single neighborhood or population group is disproportionately
impacted by flooding or environmental burdens, city services, incompatible
uses, neighborhood constraints or potential hazards.

Goal 2: Complete Neighborhoods

Policy 2.9 - Neighborhood Design
Support the development of
neighborhoods with a strong set of
amenities which enhance quality
of life, retain residents and support
continued investment.
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STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 2.7.1 - Amend the Zoning Map to be
consistent with the Future Land Use Map and
identify areas where mixed-density residential
uses are appropriate.

Strategy 2.9.1 - Integrate open space, parks,
street trees, landscaping, and natural features
into Monticello’s neighborhoods to enhance
their visual quality, create inviting and safe
spaces, and improve access to nature
and recreation.
Strategy 2.9.2 - Create and maintain
a Neighborhood Conservation Overlay
zoning district to identify areas that should
be developed in a manner consistent with
conservation style development.

IMPLEMENTATION

IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 2: Complete Neighborhoods

POLICY

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Policy 2.10: Religious & Education Land Uses
Allow religious, spiritual and similar community organizations and faith-based
groups, and schools and educational facilities within all of the residential
designations and others as appropriate.

Successful Commercial Centers
and Corridors
Goal 3: Successful, vibrant
commercial centers and corridors
that can adapt over time and
provide a place for shopping,
services, civic activities,
entertainment, and arts
and culture.

Policy 3.1: Connected
Neighborhood Shopping Centers

Goal 3: Successful Commercial
Centers and Corridors

Policy 3.2: Regional
Commercial Uses

Create small inviting, pedestrianoriented commercial nodes and
neighborhood centers throughout
Monticello. A center may be any
place that provides a gathering
place for residents and a focal point
for the neighborhood around it,
such as s shopping center, farmers
market, art, civic center, community
facilities, and neighborhood parks
and facilities.

Maintain land use designations
for regional commercial land
uses to attract shoppers from
the larger region and motorists
along Interstate 94. Regional
land uses include large format
general merchandise retailers,
entertainment uses, and themed
or destination restaurants and
should be located near Interstate
Interchanges and along regional
transportation routes.

MONTICELLO 2040 VISION + PLAN

Strategy 3.1.1 - Amend zoning to allow small,
neighborhood serving shopping centers and
commercial uses in the Mixed Neighborhood
(MN) land use designation. In the MN
designation surrounding Downtown, these uses
would typically be very small up to 1,000 square
feet, while other areas designated MN may have
larger neighborhoods which necessitate larger
neighborhood centers.

Strategy 3.2.1 - Continue to support quality
design and multi-modal transportation options
as part of the design and development of
these uses.
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL

POLICY

STRATEGY

Goal 3: Successful Commercial
Centers and Corridors

Policy 3.3: Connectivity to and from Centers
Strengthen the connections between the City’s commercial centers and
the neighborhoods, parks and schools around them through physical
improvements, safe trail connections, and coordinated land use and
transportation planning.

Goal 3: Successful Commercial
Centers and Corridors

Policy 3.4: Commercial Corridors
Recognize the importance of
commercial corridors through
Monticello in shaping the
image and identity of the city.
Encourage excellent architecture,
roads designed as “Complete
Streets”, and appropriately scaled
development along the City’s
primary commercial corridors of
Highway 25, Chelsea Road, and
School Boulevard.

Strategy 3.4.1 - Prepare prototypical
streetscape enhancement or corridor plan crosssection designs to be utilized as opportunities
arise. Address such issues, as setbacks,
sidewalks, landscaping, access and lighting.

Policy 3.5: Redevelopment and
Adaptation of Commercial Corridors
Promote and foster redevelopment,
reuse and reinvestment activities
that enhance conditions in existing
commercial centers and corridors.
Allow community commercial
shopping centers and corridors
to change and adapt over time
in response to changing market
demands. Target vacant or under
performing parcels first and focus
capital improvements near vacant
parcels to spur private
property investment.

Strategy 3.5.1 - Identify specific under
performing or undervalued properties and
locations to foster reinvestment and work
with the property owners to achieve positive
results through parcel assembly, parking
lot consolidation, connections, and
site enhancements.

Goal 3: Successful Commercial
Centers and Corridors

204

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 3.4.2 - Create enhanced corridor
gateways on select “entry” parcels in
partnership with adjacent property owners.

Strategy 3.5.2 - Broaden permitted land uses
in commercial centers to adapt to changing
commercial demand while activating these
spaces. Consider educational, medical office or
other compatible uses.

IMPLEMENTATION

IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL

POLICY

STRATEGY

Goal 3: Successful Commercial
Centers and Corridors

Policy 3.5: Redevelopment and
Adaptation of Commercial Corridors

Strategy 3.5.3 - Create design and
development guidelines for the shopping
centers that convert to other non-commercial
or service-based use. Guidelines should at
a minimum address: parking and access,
landscaping, building design, signage and utility
and services areas.

Goal 3: Successful Commercial
Centers and Corridors

Policy 3.6: Commercial Building
and Site Design

Strategy 3.6.1 - Maintain excellence in
commercial design in architecture, materials,
landscaping and other site improvements.

Facilitate and promote superior
and high-quality architectural,
landscaping and site design for
commercial buildings and sites.

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 3.6.2 - Review and consider
amendments to the City’s commercial parking
requirements based on changes in shopping and
consumer behavior. Encourage the use of shared
parking in along corridors and commercial
centers, rather than independent parking lots
on each commercial property. This can reduce
the total land area dedicated to parking, result
in more efficient land uses, and create a more
pedestrian-friendly environment.
Strategy 3.6.3 - Encourage shared driveways
and access points to reduce the number of
curb cuts and improve traffic flow and
pedestrian safety.

Goal 3: Successful Commercial
Centers and Corridors

Policy 3.7: Use of Older, Historic
Structures for Commercial Use
Allow the conversion of older
single-family homes to commercial
uses in the Mixed Neighborhood
designations and along
commercially zoned corridors
where residential use is no
longer desirable.

MONTICELLO 2040 VISION + PLAN

Strategy 3.7.1 - Revise zoning as necessary to
encourage the conversion of older homes to
alternative uses such as bed and breakfasts,
offices and co-working space, and live-work
studios particularly in the Mixed Neighborhood
land use designation.
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 3: Successful Commercial
Centers and Corridors

POLICY
Policy 3.8: Commercial Uses
and Public Health
Manage commercial land uses
and development in a way that
contributes to the health and
well-being of Monticello residents.
Ensure commercial areas are
connected and accessible and
ensure the food system is protected,
that no food deserts exist in the City,
and all residents have equal access
to food.

Revitalized Mixed-Use Downtown
Goal 4: A revitalized mixed-use
downtown that embraces the
River and serves as the heart of
the community and focus of civic
activity that is lively throughout
the day and night consisting of
a variety of dining, shopping,
recreation, celebrating, gathering
and living opportunities.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 3.8.1 - Promote food access by
amending zoning regulations to allow retail
and service based food uses in all commercial
districts and some residential districts as
appropriate. These uses may include food
stores, markets, community gardens and
farmer’s markets.
Strategy 3.8.2 - Require pedestrian and bike
connections in new commercial development.

Policy 4.1: Downtown Small Area Plan (“Downtown Plan”)
Utilize the Downtown Small Area Plan as the primary planning document that
guides development and improvement in the Downtown. The components
of the Downtown Plan shall be acknowledged and referenced in terms of
development and improvement priorities. These include the Downtown Goals,
Frameworks and Implementation Actions which will continue to remain high
priority for the City until achieved. These are listed below for reference.

Downtown Goals

Downtown Frameworks

Downtown Implementation

•

Shift the Center and Double Down on Broadway.

•

Open Space and Parks

•

Improve the physical environment with streetscape, benches, programming, and art.

•

Improve the Pine Street Experience for Everyone.

•

Access and Land Use

•

Bolster Broadway with a facade improvement program and retail recruitment.

•

Lots of Small Investments, a few medium ones and
just one or two big ones.

•

Development and Land Use

•

Aggressively market development opportunities such as Block 52 and infill housing on
Walnut and Cedar Streets.

•

Engage and love the riverfront. Go beyond the Swan.

•

Enact the appropriate policies, programs and incentives that enable the type of
development described in the Plan.

MONTICELLO 2040 DOWNTOWN SMALL AREA PLAN EXCERPT - CHAPTER 3
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Block 51
Block 52

Monticello

Block 36

Block 53
Block 35

IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
Block 34

POLICY

STRATEGY

Minneapolis

SHORT-
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GOAL

Block 32
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Block 31

LONG-

ONGOING

THEME
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Monticello in the Region
Block 33
Monticello (“little hill”) sits on the Mississippi River between
Saint Cloud and Minneapolis. It was settled at this location
because the river is relatively shallow and calm and it made
for an easy river crossing. Its connection to the region
Policydramatically
4.2 : The
Mississippi
Riverin 1973 .
Goal 4: Revitalized
changed
when
I-94 was completed
With two exits and an improved bridge across the Mississippi
Existing Conditions (publicly owned properties in blue)
Mixed-Use
Downtown
City of Monticello Downtown Small Area Plan River,
Monticello
has become
a crossroads
community.and improvements in the Downtown
Ensure
that any
proposed
development

recognize the River as a key asset and embrace and incorporate views
of the River to the extent practicable.

Pin

eS
tre

et

Monticello, MN

Original Plat of Monticello
The original plat of Monticello consisted of a square (330’x
330’) aligned to the river. Generally the 66’ lots faced north
and south. Broadway was distinguished from other streets
with a narrower lot dimension - accommodating mercantile
and main street buildings.

MONTICELLO 2040 DOWNTOWN SMALL AREA PLAN ILLUSTRATION
Prepared for:
The City of Monticello
ADOPTED BY CITY COUNCIL ON SEPTEMBER 25, 2017
Prepared by:
Cuningham Group Architecture, Inc.
Tangible Consulting Services

Goal 4: Revitalized
Mixed-Use Downtown

MONTICELLO 2040 VISION + PLAN

Existing Conditions: Buildings by use
Community and Public

Apply Downtown Mixed-Use as
the primary land use designation
to help support and advance
the revitalization of downtown
Monticello consistent with the
Downtown Small Area Plan. A broad
mix of uses, traditional architecture,
well-designed public environment
and connections to the River and
nearby neighborhoods will help
achieve this goal.

Commercial

Housing

MONTICELLO 2040 DOWNTOWN SMALL AREA PLAN EXISTING USES

Source: Monticello Downtown Small Area Plan, 2017

Policy 4.3: Downtown Mixed-Use

Employment

City of

Source: Monticello Downtown Small Area Plan, 2017

Strategy 4.3.1 - Amend zoning regulations
appropriately to include the Downtown
Mixed-Use designations, including
appropriate standards for height, setbacks,
FAR/density and allowed uses.
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 4: Revitalized
Mixed-Use Downtown

POLICY

STRATEGY

Policy 4.3: Downtown Mixed-Use

Strategy 4.3.2 - Focus investment and
redevelopment efforts on Block 52 and
surrounding parcels. Recruit a high-profile
tenant or other large activity generator in a
premier building space overlooking the River
and anchoring the Downtown.

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 4.3.3 - Implement improvements
to the downtown streetscape, including
the Walnut Corridor Streetscape Plans, to
complement the goal for a new
and revitalized downtown. All downtown
branding and signage should be consistent.
Strategy 4.3.4 - Coordinate with MnDOT as
necessary to implement traffic management
measures and streetscape design techniques
to reduce truck speeds through Downtown,
improve the pedestrian experience
and incorporate design techniques that
emphasize safety, access and mobility
throughout the Downtown.

Active Employment Centers
Goal 5: Monticello as a strong
and growing regional employment
center including a variety of
economic sectors established
as the preferred location for
manufacturing, technology,
research, and development,
and home to a diverse mix
of businesses and industries.
See also the Goals, Policies
and Strategies for Economic
Development.
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Policy 5.1: Land Supply
and Employment Growth
Maintain an industrial land supply
that is adequate and suitable
for the continued growth of the
City’s core industries, including
manufacturing, logistics/distribution,
and emerging technologies.
The City should capitalize on its
proximity to Interstate 94, regional
transportation facilities, and
educated and skilled work force to
create opportunities for
job growth.

Strategy 5.1.1 - Retain and plan for
development of land zoned for Employment
Campus and Light Industrial Park that is
sufficient to meet long-term needs for light
industrial uses, manufacturing, production
and assembly, and other uses which support
continued diversity in tax base and create
living-wage employment.
Strategy 5.1.2 - Evaluate industrial land use
opportunity for warehousing/distribution as a
growing industrial sector, balancing impacts
on transportation corridors and land-toemployment ratios.

IMPLEMENTATION

IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 5:
Active Employment Centers

POLICY
Policy 5.1: Land Supply
and Employment Growth

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 5.1.3 - Retain existing General
Industrial areas, recognizing a need for such
uses, while recognizing that these areas may
require outdoor yard space, have special
operational needs and are incompatible
with more sensitive uses such as housing,
schools and retail development. The impacts
of these areas on the environment and
nearby neighborhoods should be managed to
reduce impacts and potential hazards, avoid
nuisances, and maintain a high quality of life
in Monticello.
Strategy 5.1.4 - Develop a plan for servicing
Employment Campus land areas with roads
and utilities in recognition of their potential
for tax base and employment generation.

Most of the City’s employment-generating land is developed with low-rise industrial uses and business parks, reflecting the City’s character and proximity to Interstate 94. However, Monticello’s employment base is
diverse. The City includes health care facilities, manufacturing businesses, light assembly and repair businesses, professional and management services, hotels, restaurants, and a vast array of retail and service jobs.
Just as neighborhoods and open spaces shape Monticello’s identity and quality of life,
so do these workplaces.

MONTICELLO 2040 EMPLOYMENT CENTERS EXCERPT - CHAPTER 3

MONTICELLO 2040 FUTURE LAND USE EMPLOYMENT BASE DESIGNATIONS - CHAPTER 3
MONTICELLO 2040 VISION + PLAN
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 5:
Active Employment Centers

POLICY
Policy 5.2: Range of
Employment Districts
Plan for a range of different types
of workplace environments,
accommodating many different
kinds of businesses of all shapes
and forms.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 5.2.1 - Use the Employment Campus
designation to signify areas for premier
employment districts. Accommodate a range
of uses and development settings in the
“Employment Campus” designation, including
research and development, technology,
advanced manufacturing, medical laboratories,
corporate office and planned industrial parks
with a character of abundant landscaping and
high design and aesthetic standards.
Strategy 5.2.2 - Use General Industrial zoning
districts to provide a buffer between heavier
industrial areas and more commercial or
residential land uses consistent with the Future
Land Use Map. These areas are also meant to
accommodate local-serving businesses that
are not appropriate for the City’s retail centers
due to their visual character, operational
requirements and potential off-site impacts.

Goal 5:
Active Employment Centers

Policy 5.3: Conversion of Industrial Land to Other Uses
Prohibit the conversion of industrial or employment designated land to nonindustrial uses unless two of the following three conditions are met:
•

The industrial use is isolated and is surrounded by
non-industrial uses.

•

Subsequent analysis and public input are provided through a public review
process that justifies a land use change.

•

It is demonstrated that an extraordinary benefit would be provided to the
city if converted to another use.

This policy provides important criteria to be applied when evaluating
Comprehensive Plan Amendments. It recognizes that employment and
industrially focused land uses may not be viable in all locations in the city in
the long-term and gives the City the flexibility to respond to new economic
opportunities. However, it establishes a rigorous test to ensure that those
locations that are viable for industry are conserved for that purpose.
210

IMPLEMENTATION

IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 5:
Active Employment Centers

POLICY
Policy 5.4: Employment
Generating Land Use Design
& Regulations
Maintain land development
regulations which support economic
growth, expansion into other
economic sectors, and foster
achievement of the City’s economic
development objectives.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 5.4.1 - Utilize and maintain higher
floor area ratio and building height allowances
in certain industrial areas for manufacturing and
warehouses than for other building types, due to
their unique function and space requirements.
Since the higher permitted FARs, standards shall
be established to ensure that such buildings are
maintained as warehouses and not converted to
uses generating significantly higher
traffic volumes.
Strategy 5.4.2 - Maintain a land use strategy
for industrial and employment focused land
that is consistent with the Economic
Development Chapter.
Strategy 5.4.3 - Continue to support quality site
design for industrial uses as an investment in the
community and employment districts, including
materials, landscaping and architecture.
Strategy 5.4.4 - As a means to attract and
retain quality employees, develop employment
centers which are supportive of quality of life
needs of employees. Encourage the provision of
outdoor and indoor employee-serving amenities
in the City’s workplaces, such as parks and
plazas, outdoor seating areas, fitness facilities,
bicycle storage areas and showers and
related facilities.
Strategy 5.4.5 - Where high-quality natural
amenities exist within or adjacent to developing
industrial uses, integrate these areas into
site design to support high-quality industrial
development.

MONTICELLO 2040 VISION + PLAN
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 5:
Active Employment Centers

POLICY
Policy 5.5: Co-Working,
Flexible Building Space
& Office Development
Recognize the changing dynamic
to workspaces and anticipate
the changing needs of office
development. Co-working spaces
provide a centralized office location
utilized by a variety of individuals
and small groups. Building space
should be adaptable to multiple
needs. New speculative office
development should be discouraged
unless a primary tenant is
directly involved.

Goal 5:
Active Employment Centers

Policy 5.6 - Industrial
Land Use Compatibility
Achieve compatibility between
industrial uses and adjacent
land uses through the regulation
of industrial activities, limits on
operations, and standards for
buffering when required. This is
particularly important in areas that
may be adjacent to commercial and
residential uses.
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STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 5.5.1 - Amend zoning to allow coworking spaces in the downtown and other
commercial or employment areas of the City;
require adaptable building and office space for
speculative development.

Strategy 5.6.1 - Monitor and limit industrial uses
that use, store, generate, or transport significant
quantities of hazardous materials in areas close
to sensitive “uses such as schools, housing, or
shopping centers.
Strategy 5.6.2 - Improve the visual quality
and sustainability of industrial areas through
requirements such as screening of storage
areas, landscaping, prompt elimination of trash
and roadside debris, and ongoing maintenance
of buildings and properties.

IMPLEMENTATION

IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 5:
Active Employment Centers

POLICY
Policy 5.7:
Local Employment Opportunities
and Support Services
Develop opportunities, such as
business incubators, for locally
owned business whenever possible.
Provide small business support
services, business development
workshops and other tools to
encourage Monticello residents to
establish new business enterprises
in the community.

Goal 5:
Active Employment Centers

Policy 5.8: Xcel Energy
Continue to support Xcel Energy
and recognize its facility as a unique
use in the City. Buffer their lands
from outside development and
include them in the review of any
proposed land use changes in the
vicinity of their facility, and the in the
development of an interchange at
Orchard Road.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 5.7.1 - Encourage businesses which
support employee needs, such as access
to health care, child care and education
opportunities.
Strategy 5.7.2 - Allow a small range of
non-industrial commercial uses that provide
necessary services for workers in industrial or
employment designated areas. Appropriate
non-industrial uses may include restaurants,
small retail or service area, ATMs, gas stations
and similar uses serving the local workforce.
Such uses should be clustered in centers
within industrial areas rather than dispersed in
numerous locations.
Strategy 5.8.1 - Continue discussions and
planning in conjunction with Xcel Energy
regarding the location and development of the
northwest interchange.
Strategy 5.8.2 - Begin conversations regarding
the company’s long-term land use plans
after decommissioning.
Strategy 5.8.3 - Partner with Xcel Energy to
leverage resources for economic development
opportunity and legislative support for
transition tools.
Strategy 5.8.4 - Sustain partnerships with other
utility to collectively address the impacts and
opportunities associated with hosting largescale utilities. This includes a continued effort to
manage major shifts in property tax for
utility facilities.

MONTICELLO 2040 VISION + PLAN
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL

POLICY

Natural Environment,
Parks & Open Space

Policy 6.1: The Mississippi River

Goal 6: An open space “frame”
around and woven through
Monticello, complemented by
the Mississippi River, Bertram
Chain of Lakes Regional Park,
other local and regional parks,
trails and recreation areas which
together protect the City’s natural
resources, lakes, wetlands
and woodlands, and provide
opportunities for recreation,
enhance visual beauty, and shape
the City’s character.

Embrace the Mississippi River as
a character defining feature of
Monticello. Utilize the river for
recreation and passive enjoyment,
protect its watershed and closely
regulate land uses along the river.

See also the Goals, Policies
and Strategies within the
Parks, Pathways and
Open Space Chapter.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 6.1.1 - Maintain the Wild and Scenic
Recreational River Overlay District
and the Shoreland Overlay District for the
Mississippi River as applied through
the Zoning Code.

Strategy 6.1.2 - Utilize the river as a
cornerstone in achieving the goals of the
Downtown Small Area Plan.

Strategy 6.1.3 - Strengthen recreational
potential of the river, including the use of river
islands as potential kayak landing.

Open space is a defining element of Monticello’s form. It is the single largest land use in the city limits, encompassing over 1,800 acres within the City and over 5,900 acres when open lands of the Orderly
Annexation Area are included. This open space provides form and structure to the City, space for recreation, and a means of protecting important natural resources. The Future Land Use Map depicts two categories
of open space, Parks and Recreation and Open Space and Resource Conservation.
The significant elements of the open space system are the Mississippi River, Bertram Chain of Lakes Regional Park, Montissippi Regional Park and the network of parks, private open spaces, and pathways in
Monticello. The open space lands in the Orderly Annexation Area, whether they be used for agriculture or remain fallow, are also an important element of open space that surrounds Monticello. These open spaces
provide a “frame” around the more developed area of Monticello and serves as a buffer from outside development. Policies for parks, private open space, and other open spaces in Monticello reflect the City’s
commitment to enhancing the City’s character, meeting the recreational needs of its residents, and protecting the natural environment.
Note: These policies are supplemented by those in the Parks, Pathways and Open Space Chapter.

MONTICELLO 2040 NATURAL ENVIRONMENTS, PARKS AND OPEN SPACE EXCERPT - CHAPTER 3
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 6: Natural Environment,
Parks & Open Space

POLICY
Policy 6.2: Bertram Chain of
Lakes Regional Park
Manage and maintain Bertram
Chain of Lakes as permanent open
space. The habitat and ecological
value of these areas should be
conserved and restored to the
greatest extent possible. This may
include specific land management
options not only for the Park but for
adjoining properties that may have
wetland or habitat value. These
areas are generally designated
as Resource Conservation and
Open Space on the Future Land
Use Map. Additionally, support the
recreational potential of the
athletic park.

Goal 6: Natural Environment,
Parks & Open Space

Policy 6.3 : Natural Areas,
Sensitive Habitat and
Resource Conservation
Thoughtfully design any type
of facility or infrastructure
improvements on lands designated
as open space to conserve the
overall character of such sites
and minimize impacts to mature
landscaping, water features and
environmentally sensitive areas.

MONTICELLO 2040 VISION + PLAN

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 6.2.1 - Ensure trail and pathway
access to Bertram is maintained and provides a
safe option to access the Park. Trails should be
separated from roads whenever possible.
Strategy 6.2.2 - Support and allocate funding
for the improvement of the recreation complex
at Bertram Chain of Lakes Regional Park.
Strategy 6.2.3 - Maintain an open and
collaborative partnership with Wright County
Parks to manage Bertram Chain of Lakes
Regional Park.

Strategy 6.3.1 - Identify, protect and preserve
wetlands, lake, creeks and sensitive water
features throughout the community through
a Natural Resource Management Plan.
Strategy 6.3.2 - Continue to apply the
City’s Wetland Zoning District to protect areas
considered valuable wetland and
water resources.
Strategy 6.3.3 - Identify, protect and preserve
sensitive tree and woodland resources
throughout the community, particularly Hidden
Forest Woods, Galagher Old Growth Woods,
and areas along the Mississippi River through a
Natural Resource Management Plan.
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IMPLEMENTATION CHART: LAND USE, GROWTH AND ORDERLY ANNEXATION
GOAL
Goal 6: Natural Environment,
Parks & Open Space

POLICY
Policy 6.3 : Natural Areas,
Sensitive Habitat and
Resource Conservation

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 6.3.4 - Promote tree growth
throughout the city and identify locations for
increased tree growth and encourage tree
plantings along streets, pathways and on
private property.
Strategy 6.3.5 - Utilize utility corridors as
opportunities for natural resource enhancement
and greenway corridors.

Goal 6: Natural Environment,
Parks & Open Space

Policy 6.4 : City Parks & Pathways
Maintain and enhance a network of neighborhood, community, and linear
parks. Parks should be recognized as a fundamental component to Monticello’s
quality of life and should be carefully managed to create a range and balance of
active open space. Utilize open space, including parks, flood control channels,
greenbelts, easements, and other open areas to connect the City, provide
car-free corridors for pedestrians and bicyclists, and connect Monticello’s
neighborhood, parks, schools and commercial centers.
Note: Detailed strategies for City Parks and Recreation can be found in the
Parks, Pathways and Open Space Chapter.

Goal 6: Natural Environment,
Parks & Open Space

Policy 6.5:
Recreation Opportunities
Pursue the development of a wide
range of recreation opportunities
available to Monticello residents.
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Strategy 6.5.1 - Conduct regular review of
parkland allocation and ensure sufficient amount
of land is designated for parks and recreation
activities in the City as the population increases.
Strategy 6.5.2 - Utilize parks as neighborhood
centers to foster complete neighborhoods with a
sense of place.

IMPLEMENTATION

IMPLEMENTATION CHART: MOBILITY AND CONNECTIVITY
GOAL
Planned Street Network
Goal 1: A planned street network
that connects all areas of the
City and Orderly Annexation Area
in an efficient and orderly fashion,
provides options for all forms of
mobility, and improves overall
accessibility.

POLICY
Policy 1.1: Street and
Roadway Needs
Continually evaluate and ensure all
city streets and roadways meet the
projected demand by all users by
proactively assessing needs, design
solutions and facilities.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.1.1 - Continue to evaluate roadway
needs and demands as the community vision
is implemented and adjustments are needed
and incorporate new projects into the Capital
Improvement Program.
Strategy 1.1.2 - Preserve adequate future right
of way for local, collector and arterial roadways
through the development review process.
Strategy 1.1.3 - Ensure that planned streets
and roadways follow recommended access
management guidelines.
Strategy 1.1.4 - Continue to utilize the roadway
functional classification system as the city
develops to allow for the distribution of traffic
to the appropriate streets and roads in
the network.
Strategy 1.1.5 - Pursue detailed study and
implementation of priority projects as funding
becomes available.
Strategy 1.1.6 - Continue to utilize the
pavement management program and other
proactive strategies to maintain roadways and
other assets in a cost-efficient manner.

Goal 1: Planned Street Network

Policy 1.2: Agency Coordination
Meet frequently for coordination
and collaboration with MnDot,
Wright County and Monticello
Township to evaluate specific
roadway needs and address
jurisdictional considerations.

MONTICELLO 2040 VISION + PLAN

Strategy 1.2.1 - Coordinate with MnDOT, Wright
County and Monticello Township as planned
roadways are implemented to ensure alignment
with county roadway needs and future
jurisdictional transfers.
Strategy 1.2.2 - Participate as an active partner
in the Wright County 5-year Transportation and
Wright County pathway planning to ensure
Monticello’s roadway and pathway needs
are met.
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TRANSPORTATION STRATEGIES
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IMPLEMENTATION CHART: MOBILITY AND CONNECTIVITY
GOAL
Goal 1: Planned Street Network

POLICY
Policy 1.3:
Multimodal Connectivity
Use the development and
construction of planned roadways
as an opportunity to expand
multimodal connectivity.

Complete Streets
Goal 2: A “complete streets
policy” for new and modified
streets that balances the needs
of automobiles with the needs of
transit, bicyclists, pedestrians, and
people of all physical abilities.

Policy 2.1: Complete Streets
Policy Creation
Create and adopt a complete streets
policy as the basis for new and
modified street design to ensure all
methods of transportation and
user groups are accommodated.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.3.1 - As planned roadways are
developed, utilize the complete streets process
and ensure the roads include protected
sidewalks or trails, bicycle lanes, landscape
buffers, ADA improvements and other facilities
deemed necessary for the functional enjoyment
of the system.
Strategy 2.1.1 - Utilize MnDOT’s “Complete
Streets Implementation Resource Guide for
Minnesota Local Agencies” to support policy
creation and implementation.
Strategy 2.1.2 - Create a coalition of
stakeholders to develop and support
implementation of a complete streets policy.
Strategy 2.1.3 - Complete an inventory of
individual corridor needs by mode type including
pedestrians, bicycles, transit, and accessibility.

Goal 2: Complete Streets

Policy 2.2 - Complete Streets
Policy Implementation
Use the Complete Streets Policy as
a framework for using design
standards and needs assessments
to create safe and comfortable
transportation facilities for all users.

Strategy 2.2.1 - Follow best practices and
design standards for all new sidewalk and trail
facilities until these standards can be developed
as part of the Parks and Pathways Master Plan.
Strategy 2.2.2 - Identify pedestrian and bicycle
needs in the early stages of street improvement
projects so that enhancements or new
infrastructure can be incorporated into a project
if feasible.
Strategy 2.2.3 - Work with Wright County in
efforts to pursue Complete Streets along County
rights of way.

MONTICELLO 2040 VISION + PLAN
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IMPLEMENTATION CHART: MOBILITY AND CONNECTIVITY
GOAL

POLICY

New Interstate Exchange

Policy 3.1: New Interstate 94
Interchange at Orchard Road

Goal 3: A new Interstate 94
interchange at Orchard Road.

Pursue a new Interstate 94
interchange location at Orchard
Road to improve access to Bertram
Chain of Lakes, and help facilitate
future industrial and commercial
development in the Northwest
Planning Area.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 3.1.1 - Continue to study and explore
opportunities to preserve right of way needs for
the future interchange prior to development and
complete necessary feasibility studies in phased
approach to support development of
the interchange.
Strategy 3.1.2 - Engage the Industrial and
Economic Development Committee, Xcel Energy
and the State Legislature to advocate for the
future interchange and grow funding sources.
Strategy 3.1.3 - Continue coordination with
MnDOT and Federal Highway Administration
(FHWA) to plan for a future interchange.

Downtown Transportation

Policy 4.1: Downtown
Circulation and Safety

Goal 4: A Downtown
transportation system that is
connected, safe, well-designed,
accommodates a range of users
and is connected to the
regional system.

Explore options to improve
circulation and safety in
Downtown with transportation
system management.

Strategy 4.1.1 - Continue to work with MnDOT
to explore opportunities to improve safety and
mobility on Pine Street/Highway 25 through
the Downtown.
Strategy 4.1.2 - Work with Wright County to
explore opportunities to redirect Broadway
Street regional traffic from the downtown area.
Strategy 4.1.3 - Implement traffic calming and
enforcement measures to manage speeds on
local downtown streets where appropriate.
Strategy 4.1.4 - Pursue and collaborate with
MnDot for a new traffic signal and pedestrian
crossing at 4th Street and Pine Street/State
Highway 25.
Strategy 4.1.5 - Connect Walnut Street to
River Street.
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IMPLEMENTATION CHART: MOBILITY AND CONNECTIVITY
GOAL
Goal 4:
Downtown Transportation

POLICY
Policy 4.2:
Multi-Modal Downtown
Collaborate with other MnDot and
Wright County to enhance
the viability of multimodal
transportation options in Downtown.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 4.2.1 - Work with MnDOT and Wright
County to identify opportunities for enhancing
non-motorized crossings of Highway 25 as
well as County Highways 75 and 39. Contextsensitive options may include modified
geometry, signal timing, textured paving,
pedestrian crossing enhancements, curb bumpouts, and other strategies.
Strategy 4.2.2 - Work with Trailblazer Transit
to evaluate opportunities for a fixed transit
route and/or shuttle service from downtown
Monticello to the Northstar Commuter Rail
Station in Big Lake.

Goal 4:
Downtown Transportation

Policy 4.3:
Future Freight Impacts
Ensure the development of freightgenerating facilities in the region do
not cause disproportionate safety
and mobility impacts on Highway 25.

Connectivity
Goal 5: A City connected
through a complete and
well-designed system of streets,
sidewalks and trails that provide
access to neighborhoods, parks,
schools, commercial centers and
regional destinations.

MONTICELLO 2040 VISION + PLAN

Policy 5.1:
Connectivity Throughout the City
Maintain a system of connectivity
by multiple modes of transportation
throughout the city with a focus
on pathways between residential
neighborhoods, parks, schools,
employment centers, downtown
and commercial centers.

Strategy 4.3.1 - Continue to engage in regional
conversations to protect Monticello interests
about the development of rail-truck intermodal
facilities in Sherburne County to address the
potential for increased traffic on Highway 25
and other potential impacts in Monticello.

Strategy 5.1.1 - Utilize roadway functional
classification and access management
strategies to improve multimodal connectivity
between residential neighborhoods and
commercial centers.
Strategy 5.1.2 - Continue to implement planned
pedestrian and bicycle trails and pathways that
connect key destinations, specifically bicycle
and pedestrian connectivity across I-94 and to
Bertram Chain of Lakes Regional Park
are priorities.
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IMPLEMENTATION CHART: MOBILITY AND CONNECTIVITY
GOAL
Goal 5: Connectivity

POLICY
Policy 5.1:
Connectivity Throughout the City

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 5.1.3 - Support healthy and
active lifestyles through a pedestrian and
bicycle infrastructure system that connects
neighborhoods, schools, parks, community
centers, and places of employment.
Strategy 5.1.4 - Continue to bring pedestrian
facilities into ADA compliance and ensure that all
new facilities are compliant.
Strategy 5.1.5 - Proactively monitor the
condition of sidewalks, trails, curb ramps, and
other infrastructure for walking and biking to
identify and resolve maintenance needs.

Goal 5: Connectivity

Policy 5.2: Collaboration with
Local and Regional Partners
Work constructively with MnDOT,
Wright and Sherburne Counties,
and other partners within the
City of Monticello to continue to
build a connected multimodal
transportation system.

Strategy 5.2.1 - Coordinate with MnDOT and
Wright County on opportunities to improve
bicycle and pedestrian infrastructure along
Highway 25 and CSAH 39.
Strategy 5.2.2 - Coordinate with Wright County
and other stakeholders to ensure alignment and
logical connections between local and regional
trails and bicycle routes including planned
county-wide bikeways.
Strategy 5.2.3 - Work with Wright County and
Monticello the School District to implement and
address the issues identified in the Monticello
Safe Routes to School Plan.
Strategy 5.2.4 - Collaborate with Sherburne
County to construct a pedestrian/bicycle bridge
across the Mississippi River.
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IMPLEMENTATION CHART: ECONOMIC DEVELOPMENT
GOAL
Business Attraction
and Retention
Goal 1: A successful business
attraction and retention program
that attracts new businesses and
retains existing businesses.

POLICY
Policy 1.1: Business and
Employment Retention
Retain existing businesses and
employers to ensure existing
and future residents have access to
livable wage jobs in a diverse range
of economic sectors.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.1.1 - Maintain a strong Business
Retention and Expansion (BR&E) program to
monitor opportunities for continued growth
and expansion of businesses as well as the
continued relationship development between
the City and existing businesses.
Strategy 1.1.2 - Identify and support companies
that are expanding and adding employees.
Strategy 1.1.3 - Identify and promote programs
that assist existing companies in expansion and
creation of new positions.
Strategy 1.1.4 - Assist and support companies
in accessing business assistance programs
including financial and educational programs.
Strategy 1.1.5 - Bring Businesses and
Educational Organizations together to
create training programs to foster new living
wage opportunities.

Goal 1: Business Attraction
and Retention

Policy 1.2: Local Business Support
Support existing businesses in their
efforts to expand and do business
in the community.

Strategy 1.2.1 – Facilitate relationships
with existing businesses on the expansion,
redevelopment and improvement of their
buildings and facilities.
Strategy 1.2.2 - Consider facade rehabilitation
programs, small business loans, grants and
other tools to encourage property reinvestment
and support local businesses.
Strategy 1.2.3 - Foster partnerships and
maintain networking relationships with the goal
of maintaining communication in support of
existing businesses.

MONTICELLO 2040 VISION + PLAN
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IMPLEMENTATION CHART: ECONOMIC DEVELOPMENT
GOAL
Tax Base Expansion
Goal 2: A stable and expanding
tax base that diversifies the
city’s economy and creates a
sustainable employment to
offset the eventual closure of
the Xcel Monticello Nuclear
Generating Plant.

POLICY
Policy 2.1: Diverse
Economic Sectors
Diversify economic sectors to
broaden the base of available
living wage employment in
the Community.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 2.1.1 - Capitalize on the proximity to
I-94 regional transportation facilities, available
land and educated and skilled work force to
create opportunities for job growth.
Strategy 2.1.2 - Inventory existing industry
clusters and strengthen those clusters
by attracting similar and complementary
businesses.
Strategy 2.1.3 - Work with existing business
clusters to expand the attraction of supply
chain companies.
Strategy 2.1.4 - Recognize changing land
use patterns for industrial parks, and other or
alternative uses such as co-working spaces.

Goal 2: Tax Base Expansion

Policy 2.2: Business Toolbox
Maintain a business development
and job creation toolbox to assist
existing and future businesses.

Strategy 2.2.1 - Promote economic
development tools to the business community.
Strategy 2.2.2 - Develop criteria for a City tax
reimbursement and abatement program.
Strategy 2.2.3 - Identify and promote new and
existing state and federal programs to support
business development and attraction.
Strategy 2.2.4 - Prepare a complete
development site package for high-priority areas
including a map of available parcels.
Strategy 2.2.5 - Certify available industrial sites
as “shovel ready” to allow for faster turnaround
of development projects.
Strategy 2.2.6 - Maintain and update annually
property availability maps for commercial and
industrial parcels.
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IMPLEMENTATION

IMPLEMENTATION CHART: ECONOMIC DEVELOPMENT
GOAL
Goal 2: Tax Base Expansion

POLICY
Policy 2.3: Local
Partner Collaboration
Work collaboratively with partners
to foster the attraction of
new businesses.

Goal 2: Tax Base Expansion

Policy 2.4:
Industrial and Business
Site Analysis and Availability
Identify, plan, and develop new
industrial/business park areas
to ensure site availability for
industrial projects as existing
areas fully develop.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 2.3.1 - Proactively support small
business start-up efforts through funding
and programs made available by the State
of Minnesota’s Department of Employment,
Initiative Foundation and Economic
Development (DEED) and Wright County
Economic Development Partnership.
Strategy 2.4.1 - Identify funding sources for
infrastructure and proactively engage
a variety of partners to help complete the
development of a new business park.
Strategy 2.4.2 - Develop partnerships to assist
with marketing and promotion of industrial/
business park areas.
Strategy 2.4.3 - Monitor industrial land
absorption to help prioritize future site
development and readiness.
Strategy 2.4.4 - Investigate opportunities for
grants, legislation, transition aid, or bonding
funds to support industrial land
area development.

Downtown Vitality
Goal 3: A vibrant and thriving
Downtown that contributes to the
City’s economic development and
housing objectives.

Policy 3.1: Downtown
Small Area Plan
Use and implement the Downtown
Small Area Plan as the guiding
document to improve, develop and
redevelop Downtown.

Strategy 3.1.1 - Develop and support the
appropriate policies, programs, and incentives
that enable the type of development described
in the Downtown Small Area Plan.
Strategy 3.1.2 - Install improvements to the
downtown as envisioned in the Walnut Street
Corridor Plan.
Strategy 3.1.3 - Continue to build a funding
base for use in property acquisition and
redevelopment efforts in targeted areas.
Strategy 3.1.4 - Continue to support the
façade improvement program and promote to
downtown business and property owners.
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IMPLEMENTATION CHART: ECONOMIC DEVELOPMENT
GOAL
Goal 3: Downtown Vitality

POLICY
Policy 3.1: Downtown
Small Area Plan
Continue to follow and implement
the Downtown Small Area Plan.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 3.1.5 - Continue to meet with
downtown property owners either in an informal
group setting or individually to understand
their concerns with traffic, parking, land use,
building improvements and reinvestment in their
property as well as willingness to sell, partner,
price, etc.
Strategy 3.1.6 - Encourage continued
incorporation of arts as an economic
development tool for Downtown Monticello
and the community at-large.
Strategy 3.1.7 - Ensure trail and pedestrian/
cycle connections are considered within the
downtown and from the downtown to other
areas within the community.
Strategy 3.1.8 - Maintain and update annually
property availability maps for downtown
property or property investment parcels.

Redevelopment & Reinvestment

Policy 4.1: Redevelopment

Goal 4: Redevelopment of
vacant and underutilized parcels
consistent with meeting the City’s
economic development, land use
and community design objectives.

Continue to support redevelopment
efforts as identified in the
Downtown Small Area Plan and
in strategic opportunity areas
throughout the community.

Strategy 4.1.1 - Continue to focus on site control
for a potential future targeted redevelopment in
Block 52 as envisioned in the Downtown Small
Area Study Plan.
Strategy 4.1.2 - Develop and implement
marketing of city-owned properties identified
for redevelopment, including Block 52, 34 and
Cedar Street/Broadway site.
Strategy 4.1.3 - Reconnect Walnut Street to
River Street in support of redevelopment.
-Strategy 4.1.4 - Use the Block 52
redevelopment project as a catalyst and
template for future redevelopment projects in
the downtown area.
Strategy 4.1.5 - Remain open to strategic
opportunities for redevelopment throughout
the community in all land use categories .
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IMPLEMENTATION

IMPLEMENTATION CHART: ECONOMIC DEVELOPMENT
GOAL
Goal 4: Redevelopment
& Reinvestment

POLICY
Policy 4.2: Revitalization
Support revitalization efforts for
publicly owned properties
and other opportunity sites
throughout the community.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 4.2.1 - Evaluate any development
related processes or fees which could be
modified to support or encourage reinvestment
in targeted areas.
Strategy 4.2.2 - Research and develop
reinvestment programs for targeted housing
areas and other sites throughout the community
for long-term investment.
Strategy 4.2.3 - Use strategies identified in
the Community Character, Design and the Arts
Chapter in revitalization projects.

Life-Cycle Housing
Goal 5: Goal 5 - Monticello will be
a community with a wide variety
of housing options that includes
workforce, starter, step up,
and senior housing to allow for
new and existing residents to
remain and age in the community.

Policy 5.1:
Housing to Support Employment
Actively promote and seek
opportunities for the development
of a wide variety of housing
types, styles and price points as
a mechanism to support and
attract employment.

Strategy 5.1.1 - Continue to market workforce
housing development on EDA-owned land
along East 4th Street and Outlot A of Country
Club Manor, or at other suitable sites in the City,
including the Downtown.
Strategy 5.1.2 - Maintain and update annually
property availability maps for residential
housing sites as identified in the
2020 Housing Report.
Strategy 5.1.3 - Support efforts by private and
non-profit entities to develop affordable housing
projects utilizing state and federal programs
based on housing supply and demand data.
Strategy 5.1.4 - Examine use and application
of available housing TIF dollars per the 2016
TIF Management Plan and the adopted Policy
Statements for Available TIF Funds.
Strategy 5.1.5 - Complete updates to the
2020 Housing Study and regular and
appropriate intervals.
Strategy 5.1.6 - Continue to periodically
examine housing stock for aging or blighted
properties and research development
of programs for redevelopment and/or
revitalization of existing housing.
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IMPLEMENTATION CHART: ECONOMIC DEVELOPMENT
GOAL

POLICY

Workforce Development

Policy 6.1: Diversified
and Skilled Workforce

Goal 6: A workforce development
and training program that provides
the skills and knowledge needed
for a wide range of jobs and
opportunities.

The City will collaborate with the
School District, Wright County
Economic Development Partnership
and other local entities involved
in monitoring and developing
workforce training awareness
efforts to address workforce needs.

Promotion and Partnerships

Policy 7.1:
Public Relation Strategy

Goal 7: Collaborative Partnerships
and the Promotion of Monticello
Economic Development Projects,
Programs and Activities.

Create and maintain a
comprehensive Marketing
and Communication Strategy for
priority sectors, available sites
and opportunities.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 6.1.1 - Continue to support
interactions with local organizations to address
workforce needs and training.
Strategy 6.1.2 - Partner with Wright County
Workforce Pathways (WCWFP) on solutions for
training and education programs.
Strategy 6.1.3 - Promote Central Minnesota
Jobs & Training Services as an option to
community college or university for students
seeking alternative careers in the trades
manufacturing, and similar sectors and create
a plan to market financial tools which support
living wage employment as a primary focus.
Strategy 7.1.1 - Identify community partners
that can be regularly engaged and advised on
economic development activities and events.
Strategy 7.1.2 - Support the development of an
economic development brand and utilize it in all
economic development activities.
Strategy 7.1.3 - Enhance the brand and tell
the story of Downtown Monticello.
Strategy 7.1.4 - Regularly update information
about available development sites.
Strategy 7.1.5 - Marketing EDA incentive
programs in a more proactive manner, both
within the community and beyond.
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•

Present existing and new incentive
programs to smaller community groups,
local banks, realtors, and local businesses
either in an informal group session or a
formal round table format.

•

Develop and communicate a “complete”
development package program which
provides support and assistance to
prospects and developers from inquiry
to construction.

IMPLEMENTATION

IMPLEMENTATION CHART: ECONOMIC DEVELOPMENT
GOAL
Goal 7:
Promotion and Partnerships

Goal 7:
Promotion and Partnerships

POLICY
Policy 7.1:
Public Relation Strategy

Policy 7.1: Partnerships
Engage as a partner in local and
regional planning and
development opportunities.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 7.1.6 - Market industrial development
of the business/industrial areas to a broad
variety of prospects as guided by the current
and future Comprehensive Plan.
•

Focus on prospects which serve or rely on
the St. Cloud and Twin Cities markets.

•

Focus on supply chain prospects.

Strategy 7.2.1 - Engage in the regional planning
efforts of the Central Mississippi River Regional
Planning Partnership (CMRRPP) to allow for the
continued development of the community.
Strategy 7.2.2 - Consider funding and/or
completing studies that provide policy and
strategy framework for desired land uses/
or projects in the downtown and for other
development opportunities and programs.
Strategy 7.2.3 - Monitor commuter rail
development in and around the Twin Cities
metro region for potential benefits and
opportunities to serve Monticello.

Opportunity Focus Areas

Policy 8.1:
Opportunity Focus Areas

Goal 8: Reinvestment,
redevelopment and overall
improvement of the opportunity
focus areas within the City.

Recognize the opportunity
focus areas of the city as the
locations with optimal conditions
for attracting reinvestment and
the overall improvement of the
appearance and character of
these areas.
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Strategy 8.1.1 - Maintain open lines of
communication with property and business
owners to understand their long term
development objectives.
Strategy 8.1.2 - Consider tax strategies, loans,
grants, and other financing mechanisms to boost
reinvestment and improvements.
Strategy 8.1.3 - Encourage public infrastructure
investment in these areas to encourage
private investment.
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IMPLEMENTATION CHART: PARKS, PATHWAYS AND OPEN SPACE
GOAL

POLICY

City Parks and Recreation

Policy 1.1:
Parks and Recreation Areas

Goal 1: Maintain and enhance a
City park and recreation system
with a wide range of parks and
recreational facilities that provide
opportunities for active and
passive recreation, healthy
lifestyles, access to wildlife
and nature, and reflects the
community’s value for a
world-class park system and
variety of recreational experiences.
The City will strive to provide
superior park and recreational
opportunities for all residents
and visitors.

Maintain a set of park classifications
that categorize park facilities based
on their size and function in the
community. The classifications
within this plan provide a wide
range of park and recreation areas
and choices that serve all potential
system users.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.1.1 - Evaluate the demand and
need for future parks meeting the various
classifications on an on-going basis and with
development opportunity.
Strategy 1.1.2 - Collaborate with Wright County
and promote the advancement of healthier
lifestyles through education, convenience,
innovation, or other methods that will increase
use of the various parks and pathways in
Monticello, including under served populations.
Strategy 1.1.3 - Acquire and develop linear
parks that serve many functions including
recreational opportunities, alternative
transportation routes, aesthetic enhancements
and the reuse or shared use of abandoned
or underutilized transportation, utility, or
other corridors.
Strategy 1.1.4 - Adapt park facilities over time
to ensure a variety of park and recreation
experiences for the users of the facilities as they
evolve over time due to access, growth, and
demographic change.
Strategy 1.1.5 - Consider development of pocket
parks throughout the downtown and incorporate
their design and connectivity as part of the Park
Master Plan.
Strategy 1.1.6 - Recognize downtown riverfront
parks as a key asset to the success of the
Downtown and plan for improvements in Capital
Improvement Plan in accordance with the
Downtown Small Area Plan.
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IMPLEMENTATION

IMPLEMENTATION CHART: PARKS, PATHWAYS AND OPEN SPACE
GOAL
Goal 1:
City Parks and Recreation

POLICY
Policy 1.2: Park Improvements,
Maintenance and Funding
Provide well-maintained park
and recreational facilities that will
serve the community in the near and
long terms and identify adequate
funding sources for long-term
capital improvements
and maintenance planning.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.2.1 - Prepare a Park & Pathway
Master Plan which details maintenance and
operations plans for park and identifies and
secures long-term funding sources as part of the
plan such as taxes, assessments, bonds, and
grants. It should also include detailed planning
for Downtown area parks and pathways.
Strategy 1.2.2 - Assess future recreational
needs of the community based on periodic
needs assessment and comprehensive inventory
of all recreation service providers and facilities.
Strategy 1.2.3 - Coordinate efforts with the
School District and other recreation providers to
promote community recreation themed events,
evaluate shared use of athletic fields and to
maximize efficiency and level of service to
the community.
Strategy 1.2.4 - Complete the Open Space and
Parks Framework identified in the Downtown
Small Area Plan.

Goal 1:
City Parks and Recreation

Goal 1:
City Parks and Recreation
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Policy 1.3: Parkland Dedication
Maintain parkland dedication
requirements to acquire and
improve parks to complement new
residential neighborhoods.

Policy 1.4: Future Community Parks
Pursue land acquisition and funding
mechanisms for future community
parks as identified in this plan.

Strategy 1.3.1 - Use developer dedications
for future parks in newly developing areas of
Monticello. The subdivision process will be
guiding implementation tool for this process.
Strategy 1.3.2 - Review park fees on an annual
basis and update as necessary pursuant to any
changes to the overall City Parks and Pathways
System and adjust for cost of living indexes or
other factors.
Strategy 1.4.1 - Continue to support
establishment of park facilities accessible to all
residents, utilizing the buffer of 1/2 mile or less
to park facility.
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IMPLEMENTATION CHART: PARKS, PATHWAYS AND OPEN SPACE
GOAL
Goal 1:
City Parks and Recreation

POLICY
Policy 1.5:
Natural and Historic Assets
Utilize the park and pathway
system to preserve and enhance
the natural and historic assets of
the community.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.5.1 - Give priority to future park
locations to areas that are found to be of
significance to the community and provide
natural open space experiences and improved
pathway continuity, choice, and alternatives.
Strategy 1.5.2 - If areas with ecological or
community significance are anticipated to be
sold by the landowner, the City could consider
purchasing the land for park and greenway
space. Areas with high quality resources,
areas important to the community or areas that
provide connection between these resources
should be considered first.
Strategy 1.5.3 - Include historic narrative as
appropriate in key locations within the
park system.

Goal 1:
City Parks and Recreation

Goal 1:
City Parks and Recreation
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Policy 1.6: Recreation Programming
Actively coordinate recreation
activities by working with the
School District, Wright County
and community education
representatives to facilitate and
schedule programming. This will
help expand the options of the park
and pathway system to include
a wider variety of recreation
experiences and choices for people
of all abilities.

Strategy 1.6.1 - Pursue development of
teen-based recreation opportunities through a
partnership with the School District and other
organizations. A need for a dedicated facility
for teens was identified during the community
engagement process. These opportunities
would create destinations for teens and provide
options for activities and collaboration.
Strategy 1.6.2 - Utilize programming within
the downtown riverfront parks and river
recreation as a tool for supporting vibrancy and
revitalization of the downtown.

Policy 1.7: Monticello Community Center
Maintain and invest in the Monticello Community Center as the premiere
indoor community park in the region providing a range of recreation and
community programming.

IMPLEMENTATION

IMPLEMENTATION CHART: PARKS, PATHWAYS AND OPEN SPACE
GOAL
Goal 1:
City Parks and Recreation

POLICY

Policy 1.8: Sustainable Park
Operations
Incorporate sustainable practices
into park maintenance and
operations including a range
of best practices to encourage
recycling and reuse of materials,
and overall reduce consumption of
water, electricity, and fossil fuels
in the construction, operations
and maintenance of parks and
recreation facilities.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.8.1 – As part of a Parks & Pathways
Master Plan, prepare a Natural Resource
Management plan identifying additional
strategies and opportunities for maintaining
and enhancing natural resources throughout
the system.
Strategy 1.8.2 - Continue to reduce water use
when possible through the use of turf grass,
native and drought tolerant landscaping, and
water conservation technology in parks and
recreation facilities.
Strategy 1.8.3 - Continue to reduce runoff
of stormwater and pollutants from City parks
through reduction of paved surfaces, the use of
permeable pavement in park construction, and
the use of bioswales and biofiltration to improve
water quality.
Strategy 1.8.4 - Continue to invest in
energy efficiency and renewable sources in
park operations.

Strategy 1.8.5 - Whenever possible, utilize
recycled materials for construction within
park areas.
Strategy 1.8.6 - Continue to utilize native
landscape materials within parks, including
areas for buffering and transitions between
parks or natural resources and non-park use to
minimize maintenance and
irrigation requirements.
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IMPLEMENTATION CHART: PARKS, PATHWAYS AND OPEN SPACE
GOAL
Goal 1:
City Parks and Recreation

POLICY

STRATEGY

Policy 1.9: Park Master Plan
and Design Standards

Strategy 1.9.1 - Include funding to prepare a
Parks and Pathways Master Plan into the City’s
Five-Year Capital Improvement Program.

Maintain a Parks and Pathways
Master Plan that more specifically
describes the standards and
guidelines for park and pathway
design and development and
includes detailed procedures for
acquisition, development, operation
and maintenance and all City park
and pathway facilities.

Strategy 1.9.2 - Ensure that the Master Plan
incorporates design standards for all city
parks and pathways including linear parks and
innovative amenities.

Goal 1:
City Parks and Recreation

Policy 10: Parks, Arts and Recreation Commission

City Trail and Pathway Network

Policy 2.1: Connectivity
throughout the City and MOAA

Goal 2: Maintain and enhance
a continuous, complete and
connected City pathway system of
trails, greenways and sidewalks
which knits the City together
through its neighborhoods,
parks, schools, open spaces, and
commercial and employment
centers and serve both a
transportation and
recreation function.

Provide pathway connections
between parks and recreation
areas, open spaces, neighborhoods,
schools and commercial and
employment centers.
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SHORTTERM

LONGTERM

ONGOING

THEME

Maintain the Parks, Arts and Recreation Commission as the primary advisory
body that discusses and reviews plans for the acquisition and development
of parks and recreational facilities, develops recreation programs, reviews
parkland dedications for new subdivisions and makes recommendations to
the Planning Commission and City Council.
Strategy 2.1.1 - Annually evaluate, update and
adopt the Pathway Connection map, which
identifies and prioritizes segments and loop
connections for completion.
Strategy 2.1.2 - Ensure trail connections
across barriers, such as the Interstate and
Highway 25, are included in all street, roadway
and infrastructure projects including a future
interchange with Orchard Road or new
intersections on Highway 25.
Strategy 2.1.3 - Incorporate segment
completion as part of annual Capital
Improvement Plans.

IMPLEMENTATION

IMPLEMENTATION CHART: PARKS, PATHWAYS AND OPEN SPACE
GOAL

POLICY

Goal 2:
City Trail and Pathway Network

Policy 2.1: Connectivity
throughout the City and MOAA

Goal 2:
City Trail and Pathway Network

Policy 2.2: Local Pathway System
Maintain a City-wide system of
trails, sidewalk and greenways
classified as Primary, Secondary
and Minor/Sidewalks.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 2.1.3 - The City is expecting the entire
City and portions of the MOAA to be connected
through the system of parks, open spaces, and
trails. This system must continually be examined
to ensure completion as the community grows
while ensuring that pathways connect to desired
destinations, provide alternative routing options
and are accessible and provide safe design
alternatives for pedestrians and bicyclists.
Strategy 2.2.1 - Target gaps in the pathway
system and locations along and across the
Mississippi River and in proximity to the
Downtown as the priorities for completion.
Strategy 2.2.2 - Allow reasonable flexibility
on final pathway routes and locations due to
unforeseen circumstances. Options change
over time, and pathway completion will
require regular monitoring as new options
present themselves.
Strategy 2.2.3 - Maintain a Liner Park
classification that applies to primary trail
corridors, greenways and other linear park
facilities, recognizing them as park facilities
complemented with signage, benches and
other amenities.
Strategy 2.2.4 - Incorporate greenways,
characterized as corridors of open space
that serve multiple recreational purposes,
into the pathway system whenever possible.
Large overhead utility easements are the
most common example, and also common
in Monticello. Develop relationships and
partnerships with appropriate agencies and
organizations to promote greenways along
utility corridors and other locations.
Strategy 2.2.5 -Complete the Walnut Street
Corridor improvements in a phased approach in
accordance with the Walnut Street Corridor Plan.
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IMPLEMENTATION CHART: PARKS, PATHWAYS AND OPEN SPACE
GOAL

POLICY

Goal 2:
City Trail and Pathway Network

Policy 2.2: Local Pathway System

Strategy 2.2.6 - Provide and maintain
amenities, such as benches, exercise stations,
public art, maps and displays, along trail
corridors, greenways and other pathways.

Goal 2:
City Trail and Pathway Network

Policy 2.3:
Regional Pathway System

Strategy 2.3.1 - Provide the resources needed
to develop a complete section of the Great River
Trail through Monticello and participate in the
ongoing efforts to develop and maintain this
trail through collaborations and partnerships
to ensure long term funding for maintenance,
signage and promotion.

Support and cooperate with the
County, Township, and nearby cities
(Big Lake, Buffalo, St. Michael,
among others) on regional initiatives
to extend regional trails
through Monticello.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 2.3.2 - Work with MnDOT to upgrade
and/or replace the sidewalk on the Highway 25
bridge crossing the Mississippi River. Consider
separate pedestrian/bicycling bridge across
the River.
Strategy 2.3.3 - Maintain the portion of the
Mississippi River Trail through Monticello with
appropriate collaboration with the Minnesota
Department of Transportation and Department
of Natural Resources for maintenance, signage
and promotion.
Strategy 2.3.4 - Collaborate with and
participate in achieving goals of the Wright
County Pathway System plan for
Monticello segments.

Goal 2:
City Trail and Pathway Network

Policy 2.4: Signage and Wayfinding

Goal 2:
City Trail and Pathway Network

Policy 2.5:
Pathway Design Standards

Incorporate signage and wayfinding
throughout the pathway system to
provide information and serve as
an urban design element consistent
with Monticello’s brand and identity.

Strategy 2.4.1 - Incorporate signage and
wayfinding guidelines and standards into
a Park and Pathway System Master Plan.

Strategy 2.5.1 - Incorporate pathway design
standards into a Parks and Pathway Master Plan.

Maintain pathway design standards
that describe and illustrate all
pathway types, details and
construction standards.
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IMPLEMENTATION CHART: PARKS, PATHWAYS AND OPEN SPACE
GOAL
Bertram Chain of Lakes
Regional Park
Goal 3: Continue to recognize the
Bertram Chain of Lakes Regional
Park as the crown jewel of the
Monticello parks and open space
system, maintained as permanent
open space while providing
passive and active recreation
opportunities, habitat protection
and ecological value to the
community and region.
Goal 3: Bertram Chain of Lakes
Regional Park

POLICY

STRATEGY

LONGTERM

ONGOING

THEME

Policy 3.1: Promote Bertram Chain of Lakes Regional Park
Promote Bertram Chain of Lakes as a regional destination and incorporate
a full range of programming and facilities into the park.

Policy 3.2: Connectivity
Ensure an extensive pathway system connects to Bertram Chain of Lakes from
different locations in Monticello and the MOAA.

Policy 3.3: Regional Athletic Park
Complete development of the BCOL
Regional Athletic Park in support
of local and regional athletic
space needs and as an economic
development tool for
the community.

Strategy 3.3.1 - Complete development of the
BCOL Regional Athletic Park in support of local
and regional athletic space needs and as an
economic development tool for the community.
Strategy 3.3.2 - Explore and implement funding
mechanisms for phased development of a
regional athletic park at Bertram Chain of Lakes
to serve the sports and recreation needs of the
community and region.

Goal 3: Bertram Chain of Lakes
Regional Park

Policy 3.4 - Improvements Sensitive to Environment

Goal 3: Bertram Chain of Lakes
Regional Park

Policy 3.5 - Regional Partnerships for Parks
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SHORTTERM

Ensure improvements made to or adjacent to Bertram Chain of Lakes consider
potential environmental impacts, including traffic generation, lighting, trash
removal and other considerations.

Continue to partner with Wright County on ownership and operation of the
park and look for additional partnership and collaborative opportunities to the
benefit of the park.
237

IMPLEMENTATION CHART: PARKS, PATHWAYS AND OPEN SPACE
GOAL
Mississippi River
Goal 4: A protected Mississippi
River embraced as one of the
defining features of Monticello that
provides locations for recreation
and passive enjoyment.

POLICY
Policy 4.1: Views, Access
and Utilization of the
Mississippi River.
Capitalize on Monticello’s prime
location along the Mississippi
River and promote the City
as a “rivertown” by seeking
opportunities to enhance river
recreation, and viewing areas
through scenic overlooks, and by
increasing riverfront access through
property acquisitions.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 4.1.1 - Seek specific locations where
views of the river are available to the public.
Direct access to the river should be examined
wherever public spaces permit, including
existing locations and those that may become
available in the future. Extended frontage along
the riverfront should be protected wherever
available, while respecting the rights of
private landowners.
Strategy 4.1.2 - Promote the use of the River
and create recreational opportunities and
programs along sections of the River
where feasible.
Strategy 4.1.3 - Prevent river bank erosion
by working with property owners and local
watershed authorities to maintain and enhance
the river’s edge.

Monticello Views of the Mississippi River
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IMPLEMENTATION CHART: PARKS, PATHWAYS AND OPEN SPACE
GOAL

POLICY

Open Space and
Resource Conservation

Policy 5.1: Open Space and
Resource Conservation Land Use

Goal 5: Protect and preserve the
natural open space system that
provides Monticello’s “Open Space
Frame”, recognizing that the
significant elements of this
system include the Mississippi
River, Bertram Chain of Lakes and
Montissippi Regional Parks, and
the network of parks, private open
spaces, natural areas and trails
in Monticello.

Maintain an Open Space and
Resource Conservation land use
designation to recognize lands that
should be permanently protected
as natural open space, which later
my be protected through park
dedication, easements or
other tools.

Goal 5: Open Space and
Resource Conservation

Policy 5.2:
Open Space Preservation
Seek opportunities to expand and
add to the open space system
surrounding Monticello whenever
possible as a means to preserve
Monticello’s natural character.
Recognize the many wetlands,
creeks, lakes and water features
within and surrounding Monticello
and promote their protection as a
valuable community resource.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 5.1.1 - Designate lands as Open
Space and Resource Conservation as needed
to identify, protect and preserve natural open
space and sensitive habitats in and around
Monticello consistent with 2008 Natural
Resource Inventory and Assessment and park
dedication policies.

Strategy 5.2.1 - Continue to utilize and
implement strategies from the City’s 2008
Natural Resource Inventory and Assessment
and/or develop a Natural Resource Management
Plan to provide restoration, vegetation
management and protection for valuable open
space resources. The 2008 Natural Resource
Assessment identified a variety of sensitive
areas as having ecological value warranting
protection, these include the Pelican Lake
Watershed, Ditch 33 Watershed and Wetlands,
Oak Savanna and Prairie located near Xcel
Energy and Montiview Hill, among others.
Protection could be accomplished through
public acquisition of an area or through
conservation easements.
Strategy 5.2.2 - Continue to protect Otter
Creek and its water quality by controlling
development near the creek, monitoring water
quality and preventing unlawful discharges into
the Creek.
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IMPLEMENTATION CHART: PARKS, PATHWAYS AND OPEN SPACE
GOAL
Goal 5: Open Space and
Resource Conservation

POLICY
Policy 5.2:
Open Space Preservation

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 5.2.3 - Utilize the City’s Wetland
Zoning District to designate and protect
wetlands and water resources.
Strategy 5.2.4 - Protect woodlands and
forested areas within and surrounding
Monticello as a valuable community resource.
Strategy 5.2.5 - Update as needed existing
zoning ordinances and regulatory tools that
protect and enhance the City’s natural areas,
sensitive resources and water features.
Strategy 5.2.6 - Enhance the community
shade tree program by providing an annual tree
planting program to restore urban trees.
Strategy 5.2.7 - Plant large canopy street
trees where necessary with each street
improvement project.

Goal 5: Open Space and
Resource Conservation
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Policy 5.3: Public Education Plan
Maintain a public education
program regarding the City’s natural
resources and why protecting these
resources is important, including
interpretive signage at existing and
future parks, completion of nature
trails to improve connectivity, and
local school’s science programs.

Strategy 5.3.1 - Seek partnerships for
environmental education that provides
programming and opportunities for residents
in the region to play, learn, and protect natural
resources. Bertram Lakes would be an excellent
location for this type of programming.
Strategy 5.3.2 - Continue to partner with the
School District and Wright County to develop a
public education plan about the community’s
natural resources.

IMPLEMENTATION

IMPLEMENTATION CHART: COMMUNITY CHARACTER, DESIGN AND THE ARTS
GOAL
Urban Design and Placemaking
Goal 1: Identify, conserve,
and promote existing design
character and authenticity in
Monticello’s traditional
downtown and neighborhoods.

POLICY

Policy 1.1: Neighborhood Design
Pursue traditional neighborhood
conservation and preservation
approaches that encourage
property improvements,
reinvestment and promote quality
neighborhood design.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.1.1 - Pursue neighborhood
conservation approaches that promote
appropriate housing rehabilitation and new
construction responsive to Monticello’s
traditional neighborhood character and
visual diversity.
Strategy 1.1.2 - Explore and offer incentives
which provide financing mechanisms for
improvements and reinvestment in the
neighborhoods.
Strategy 1.1.3 - Identify the physical
characteristics and qualities — built and
natural — that define the existing traditional
neighborhoods and subject to conservation
measures and used to enhance new infill
development. A historic resources survey
and inventory may be one method to identify
individual homes or blocks worthy of recognition
and preservation.
Strategy 1.1.4 - Consider options for
establishing a neighborhood conservation
district through a zoning overlay or new
design standards.
Strategy 1.1.5 - Create distinct neighborhood
gateways and public art used as community
design elements unique to each neighborhood
or area of the City.
Strategy 1.1.6 - Focus capital and right-of-way
improvements on urban design and streetscape
improvements that enhance neighborhood
walkability and visual qualities.
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IMPLEMENTATION CHART: COMMUNITY CHARACTER, DESIGN AND THE ARTS
GOAL
Goal 1:
Urban Design and Placemaking

POLICY
Policy 1.2: Downtown Design
Continue programs and efforts
that create a more coherent design
character for Downtown Monticello
by improving existing buildings
and storefronts, facilitating quality
new infill, and a more connected,
comfortable, and safe pedestrian
environment.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.2.1 - Expand eligibility of the
Downtown Building Façade Improvement
Program to key commercial buildings located in
the Downtown.
Strategy 1.2.2 - Within the Park Master Plan,
include a dedicated component for Downtown
outlining urban design enhancements,
landscaping treatment, and gateway and
placemaking initiatives for the greater
downtown district.
Strategy 1.2.3 - Complete annual evaluations
of the policies and implementation actions
within the Downtown Small Area Plan as a
means to continue support and implementation
of the plan. Prepare recommended zoning or
incentives programs accordingly.

Site Design and Architecture
Goal 2: Creative site planning
and architecture that establishes
a high-quality Monticello built
environment, protects valuable
natural resource assets, and builds
Monticello’s identity.

Policy 2.1: High Quality Design
Encourage high-quality infill
development on vacant and
underutilized properties to promote
efficient use of land, connectivity
and visual cohesiveness between
such properties and existing
neighborhoods.

Strategy 2.1.1 - Through zoning and PUD
applications, encourage the location of infill
new commercial, residential, or mixed-use
developments where appropriate and needed
to provide definition to the street and promote
pedestrian activity.
Strategy 2.1.2 - Ensure that the placement of
infill residential and mixed-use development,
commercial buildings, parking, access, and
landscaping is complementary to neighborhood
characteristics in the immediate vicinity.
Strategy 2.1.3 - Consider and adopt floating
overlay zones that provide flexible design
requirements and incentives approaches to
encouraging infill development in targeted
locations in Monticello.
Strategy 2.1.4 - Encourage new development
to incorporate public space elements where
people can gather and interact to help foster a
sense of community.
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IMPLEMENTATION CHART: COMMUNITY CHARACTER, DESIGN AND THE ARTS
GOAL
Goal 2:
Site Design and Architecture

Goal 2:
Site Design and Architecture

POLICY
Policy 2.1: High Quality Design

Policy 2.2: Industrial
and Employment Centers
Design employment and industrial
areas to complement Monticello’s
image and the visual aesthetics of
adjacent neighborhoods.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 2.1.5 - Continue to evaluate the zoning
ordinance for opportunities to enhance design
through landscaping, signage and building
materials in all districts.
Strategy 2.2.1 - Through zoning and careful
land use planning, allow less intense industrial
and employment uses, especially those based in
clean technologies in low-profile buildings
located in areas that complement the
neighboring uses.
Strategy 2.2.2 - Update industrial and
employment center design standards to promote
“four-sided” architecture with enhanced building
materials, and appropriate landscape buffering
and treatments within industrial parks and
adjacent land uses of lower intensity.
Strategy 2.2.3 - Consider enhanced
conservation design standards to protect natural
features and assets in employment centers and
industrial districts.

Goal 2:
Site Design and Architecture

Policy 2.3:
Community-Wide Design
Encourage innovation and creativity
in the design of buildings and
sites throughout the city so that all
development and redevelopment
respect natural, environmental, and
architectural assets.
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Strategy 2.3.1 - Review the Performance Based
Overlay District within the current Zoning Code
to encourage quality development design
that employs natural resource areas and open
spaces, address stormwater management
requirements, and optimize site amenities as
a means for facilitating good transitional land
development design.
Strategy 2.3.2 - Evaluate existing Transitional
section of the zoning ordinance for design
needs in certain locations where architectural
compatibility between adjacent land uses and
development is desired and needed.
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IMPLEMENTATION CHART: COMMUNITY CHARACTER, DESIGN AND THE ARTS
GOAL
Goal 2:
Site Design and Architecture

POLICY
Policy 2.3:
Community-Wide Design
Permit and promote conservation
subdivision design when new
development is proposed near
wetlands and other environmental
sensitive areas.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 2.3.3 - Consider roadway buffers
along selected roadways, containing both
landscaping, gateway elements, and other urban
design treatments to provide both screening and
identity to newly developing areas of Monticello.
Such treatments can help to visually unify
development reserve areas with Monticello’s
traditional core.
Strategy 2.3.4 - Develop a cohesive community
signage program which develops and utilizes
common elements to unify both public and
neighborhood signage - including common
branding elements, design and materials.

Goal 2:
Site Design and Architecture

Policy 2.4: Conservation Design
Permit and promote conservation
subdivision design when new
development is proposed near
wetlands and other environmental
sensitive areas.

Strategy 2.4.1 - Prepare a conservation
subdivision code and overlay zoning that
outlines the standards and processes for
creating new conservation neighborhoods.
Strategy 2.4.2 - Establish working
partnerships with local and statewide land
trusts and conservation organizations for
potential involvement in managing open
spaces and natural areas as part of
conservation subdivisions.
Strategy 2.4.3 - Implement a marketing effort
to promote the benefits of conservation design
as well as attract suitable developers and
investors in Monticello subdivision development.

Bertram Chain of Lakes Regional Park, Source: City of Monticello
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IMPLEMENTATION CHART: COMMUNITY CHARACTER, DESIGN AND THE ARTS
GOAL

POLICY

Design to Promote
Economic Activity
Goal 3: Architectural, landscape,
streetscape, and overall
community design that encourages
economic vitality, improves
Monticello’s overall visual quality
and supports a sense of place and
patterns of activity.

Policy 3.1: Streetscape Design

Goal 3: Design to Promote
Economic Activity

Policy 3.2: Placemaking

Enhance the streetscapes along
Monticello’s major commercial
corridors and other major streets
through coordinated public and
private improvements to convey
a positive image.

Foster community placemaking by
reinforcing key design attributes
in building facades, public spaces,
streetscapes, and other built
elements to reinforce a sense of
place and inspire a greater sense of
community pride and ownership.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 3.1.1 - Allocate funding and prepare
streetscape enhancement plans for Monticello’s
major streets and corridors including
improvements per the Walnut Street
Corridor Plan.
Strategy 3.1.2 - Design community gateway
treatments and implement a comprehensive
wayfinding program that helps visitors navigate
to key areas and destinations within Monticello.

Strategy 3.2.1 - Create and adopt a community
placemaking plan that identifies location-specific
placemaking enhancements focused on reusing
vacant lands, lighting, and animating iconic
buildings and structures, programming public
spaces, supporting public art, and enhancing
parks and infrastructure, as well as the
Mississippi River waterfront.
Strategy 3.2.2 - Work with developers and
property owners in downtown and major
corridors to incorporate small-scale public
spaces and plazas.
Strategy 3.2.3 - Identify opportunities
throughout Monticello, including the
Mississippi River waterfront, the parks system,
and streetscape projects to proliferate public art,
historic interpretation, celebration of the local
natural environment, and ‘urban play’ elements.
Developers should also work to incorporate
such elements into private development
whenever feasible.
Strategy 3.2.4 - Continue to support the
MontiArts program to promote community
building and the creation and installation of
public art as part of a community
placemaking plan.
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IMPLEMENTATION CHART: COMMUNITY CHARACTER, DESIGN AND THE ARTS
GOAL
Goal 3: Design to Promote
Economic Activity

POLICY
Policy 3.2: Placemaking

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 3.2.5 - Continue reinvestment in
the Monticello Community Center as a primary
community asset, public space and center
of the downtown. Develop a plan specific to
evaluating opportunities for programming,
building enhancements, and future
reinvestment.
Strategy 3.2.6 - Continue to support and
encourage programs, events and activities
which bring together community members and
expand opportunity for placemaking at both a
neighborhood and community level.
Strategy 3.2.7 - Continue to explore funding
options for public art and placemaking
activities, including local fundraising, corporate
donations, government grants, dedicated capital
improvement programming, |and fee-for-service
arrangements.
Strategy 3.2.8 - Create engaging public spaces
for children and youth in mind with an emphasis
on appropriate amenities and activities that
promote space stewardship and ownership
among Monticello’s youth.
Strategy 3.2.9 - Coordinate with key
stakeholders active among underrepresented
communities for public outreach and
involvement in the design of public art
and spaces. In addition, actively recruit
underrepresented populations to advisory
boards, committees, and other volunteer
positions as new urban design and placemaking
initiatives take place.
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IMPLEMENTATION CHART: COMMUNITY CHARACTER, DESIGN AND THE ARTS
GOAL
Arts, Culture, and Equity
Goal 4: Public art programming
and opportunities for artistic
and cultural expression and
collaboration within Monticello.

Goal 4: Arts, Culture, and Equity

POLICY
Policy 4.1: Artistic Expression
Encourage the creation of art and
artistic expression in Monticello
through new learning opportunities
and programming initiatives.

STRATEGY

LONGTERM

ONGOING

THEME

Strategy 4.1.1 - Encourage community-based
technical training and assistance to local artists,
creatives and entrepreneurs wishing to start an
arts-based business, gallery or other creative
endeavor in downtown Monticello or other
suitable location.

Public art programming is just
beginning in Monticello and the
Comprehensive Plan seeks to
promote and encourage the Arts in
Monticello. The Arts includes visual
arts, such as painting, sculpture
and photography, as well as the
performing arts of music, dance,
theater and performance.

Strategy 4.1.2 - Continue enhancing arts
and culture programs and events within the
Monticello schools by leveraging partnerships
with regional and statewide cultural arts
providers. Such partnerships will enhance outof-school programming for local youth.

Policy 4.2: Culture and Equity

Strategy 4.2.1 - Use wayfinding, interpretative
signage, murals and creative placemaking and
interactive platforms to help new and current
residents connect with community heritage
and culture.

Use innovative tools and initiatives
to emphasize local culture and
community equity and promote
community identity.

SHORTTERM

Strategy 4.1.3 - Invest in cultural and local
history initiatives that expand access to
resources that support the expression of local
cultural identity, especially for Monticello’s
underrepresented populations.

Strategy 4.2.2 - Encourage and include live
and theatrical performances and cultural
activities in public spaces and as part of
community-wide events.
Strategy 4.2.3 - Promote a full range of
cultural spaces throughout Monticello including
downtown, the Regional Library, the Community
Center, public athletic facilities, fire, and police
stations, as well as public infrastructure such as
roads, bridges, and overpasses.
Strategy 4.2.4 - Encourage temporary cultural
or art uses in vacant commercial spaces, and
amend zoning to allow a range of art-based
uses in commercial areas and art studios in the
industrial areas.
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247

IMPLEMENTATION CHART: COMMUNITY CHARACTER, DESIGN AND THE ARTS
GOAL
Goal 4: Arts, Culture, and Equity

POLICY
Policy 4.2: Culture and Equity

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 4.2.5 - Review cultural facility
needs aimed at creating or enhancing cultural
space through public-private-partnerships.
Such a review may assess opportunities to
create smaller community facilities, including
instructional and studio space, as well as
partnerships to make value added investments
in public facilities such as school auditoriums,
the Regional Library, and other related buildings
and facilities.
Strategy 4.2.6 - Institutionalize arts and culture
across Monticello by embedding cultural arts
activities in government functions and ensuring
that public sector actions serve the cultural
expression needs of all Monticello residents
and populations.

Public Art in Downtown Monticello
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IMPLEMENTATION CHART: COMMUNITY FACILITIES AND INFRASTRUCTURE
GOAL

POLICY

City Facilities and Services

Policy 1.1: City, Library and
Senior Facilities and Services

Goal 1: Well maintained
City facilities and services
distributed equitably to all
residents of Monticello.

Continue to provide, improve
and promote City-wide facilities
and public services including the
community/recreation center, senior
center, library services, and other
facilities and programming for
the community.

Goal 1:
City Facilities and Services

Policy 1.2 - Sustainable
Measures in City Facilities
Consider energy efficiency
measures and use of on-site
renewable energy for all
City facilities.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 1.1.1 - Continue to invest in and
strengthen the Monticello Community Center as
a major downtown asset and center for
the community.
Strategy 1.1.2 - Regularly conduct evaluations
and needs assessments of the Public Works
facility and other City buildings.

Strategy 1.2.1 - Consider cost-effective energy
efficiency retrofits on City buildings in order to
reduce both greenhouse gas emissions and
operating costs.
Strategy 1.2.2 - Reduce energy consumption
of municipal streetlights by converting existing
lamps to LED, induction, or other more efficient
“smart” lighting technology.
Strategy 1.2.3 - Support efforts to install solar
recharging stations for hybrid and electric
vehicles and other efforts to provide plug-in
recharging stations.
Strategy 1.2.4 - Continue evaluating possible
solar, wind and other renewable energy sources
for City facilities.
Strategy 1.2.5 - Evaluate alternative fuel/
electric vehicles for City use.
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IMPLEMENTATION CHART: COMMUNITY FACILITIES AND INFRASTRUCTURE
GOAL
Goal 1:
City Facilities and Services

POLICY
Policy 1.3:
Police, Fire and Emergency
Management Services
Ensure police, fire and emergency
management services are added
or expanded as necessary to keep
pace with population growth and
meet operational needs.

SHORTTERM

STRATEGY

LONGTERM

ONGOING

THEME

Strategy 1.3.1 - Continue to partner with the
Wright County Sheriff’s Department to provide
public safety and law enforcement services to
the community.
Strategy 1.3.2 - Maintain fire department
services and regularly evaluate department
needs based on long term growth and
development of the city. As part of planning,
understand the Fire Departments role and
relationship to other constituencies beyond
the City.
Strategy 1.3.3 - Continue to implement the fire
inspection program and adhere to all applicable
to local, state and national fire code regulations
and incorporate as needed into the Capital
Improvement program.
Strategy 1.3.4 -Develop and manage a city
emergency management plan in coordination
with Wright County Xcel Energy and
other agencies.

Goal 1:
City Facilities and Services

Policy 1.4 - County and Township
Partnership
Maintain collaborative
relationships with Wright County
and Monticello Township.

Goal 1:
City Facilities and Services
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Strategy 1.4.1 - Collaborate with Wright County
to maintain services in Monticello and engage
the County Health Department to promote and
enhance public health in Monticello.

Strategy 1.4.2 - Collaborate with Monticello
Township on a variety of issues related to
transportation, utilities, sustainability and work
towards a new agreement for the Orderly
Annexation Area in 2025.

Policy 1.5 - Equity Plan - Continue progress on equity initiatives and
consideration of development and implementation of an Equity Plan for the
City to support the community as a continued place of inclusion.
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IMPLEMENTATION CHART: COMMUNITY FACILITIES AND INFRASTRUCTURE
GOAL
Educational
and Health Facilities
Goal 2: A collaborative
relationship with the School
District, CentraCare Hospital
and other educational and
health service providers
to ensure comprehensive
health and education service
in Monticello.

POLICY
Policy 2.1:
School District Coordination
Coordinate with the school district
staff regarding proposed
development in the City, new
educational facilities, workforce
development, community health,
sustainability programs and
shared recreational fields.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 2.1.1 - Provide regular updates to
school district staff regarding development
activity and long-range planning efforts to assist
the District in its enrollment projections and
school planning.
Strategy 2.1.2 - Partner with the school district
on a variety of programs and services related
to sustainability, shared recreation space,
workforce development and child care,
among others.
Strategy 2.1.3 - Collaborate with the school
district to implement the Safe Routes to School
planning and implementation.
Strategy 2.1.4 - Partner with school district to
ensure equitable educational services consistent
with the core values of Monticello as a safe,
welcoming community to all.
Strategy 2.1.5 - Evaluate opportunities for
shared use of space for athletics and activities.

Goal 2: Educational
and Health Facilities

Policy 2.2:
CentraCare and Health Facilities
Collaborative relationships with
CentraCare and other health service
providers to ensure comprehensive
medical and senior care to
Monticello residents.
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Strategy 2.2.1 - Continue partnerships
with CentraCare and other local health care
organizations on programs aimed at improving
public health.
Strategy 2.2.2- Partner with health care
providers to ensure equitable health services
consistent with the core values of Monticello as
a safe, welcoming community to all.
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IMPLEMENTATION CHART: COMMUNITY FACILITIES AND INFRASTRUCTURE
GOAL

POLICY

Partnerships and Collaboration

Policy 3.1:
Collaboration of Sustainability

Goal 3: A collaborative
environment with non-profit
organizations, childcare facilities,
and social services as a
commitment to meet
community needs.

Collaborate with community
partners, the school district,
County and other partners on
sustainability programs.

Goal 3:
Partnerships and Collaboration

Policy 3.2: Programs Serving
Monticello’s Teens and Youth
Continue to collaborate with the
school district, community
service organizations and other
partners on programs serving
Monticello’s youth.

Goal 3:
Partnerships and Collaboration

Goal 3:
Partnerships and Collaboration

Policy 3.3: Funding Opportunities
Continue to facilitate collaboration
and seek funding to maximize
the effectiveness of equitable
health related and community
service programs.

Policy 3.4: Public Uses in
Public Utility Easements
Facilitate relationships with utility
agencies and other partners
to allow uses of large public
easements for greenway corridors
or other uses.
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SHORTTERM

STRATEGY

LONGTERM

ONGOING

THEME

Strategy 3.1.1 - Assist community service,
non-profit and educational institutions in their
efforts to comply with development standards
for sustainability.
Strategy 3.1.2 - Encourage partners to
meet standards for water conservation when
constructing new facilities.

Strategy 3.2.1 - Continue collaboration between
the city and school district to offer school-site
counseling, child-care and other programs to
youth and their families as funding allows.
Strategy 3.2.2 - Create a collaborative
environment to empower non-profit and
community service organizations to help meet
community goals and provide programming for
the youth community.
Strategy 3.3.1 - Participate in collaborative
efforts with non-profits, cultural, faith-based and
government partners as opportunities arise to
leverage funding and add beneficial programs in
the community.
Strategy 3.3.2 - Participate in collaborative
efforts with non-profits, cultural, faith-based and
government partners to instill equity as a core
value in Monticello.
Strategy 3.4.1 - Develop partnerships with
utility agencies to allow publicly beneficial
uses of public easements, such as trails and
linear parks.
Strategy 3.4.2 - Implement native plantings
and native restoration programs in power line
and other available utility corridors.
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IMPLEMENTATION CHART: COMMUNITY FACILITIES AND INFRASTRUCTURE
GOAL

POLICY

Utilities and Infrastructure

Policy 4.1: Long Range
Utility Planning

Goal 4: A complete and
well-maintained utility system
providing service to all residents
and extended into the Orderly
Annexation Area only when
development occurs, pays for the
extensions and the development
site is incorporated into the
city boundaries.

Work with Monticello Township
and Wright County to encourage
planning and provision of utility
services as guided by the
Monticello Comprehensive Plan,
the MOAA and other long-range
planning documents.

Goal 4:
Utilities and Infrastructure

Policy 4.2: Water
and Sewer Service
Continue to provide efficient, costeffective, high quality water and
sewer service to all
Monticello residents.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 4.1.1 - Regularly review long range
utility with the County and Township to
encourage consistency between planning
documents and the City’s Capital Improvement
Program (CIP).
Strategy 4.1.2 - Complete all necessary
comprehensive long range utility plans.
Strategy 4.1.3 - Seek alternative funding
sources for utility extensions and maintenance
through funding studies, cost analysis and
other means.
Strategy 4.2.1 - Annually review capital
improvement plans for water and sewer
service to encourage consistency with the
Comprehensive Plan and Monticello’s
growth objectives.
Strategy 4.2.2 - Continually monitor the
wastewater treatment plant (WWTP) capacity
and operations to ensure its meets the long term
needs of Monticello.
Strategy 4.2.3 - Consider the use of alternative
shared municipal water and sewer systems
which connect to the public system or eventually
connect to the system, but only with additional
land use and utility study and consistent with
MOAA agreements.

Goal 4:
Utilities and Infrastructure

Policy 4.3:
Stormwater Management
Utilize the Water Resource
Management Plan as the policy
directive for managing stormwater
in the City and continue to play
a proactive role to manage
stormwater in the City.
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Strategy 4.3.1 - Evaluate opportunities to
improve water quality, stormwater systems and
manage erosion along the Mississippi River.
Strategy 4.3.2 - Continue to work with Wright
County for improvements to Ditch 33 and the
conveyance of stormwater through the entire
County Ditch system consistent with the ability
to serve the areas within the MOAA with orderly
and efficient urban growth.
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IMPLEMENTATION CHART: COMMUNITY FACILITIES AND INFRASTRUCTURE
GOAL

POLICY

Goal 4:
Utilities and Infrastructure

Policy 4.3:
Stormwater Management

Goal 4:
Utilities and Infrastructure

Policy 4.4: Energy Providers
Ensure collaborative relationships
with all energy providers
to facilitate equitable service and
operations throughout Monticello.

SHORTTERM

STRATEGY

LONGTERM

ONGOING

THEME

Strategy 4.3.3 - Utilize “Green infrastructure’
stormwater management techniques, such as
bioretention, biofiltration and bioswales, and
other methods as appropriate.
Strategy 4.4.1 - Partner with Xcel Energy
to ensure that their long-range plans are
consistent with the Monticello and that energy
infrastructure is sufficient to support existing
and future development.
Strategy 4.4.2 - Utilize franchise funds to
underground power lines in a priority order
and continue to require underground utilities in
new development and reconstruction projects.
Strategy 4.4.3 - Support energy provider
efforts to transition to carbon-free energy
sources over time.
Strategy 4.4.4 - Participate in Coalition of Utility
Cities and work to develop strategies to benefit
Monticello as a transitioning host
utility community.

Goal 4:
Utilities and Infrastructure

Policy 4.5: Broadband
and Wireless Internet (Wi-Fi)
Encourage utilization of and
enhancements to the capacity of
existing local fiber optic, wireless
and broadband networks.
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Strategy 4.5.1 - As opportunities arise, work
with telecommunications providers to enhance
delivery of a full range of telecommunication
services throughout Monticello.
Strategy 4.5.2 - Evaluate and study wireless
technology needs throughout the City and
consider methods, such as small-cell and other
emerging technologies, to equitably distribute
services to the community.

LAND USE, GROWTH AND ORDERLY ANNEXATION

IMPLEMENTATION CHART: COMMUNITY FACILITIES AND INFRASTRUCTURE
GOAL
Goal 4:
Utilities and Infrastructure

POLICY
Policy 4.6: Waste Management
Continue to partner with contracted
providers for the efficient removal of
waste and recycling in Monticello.

STRATEGY

SHORTTERM

LONGTERM

ONGOING

THEME

Strategy 4.6.1 - Collaborate with waste
management companies as needed to
expand and promote recycling program in
Monticello, as well as an education programs to
promote the reduce, reuse and
recycle philosophy.
Strategy 4.6.2 - Continue to support use and
development of sustainable waste management,
including the city compost facility.
Strategy 4.6.3 - Utilize partnerships and waste
management facilities to encourage quality
neighborhoods and reduce the presence of
property blight.

Maintenance and Funding
Goal 5: A complete and
well-maintained utility system
providing service to all residents
and extended into the Orderly
Annexation Area only when
development occurs, pays for the
extensions and the development
site is incorporated into the
city boundaries.
Goal 5:
Maintenance and Funding
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Policy 5.1 : Needs Assessments
Ensure future growth and
development of the City is
accommodated by conducting
needs assessments to ensure
infrastructure is adequate to meet
future growth and has the funding
to be maintained over the long term.

Policy 5.2: Maintenance Funding
Provide additional mechanisms for
generating additional revenue
to fund maintenance of the
city’s utilities and infrastructure
as needed.

Strategy 5.1.1 - Regularly conduct needs
assessment studies to determine demands for
any additional facilities caused by future growth.

Strategy 5.1.2 - Utilize technology and
technological advances to create efficiency
within the utility system.

Strategy 5.2.1 - Seek State and Federal grants
and other sources to help provide funding for
utilities, maintenance and other
city infrastructure.
Strategy 5.2.2 - Partner with homeowners on
their responsibilities to maintain the public rightof-way and sidewalks.
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IMPLEMENTATION CHART: COMMUNITY FACILITIES AND INFRASTRUCTURE
GOAL

POLICY

Goal 5:
Maintenance and Funding

Policy 5.2: Maintenance Funding

Strategy 5.2.3 - Work to provide
adequate funding for city infrastructure and
improvements, including pathway repair and
maintenance.

Goal 5:
Maintenance and Funding

Policy 5.3: Infrastructure Funding

Strategy 5.3.1 - Ensure developers are
aware of their responsibilities to install public
infrastructure including utilities, roadways
and parks through subdivision ordinance
requirements.

Utilize development proposals
and opportunities to leverage
funding and facilitate
infrastructure investments.

SHORTTERM

STRATEGY

LONGTERM

ONGOING

THEME

Strategy 5.3.2 - Support infrastructure
projects that enhance the City’s ability to attract
businesses that promote Monticello’s reputation
as a regional leader in manufacturing,
technology, health services and other sectors.
Strategy 5.3.3 - Investigate the use
of franchise fees for funding public
infrastructure maintenance.
Strategy 5.3.4 - Continue to build local and
regional partnerships which leverage additional
project funding opportunities.

Utilities near Montissippi Park
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Bertram Chain of Lakes Regional Park, Source: City of Monticello
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AGENDA
REGULAR MEETING - MONTICELLO PLANNING COMMISSION
Tuesday, February 2nd, 2021 - 6:15 p.m.
Mississippi Room, Monticello Community Center
Commissioners:
Council Liaison:
Staff:

John Alstad, Paul Konsor, Andrew Tapper, Alison Zimpfer, and Eric
Hagen
Charlotte Gabler
Angela Schumann, Steve Grittman (NAC), and Ron Hackenmueller

1. General Business
A. Call to Order
B. Appointment of Officers for 2021
C. Consideration of approving minutes
a. Regular Meeting Minutes – January 5th, 2021
D. Citizen Comments
E. Consideration of adding items to the agenda
F. Consideration to approve agenda
2. Public Hearings
A. Continued Public Hearing – Consideration of a request for Ordinance Amendment
relating to R-1 Zoning District standards
Applicant: Capstone Homes
3. Regular Agenda
A. Consideration of amendment to regular monthly Planning Commission meeting
time.
B. Monticello Capital Improvement Plan Update
C. Consideration of the Community Development Director’s Report
4. Added Items
5. Adjournment

2A.

Public Hearing – Consideration for Preliminary and Final Plat to Create a Single Lot for
an Existing Financial Institution in the Central Community District (CCD). Applicant:
CorTrust Bank (Mark Nettesheim)

Prepared by: Northwest Associated
Consultants (NAC)

Meeting Date:
3/2/21

Council Date (pending
Commission action):
3/22/21

Additional Analysis by: Community Development Director, Chief Building and Zoning
Official, Community & Economic Development Coordinator, Project Engineer

ALTERNATIVE ACTIONS
1. Adopt Resolution PC-2021-007 recommending approval of Preliminary Plat application for
CorTrust Bank Monticello, based on conditions and findings in said Resolution.
2. Deny adoption of Resolution PC-2021-007 recommending approval of Preliminary Plat
application for CorTrust Bank Monticello, based on findings to be made by the Planning
Commission following the public hearing.
3. Table action on Resolution PC-2021-007 recommending approval of Preliminary Plat
application for CorTrust Bank Monticello, subject to additional information from the
applicant and/or staff.
REFERENCE AND BACKGROUND
Property:

Legal Descriptions:
Original Plat Monticello Lots7,8,9, 10, Block-16
PID: 155010016100, 155010016090, 155010016080,
155010016070
Riggs Addition Lower Monticello Lots 7 & 8 Block 16
PID: 155019016080 & 155019016070

Planning Case Number:

2021-004

Request(s):

Preliminary and Final Plat

Deadline for Decision:

April 2nd, 2021 (60-day deadline)
1

June 1, 2021 (120-day deadline)
Land Use Designation:

DMU Downtown Mixed-Use

Zoning Designation:

CCD Central Community District (Pine Street Subdistrict)
The purpose of the “CCD”, Central Community District, is to
provide for a wide variety of land uses, transportation options,
and public activities in the downtown Monticello area, and
particularly to implement the goals, objectives, and specific
directives of the Comprehensive Plan, and in particular, the 2017
City of Monticello Downtown Small Area Plan and its design and
performance standards.
The Zoning Map below shows the zoning for the parcels.

Overlays/Environmental
Regulations Applicable:

NA

Current Site Uses:

West Parcel: CorTrust Bank
East Parcel: Vacant former residential unit

Surrounding Land Uses:

North:
East:
South:
West:

Project Description:

CorTrust Bank has requested to combine six parcels, including the
bank site and five parcels adjoining the bank to the east, into one

CCD Commercial (TDS Telecom)
CCD Residential
CCD Commercial (DJ’S Companies)
Commercial (Pine Street/Wells Fargo Bank)

2

platted lot. There are four parcels that make up the bulk of the
bank property fronting on 4th Street East (the “Original Plat”
parcels noted above. Two additional remnant triangular parcels
(from the “Riggs Addition” in the southeast corner of the site are
also included.
The bank has removed a previously existing residential unit and
has future plans to create additional parking and a landscaped
green space with an outdoor sitting area for employees,
customers, and the community. All parcels are guided for
downtown mixed-use by the City’s Comprehensive Plan and are
zoned “CCD,” Central Community District. The proposed
application would combine all six parcels into a single parcel
through a preliminary and final plat. The proposed parcel will be
zoned CCD.
The applicant is seeking both Preliminary and Final Plat as a
combined application. The Planning Commission reviews the
Preliminary Plat, however, Final Plat goes directly to City Council.
As such, comments for both are included in this report.
ANALYSIS:
Preliminary Plat
Lots: The preliminary plat involves the combination of six parcels into a 1.01-acre parcel.
There is no minimum lot area and width in the “CCD” zoning district; thus, the proposal
meets the zoning ordinance requirements.
Streets: No new streets are proposed as part of the proposal and meet the
requirements of the zoning ordinance.
Easements: The preliminary plat shows an existing easement for road purposes on the
western portion of the property. The plans shall be revised to show the required 6 and
12-foot wide drainage and utility easement along the plat perimeter per City Engineer
recommendation.
Erosion Control and Drainage: The applicant has submitted a preliminary plat with
existing grading shown. No new site grading, erosion control, or stormwater drainage is
proposed with this project. Plans are subject to review and approval by the City
Engineer.
3

Utilities: The applicant has submitted a preliminary plat with existing utilities shown. No
new utilities are proposed at this time. Plans are subject to the review and approval by
City Engineer.
Park Dedication: No park dedication is required from commercial property plats.
Additional Review: The preliminary and final plats are subject to review and comment
by the Minnesota Department of Transportation due to Highway 25 adjacency and
Wright County in its plat and recording role. At this time, MnDOT has indicated that as
there are no proposed access changes and the site is developed, they will not provide
review comments.
The City Attorney has also reviewed the title commitment for the plat and finds the
information in order for the proposed combination plat. No development agreement is
recommended at this time as the site is substantially development.
The applicant mentions an expansion of parking as a reason for the proposed
preliminary and final plat combination. The parking lot design will be subject to review
and compliance with the zoning ordinance at such time as proposed. At this time, no
additional zoning permits are required, as the proposed plat does not impact the
existing site improvements or circulation. It is expected that the driveway curb-cut
accessing the former single family home will be removed, and the site plan will continue
to rely on two existing curb cuts from 4th Street on the north (including the exit lane for
the existing drive-through), and the right-in access from Pine Street (TH 25) on the west.
The City Council acts on the decision of final plat, verifying consistency with the
approved preliminary plat.
STAFF RECOMMENDED ACTION
City staff recommends adoption of Resolution PC-2021-007 for approval of the Preliminary Plat
subject to revisions delineating required perimeter drainage and utility easements and other
comments and conditions recommended by the City Engineer, MnDOT, and Wright County, all
as noted in the attached Exhibit Z.
SUPPORTING DATA
A.
B.
C.
D.
E.
Z.

Resolution PC-2021-007, Preliminary and Final Plat
Aerial Site Image
Applicant Narrative
Preliminary Plat
Final Plat
Conditions of Approval
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EXHIBIT Z
Conditions for Approval
Preliminary Plat for CorTrust Bank Monticello
1.

The final plat must show required drainage and utility easements around the perimeter
of the parcel. Add 12-foot perimeter drainage and utility easement around plat. The
easement can be reduced along Pine Street (TH 25) and 4th Street to the distance
between the property line and building if less than 12’.

2.

Confirm document for a 10’ road easement along Pine Street (TH 25) or 10’ of additional
ROW.

3.

Coordination with the City with regard to future site plan changes to parking and site
conditions. Future parking lot expansion will require review by the Engineering and
Planning department and additional land use review.

4.

Other comments and recommendations of City Staff and City Council.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-007
RECOMMENDING APPROVAL OF A PRELIMINARY PLAT
FOR CORTRUST BANK MONTICELLO
WHEREAS, the applicant seeks to develop property consisting of six individual existing
parcels in the Original Plat and Riggs Addition; and
WHEREAS, the applicant has submitted a request to plat said property into a single
combined parcel, retaining development as a commercial property; and
WHEREAS, the site is guided “Downtown Mixed Use” in the City’s Comprehensive Plan; and
WHEREAS, the proposed Plat is consistent with the long-term use and development of the
property for commercial use; and
WHEREAS, the Planning Commission held a public hearing on March 2, 2021 on the
application and the applicant and members of the public were provided the opportunity to
present information to the Planning Commission; and
WHEREAS, the Planning Commission has considered all the comments and the staff report,
which are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission makes the following Findings of Fact in relation to the
recommendation of approval:
1.
2.
3.
4..

The Plat provides an appropriate means of furthering the intent of the
Comprehensive Plan for the site by continuing the development plans for
commercial use.
The proposed improvements on the site under the Preliminary Plat are
consistent with the needs of the development in this location as a downtown
mixed use area.
The improvements will have expected impacts on public services, including
sewer, water, stormwater treatment, and traffic which have been planned to
serve the property for the development as proposed.
The Plat is consistent with the intent of the City’s economic development
objectives, as well as with the intent of the Central Community District
zoning regulations.

NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello,
Minnesota, that the Planning Commission hereby recommends that the Monticello City
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-007
Council approve the Preliminary Plat for CorTrust Bank Monticello, subject to the conditions
listed in Exhibit Z of the staff report as follows:
1.

The final plat must show required drainage and utility easements around the
perimeter of the parcel. Add 12-foot perimeter drainage and utility easement
around plat. The easement can be reduced along Pine Street (TH 25) and 4th Street
to the distance between the property line and building if less than 12’.

2.

Confirm document for a 10’ road easement along Pine Street (TH 25) or 10’ of
additional ROW.

3.

Coordination with the City with regard to future site plan changes to parking and site
conditions. Future parking lot expansion will require review by the Engineering and
Planning department and additional land use review.

4.

Other comments and recommendations of City Staff and City Council.

ADOPTED this 2nd day of March, 2021, by the Planning Commission of the City of Monticello,
Minnesota.
MONTICELLO PLANNING COMMISSION

By: _____________________________________
Paul Konsor, Chair
ATTEST:
____________________________________________
Angela Schumann, Community Development Director
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CorTrust Bank | Request for Preliminary and Final Plat
106 4th Street East, 112 4th Street East, & 118 4th Street East | See City Hall for Legals and PIDs

182 ft

Created by: City of Monticello

From:
To:
Subject:
Date:
Attachments:

Mark F. Nettesheim
Jacob Thunander
RE: 112 4th St E
Friday, February 5, 2021 9:53:24 AM
image001.png

Jacob,
Please find a brief description of what we are looking to accomplish below. Let me know if you feel
more information is needed.
To Whom it May Concern,
CorTrust Bank is proposing a plan to combine 6 parcels obtained through the acquisition of First
Minnesota Bank in August of 2019. (155010016100, 155010016090, 155010016080, 155010016070,
155019016070, and 155019016080.) These parcels were a combination of commercial and
residential uses. The use of the commercial parcels were to operate our Monticello CorTrust Bank
Branch and the Residential was a 1-4 family residence that was rented out. The residential property
has been removed in late 2020 to clear the way for 6 to 9 additional parking spaces to further
service the bank office.
The majority of the residential parcel will be landscaped and remain a well maintained green space.
Our intent is to have an outdoor sitting area for our employees, customers, and community to sit
and/or collaborate. Access points will not be changed or adjusted to the property. The only edit
would be the elimination of the Residential Driveway that served the 1-4 property.

Thank you,

Mark Nettesheim

SVP Retail Banking Manager
1300 Babcock Blvd E
Delano, MN 55328
D: 763-972-4237
C: 952-992-9840
Ext. 59337
NMLS- 517333

Lot 1

406
239

Block 1
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2B.

Public Hearing – Consideration of an Amendment to Conditional Use Permit for Cross
Parking and Access for a Building Expansion in the B-4 (Regional Business) District.
Applicant: ISG (Andrea Rand)

Prepared by: Northwest Associated
Consultants (NAC)

Meeting Date:
3/2/21

Council Date (pending
Commission action):
3/22/21

Additional Analysis by: Community Development Director, Chief Building and Zoning
Official, Community & Economic Development Coordinator, Project Engineer

ALTERNATIVE ACTIONS
1. Adopt Resolution PC-2021-008 recommending approval of an amendment to a conditional
use permit for cross parking and access for an expansion of the ALDI grocery store, based on
conditions and findings in said resolution.
2. Deny adoption of Resolution PC-2021-008 recommending approval of an amendment to a
conditional use permit for cross parking and access for an expansion of the ALDI grocery
store, based on findings to be made by the Planning Commission following the public
hearing.
3. Table action on Resolution No. PC-2021-008, subject to additional information from
applicant and/or staff.
REFERENCE AND BACKGROUND
Property:

Legal Descriptions:
Monticello Business Center 7th Addition Lot 1, Block 1
PID: 155227001010

Planning Case Number:

2021-003

Request(s):

Amendment to Conditional Use Permit for the reduction of
parking spaces and to construct a building addition.

Deadline for Decision:

March 29, 2021 (60-day deadline)
May 28, 2021 (120-day deadline)
1

Land Use Designation:

Commercial-Residential Flex

Zoning Designation:

B-4, Regional Business District
The purpose of the “B-4” regional business district is to provide
for the establishment of commercial and service activities which
draw from and serve customers from the entire community or
region.
The Zoning Map below shows the subject parcel zoning district.

Overlays/Environmental
Regulations Applicable:

NA

Current Site Uses:

ALDI Grocery Store

Surrounding Land Uses:

North:
East:
South:
West:

Project Description:

The applicant proposes to expand the current 17,018 square foot
building with a 2,346 square foot addition to the south façade of
the existing Aldi grocery store. The expansion would result in the
removal of 7 parking spaces requiring an amendment to the CUP.

Background:

The development was approved in 2013 and required a CUP to
allow for shared cross access and parking from School Boulevard
which falls within Outlot A (to the east of the Aldi lot). Outlot A is

Agriculture (B-4 Zoned)
Agriculture (B-4 Zoned)
Commercial (B-4 Zoned, Dollar Tree & Walmart)
Commercial (B-3 Zoned, Kwik Trip)
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owned by a separate party. The CUP was approved at that time
and allow for the shared parking/access and maintenance
agreement between ALDI and the owners of Outlot A. The
applicant is proposing an addition to the building and reduction of
parking spaces. ALDI is considered a retail use, which is permitted
in the B-4.
ANALYSIS:
The amendment of the Conditional Use Permit is to allow for the reduction of parking spaces
and to construct a building addition.
Cross Parking. Section 4.8(G)(2)(a) Access and Curbing for Commercial Uses states that
adjoining business properties may allow cross parking and/or access if authorized by a
Conditional Use Permit per the requirements of Section 2.4(D) (reviewed below) and subject to
the following conditions:
1. The required island and landscaping requirements in Section 4.1 are met.
Staff Response: All island and landscaping requirements are met by the proposed parking
area design. No changes are proposed as a part of this amendment.
2. The vehicular use area meets the required setback at the perimeter of the parcels in
question.
Staff Response: Vehicular use area setback requirements are met, including maintaining a
minimum 6-foot setback from property lines. No changes are proposed as a part of this
amendment.
3. The curb cut access locations to the parking lot(s) are approved by the City.
Staff Response: The curb cut access locations meet setback requirements from nearby
intersections and other access points. Access design (width, etc.) appear to meet the
requirements of the Zoning Ordinance. No changes are proposed as a part of this
amendment.
4. A shared parking/access and maintenance agreement is provided by the parking owners
and recorded against all subject properties.
Staff Response: A shared parking/access and maintenance agreement between ALDI
(owners of proposed Lot 1) and Ocello, LLC (owners of proposed Outlot A) was provided to
the City and recorded against the subject properties.
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Parking: The CUP was required for shared access from Cedar Street and School Boulevard and
shared parking area off School Boulevard. The shared parking areas provide parking for both
the ALDI lot and a future lot to the east of the ALDI lot. Based on the finished floor area of the
grocery store, the ALDI site is required to have 79 parking spaces. The applicant's proposal
(even with the reduction of seven existing parking spaces) will have 88 parking spaces, including
those 16 shared spaces on Outlot A. There are a total of 73 remaining stalls on the ALDI site. As
such, under the CUP for shared parking, it meets the requirements for parking spaces.
As a companion note, the applicant proposes to sign 4 existing parking spaces along the south
boundary of the site for curbside pick-up customers. The City’s ordinance does not distinguish
between undesignated parking and “customer pick-up” spaces by total supply or other factor.
There is some industry expectation that over time, delivery services and/or curbside pick-up of
pre-ordered goods may reduce overall parking demand. However, as this is a phenomenon
that has increased in popularity during Covid-19 restrictions, there is no consensus as to how
the delivery/pick-up trends will extend over time. As such, the City’s current parking
requirements should be retained and monitored over the next few years for any lasting change.
With the four spaces designated for pick-up, there remain 84 undesignated spaces available to
the ALDI facility, 69 of which are on-site, and 15 of which are shared.
Landscaping: The applicants are not proposing any changes to the existing landscaping at this
time.
Lighting: The applicant is proposing new exterior lighting on the outside of the building
addition. It appears that the lights are not expected to exceed existing conditions, however no
photometric plan has been provided. The applicant should provide a photometric plan for
verification as a part of building permit review.
Signage: No new signage is shown as a part of the project. The existing sign on the building’s
upper parapet will not be affected by the addition. The applicant has indicated to staff that
they may reface the existing pylon sign. Any proposed signage should meet the requirements of
the City’s Sign regulation in Zoning Ordinance Section 4.5.
Grading Drainage, and Utilities: The structure is expanding upon hard surfacing on the site
and as such does not appear to increase the hard surfacing on the site. The City Engineer will
comment separately on grading, drainage, and utility impacts of the project.
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Conditional Use Permit Requirements. In terms of overall compliance with conditional use
permit standards, Section 2.4-(D)-(4)-(a) lists the requirements for such permits. These
requirements must be met when considering a conditional use permit.
(i) The conditional use will not substantially diminish or impair values within the immediate
vicinity of the subject property.
Staff Response: The proposed expansion is anticipated to positively impact property values
in the surrounding area by expanding the commercial property, providing more amenities to
the community, and adding more to the local tax base.
(ii) The conditional use will not be detrimental to the health, safety, morals, or welfare of
persons residing or working near the use.
Staff Response: The proposed amendment will not change the use of the property which as a
grocery store is an allowed use in the B-4 District. The expansion and alteration to parking
supply meets planned land use objectives and meets all Zoning Ordinance requirements for
safe and functional development and is not otherwise anticipated to negatively impact the
health of the community.
(iii) The conditional use will not impede the normal and orderly development of surrounding
property for permitted uses predominant in the area.
Staff Response: The purpose of the CUP was to allow for shared access and parking area off
School Boulevard. The applicant's proposal to reduce parking does not impede the normal
and orderly development of surrounding properties. The future potential commercial lot to
the east of the ALDI lot can still share access and parking.
(iv) The conditional use will not pose an undue burden on public utilities or roads, and
adequate sanitary facilities are provided;
Staff Response: No burden is expected from this amendment to conditional use permit. The
adjoining roadways are collector-status commercial streets.
(v) The conditional use can provide adequate parking and loading spaces, and all storage on
the site can be done in conformance with City code requirements;
Staff Response: The applicant is proposing the reduction of parking spaces on the site. As
mentioned above the applicant is required to have 79 parking spaces and is providing for 88
spaces. As such the applicant is providing adequate parking for the site.
(vi) The conditional use will not result in any nuisance including but not limited to odor, noise,
or sight pollution;
5

Staff Response: The conditional use will not result in any nuisance including but not limited
to odor, noise, or sight pollution.
(vii) The conditional use will not unnecessarily impact natural features such as woodlands,
wetlands, and shorelines; and all erosion will be properly controlled;
Staff Response: The expansion will not increase the hard surface on the site since it is being
constructed over an existing hard surface. As a result, the building expansion and reduction
of parking spaces is not expected to impact natural features in the area.
(viii) The conditional use will adhere to any applicable additional criteria outlined in Chapter 5
for the proposed use.
Staff Response: The proposed shared access and parking area is not on the same lot as the
principal structure, which is why a conditional use permit is being sought. The use is
otherwise anticipated to address criteria outlined in Chapter 5.
STAFF RECOMMENDED ACTION
City staff recommends approval of the Amendment to Conditional Use Permit, Alternative
Action 1, subject to conditions in Exhibit Z. The conditional use permit is consistent with the
existing agreement and existing site use and is unlikely to raise any issues with the land uses in
the area.
SUPPORTING DATA
A.
B.
C.
D.
E.
F.
G.
H.
I.
J.
Z.

Resolution PC-2021-008, Conditional Use Permit
Aerial Site Image
Applicant Narrative
Exterior Elevations
Erosion Control Plan
Existing Site Removal Plans
Site Plans
Site Utility Plans
Grading Plans
Legal Agreement
Conditions of Approval
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EXHIBIT Z
Conditions for Approval
CUP Amendment for ALDI Grocery Store
PID: 155227001010
1.

The applicant updates the legal instrument executed by the parties reflecting the
changes in off-street parking facilities, duly approved as to form and manner of
execution by the City Attorney, to be filed with the City Administrator and recoded with
the County Recorder of Wright County.

2.

The applicant submits a revised photometric plan as a part of building permit
application, verifying compliance with lighting standards.

3.

The proposed construction does not appear to be increasing the impervious surface, if
the amount of impervious surface changes further review of the existing infiltration
basins would be necessary.

4.

Add note to plans that contractor shall contact Public Works when reconfiguring water
service.

5.

Other comments and recommendations of City Staff and City Council.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC 2021-008

A RESOLUTION RECOMMENDING APPROVAL OF AN AMENDMENT TO CONDITIONAL USE
PERMIT TO ALLOW CROSS ACCESS AND SHARED PARKING REDUCTION FOR A BUILDING
EXPANSION
WHEREAS, ALDI has requested an amendment to Conditional Use Permit to allow cross access
parking between the ALDI parcel located at Lot 1, Block 1 of the Monticello Business Center 7th
Addition, and Outlot A of the Monticello Center Business Center 7th Addition; and
WHEREAS, the proposed building project expands square footage of the retail floor area of the
building; and
WHEREAS, the site has adequate existing parking, including shared parking areas on adjacent
land, to accommodate both existing and anticipated parking demand; and
WHEREAS, the Planning Commission has reviewed the application for Conditional Use Permit
pursuant to the regulations of the Monticello Zoning Ordinance; and
WHEREAS, the Planning Commission held a public hearing on March 2, 2021 on the application
and the applicant and members of the public were provided the opportunity to present
information to the Planning Commission; and
WHEREAS, the Planning Commission has considered all the comments and the staff report,
which are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission makes the following Findings of Fact in relation to the
recommendation of approval:
1. The proposed uses are consistent with the intent and purpose of the B-4, Regional
Business District.
2. The proposed uses are consistent with the existing and future land uses in the area in
which they are located.
3. The impacts of the improvements are those anticipated by the existing and future land
uses and are addressed through standard review and ordinances as adopted.
4. The proposed building addition meet the intent and requirements of the applicable
zoning regulations, pursuant to the conditions attached to the Conditional Use Permit.

CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC 2021-008

5. The proposed cross access and shared parking area is not anticipated to negatively
impact surrounding commercial properties, and instead may encourage future
commercial development in Outlot A to the east of the ALDI site.
6. Approval of the CUP for cross access and shared parking will not result in the need for
additional road or utility infrastructure and should not otherwise negatively impact the
health or safety of the community.
7. Parking is found to be adequate based on the available off-street parking on the
property.
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello,
Minnesota, that the Planning Commission hereby recommends to the City Council that the
proposed Conditional Use Permit be approved, subject to the conditions of Exhibit Z of the staff
report, as follows:
1.

The applicant updates the legal instrument executed by the parties reflecting the
changes in off-street parking facilities, duly approved as to form and manner of
execution by the City Attorney, to be filed with the City Administrator and recoded with
the County Recorder of Wright County.

2.

The applicant submits a revised photometric plan as a part of building permit
application, verifying compliance with lighting standards.

3.

The proposed construction does not appear to be increasing the impervious surface, if
the amount of impervious surface changes further review of the existing infiltration
basins would be necessary.

4.

Add note to plans that contractor shall contact Public Works when reconfiguring water
service.

5.

Other comments and recommendations of City Staff and City Council.

ADOPTED this 2nd day of March 2021 by the Planning Commission of the City of Monticello,
Minnesota.

CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC 2021-008

MONTICELLO PLANNING COMMISSION

By: ________________________________________
Paul Konsor, Chair

ATTEST:
____________________________________________
Angela Schumann, Community Development Director

ISG | Request for Amendment to Conditional Use Permit
9400 Cedar Street | Legal: Lot 1, Block 1, Monticello Business Center 7th | PID: 155-227-001010

182 ft

Created by: City of Monticello

JANUARY 28, 2021
Jacob Thunander
Community and Economic Development Coordinator
City of Monticello
505 Walnut Street, Ste 1
Monticello, MN 55362
763-271-3206
Jacob.Thunander@ci.monticello.mn.us

RE:

APPLICATION TO AMEND THE EXSITING CONDITIONAL USE PERMIT
ALDI EXPANSION @ 9400 CEDAR STREET

Dear Jacob,
Thank you for reviewing the Conditional Use Permit application and supporting documents for the proposed addition to the
existing ALDI at 9400 Cedar Street. We understand that an amendment to the Conditional Use Permit for the existing building
is needed for the proposed addition. The following narrative describes the proposal and addresses the Conditional Use Permit
(CUP) review criteria for the proposed addition.

SITE DESIGN
The existing ALDI grocery store was approved with a Conditional Use Permit and consists of a 17,018 square foot building. ALDI
would like to expand and remodel this store to offer a larger product line to customers. This application is for a 2,346 square
foot building addition to the south façade of the existing ALDI grocery store. As illustrated in the included plans, the expansion
would result in the removal of 8 parking spaces, but would the site would still conform to the parking requirements, basing
calculations off the size of the new overall building size. There would be no other changes to the remaining parking lot design or
access.
The proposed additional complies with all the B-4 zone district standards, including building height, setbacks and open space
requirements. With this minor building addition, there is very little change to the overall site. The appropriate engineering
documents are included for review to ensure the grading, erosion control and stormwater requirements are upheld.
Also included for review are the building elevations showing that the proposed addition would be architecturally integrated with
the existing building, using the same materials and color palette as the existing building for an overall cohesive design.

CUP REVIEW CRITERIA
Each item below is the City’s CUP Review Criteria and our response to each item:
(i)The conditional use will not substantially diminish or impair property values within the immediate vicinity of the subject
property;


The addition should have no impact to property values in the vicinity.

(ii)The conditional use will not be detrimental to the health, safety, morals, or welfare of persons residing or working near the
use;


The addition involves very minor changes to an existing commercial site. There should be no negative impacts to the
surrounding community.

115 East Hickory Street + Suite 300 + Mankato, MN 56001
507.387.6651 + ISGInc.com
Architecture + Engineering + Environmental + Planning

(iii)The conditional use will not impede the normal and orderly development of surrounding property for permitted uses
predominant in the area;


The proposed additional does not impact or impede any development of surrounding properties.

(iv)The conditional use will not pose an undue burden on public utilities or roads, and adequate sanitary facilities are provided;


There is adequate utility services available to support the small addition and there will be no burden to the existing
public utilities.

(v)The conditional use can provide adequate parking and loading spaces, and all storage on the site can be done in
conformance with City code requirements;


Even with the small addition, the site complies with the parking, loading and storage requirements.

(vi)The conditional use will not result in any nuisance including but not limited to odor, noise, or sight pollution;


There will be no nuisance to odor, noise or sight pollution.

(vii)The conditional use will not unnecessarily impact natural features such as woodlands, wetlands, and shorelines; and all
erosion will be properly controlled;


No natural features will be impacted and the required site grading, erosion and stormwater requirements will be met.

(viii)The conditional use will adhere to any applicable additional criteria outlined in Chapter 5 for the proposed use.
Thank you again for reviewing the attached information. Please contact me at 952-426-0699 with any questions or if there is
any additional information we can provide in support of this project.
Sincerely,

Andrea Rand
Andrea Rand, AICP
Project Coordinator
Andrea.Rand@ISGInc.com
Attachments:
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EXTERIOR FINISH SCHEDULE
MATERIAL / MFG.

A1

PREFINISHED METAL COPING

A2

MODULAR BRICK

A3

MODULAR BRICK

COLOR / NO.

NOTES

A1 - SLATE GRAY TO MATCH EXISTING
A1a - SILVER METALLIC
A2 - EXISTING FIELD BRICK
A2a - NEW BRICK TO MATCH EXISTING FIELD
COLOR
A3 - EXISTING ACCENT BRICK
A3a - NEW BRICK TO MATCH EXISTING ACCENT
COLOR

QUANTITY

SQ. FT. PER SIGN

TOTALS

TOWER SIGN

2

74.9

149.8

SEE SPECIFICATIONS APPENDIX 'B'

TOTAL SIGNAGE
149.8
SIGNAGE IS SHOWN FOR REFERENCE ONLY AND SHALL BE UNDER SEPARATE
PERMIT SUBMITTAL

FIELD AND TRANSOM WINDOW SILLS

A
B
C
D
E

A2

STOREFRONT

ANODIZED ALUM.

RE: DWG. A602

A5

MEMBRANE ROOFING

GRAY

AT BACK OF ALDI LOGO SIGN TOWER, FOOD MARKET SIGN
TOWER AND CANOPY ROOF - SEE SPECIFICATIONS APPENDIX 'B'

A6

METAL SOFFIT PANELS

SOLID PANELS - SEE SPEC; SILVER METALLIC

RE: DWG. A301-A304

A5

A1

A3

A5

A1

A2

A3 A3a

E3

A9 A1a

REMOVE EXIST LOUVER AND

A2 INFILL OPENING TO MATCH

A3

A2

A3

A2

A3

EXIST CONDITIONS

A7

EXTERIOR PAINT

PT-19 / CL-5

RE: DWG. A603

A8

BLRD-2

PT-19 / CL-4

RE: DWG A603

A9

ALUMINUM COMPOSITE
PANEL

A9 - BRIGHT SILVER

PROVIDE PANEL JOINTS AS SHOWN - PROVIDE ONE PIECE TIGHT
FIT EXTRUDED MOLDING INSTALLATION SYSTEM WITH CENTER
REVEAL TRIM BETWEEN PANELS AND J TRIM AT PANEL EDGES.

16'-9 3/4" A.F.F.
T.O. WALL STUD

E2

Date:

Issued for Permit

01/29/21

Revisions:

PILASTERS

A4

Date:

1
2
3
4
5
6
7
8
9
I hereby certify that this plan,
specification, or report was
prepared by me or under my
direct supervision and that I am a
duly Licensed Architect under the
laws of the State of Minnesota.
Print Name
Amanda Speranza-Kelly, AIA
Signature:

A3a

A9a

FIBER CEMENT WALL PANELS

VINTAGEWOOD "CEDAR" PANELS

PROVIDE PANEL JOINTS AS SHOWN

A10

SPLIT-FACE CMU

SEE SPEC

WATER TABLE FIELD - TO MATCH EXIST

A11

BLRD-4

CG-8106 BK CHROMA HSE PE

RE: DWG A603

A12

BLRD-3

GALVANIZED

RE: DWG A603

A13

CONTROL JOINT

D

A11
3'-6 3/4" A.F.F.
T.O. W.T.
0'-0"
FIN. FLOOR

GRADE LINE - SEE CIVIL DWGS.

A3

MAX 30' OC RE: DWG. A504

CONDUIT

A15

ALDI TOWER SIGN

A16

CRTB

NATURAL

RE: DWG A603 - SEE STRUCTURAL DWGS

A17

CAST STONE SILL

SEE SPEC

WATER TABLE TRIM - TO MATCH EXIST

A18

NOT USED

A19

KNOX BOX

FACTORY FINISH

CONFIRM TYPE AND LOCATION WITH LOCAL FIRE MARSHAL

A20

AUTO DOOR & TRANSOM

ANODIZED ALUMINUM

RE. DWG A601 & A602

E1

EXIT DISCHARGE LIGHT

FACTORY FINISH

PROVIDE NEW AT ADDITION - MOUNT @ 8'-0" A.F.F.
REPLACE EXISTING w/ NEW AT REMAINDER OF BUILDING

E2

WALL SCONCE

FACTORY FINISH

MOUNT @ 7'-6" A.F.F.

EQ
8'-0 1/16"

EXIST UTILITY METERING & C.T.

E5

EXTERIOR WALL PACK

E6

EXTERIOR DUPLEX
RECEPTACLE
JUNCTION BOX WITH COVER
FOR FUTURE CARD READER

A15

SIGN
OPNG.

24'-6" A.F.F.
T.O. TOWER OUTRIGGER STUD

E3 A3a A1
4'-3 1/4"

9'-6"
SIGN OPNG.

EQ
EQ

16'-9 1/2" A.F.F.
T.O. WALL STUD

A9 A1a A4

FACTORY FINISH

PROVIDE NEW AT ADDITION - MOUNT @ 12'-0" A.F.F.
REPLACE EXISTING w/ NEW AT REMAINDER OF BUILDING

FACTORY FINISH

MOUNT @ 1'-6" A.F.F. IN 4" SQUARE J-BOX

11'-0" A.F.F.
T.O. CANOPY
A6
STEEL

F2

MOTOR GONG

FACTORY FINISH

SEE FIRE PROTECTION DWGS

P1

HOSE BIB

FACTORY FINISH

SEE FIRE PROTECTION DRAWINGS

P2

EXIST GAS METER

XX

STOREFRONT KEY

ANODIZED ALUMINUM

PROJECT LEAD

DATE

PROJECT DESIGNER

DATE

EQ

E3 TYP. A13
Copyright C 2021

4'-3 1/4"

E5

E3

A1

TYP. A13

E3

615 Fishers Run
Victor, NY 14564

E3

585.742.2222
585.924.4914.fax
www.apd.com

Drawing Alteration
It is a violation of law for any person, unless acting under the
direction of licensed Architect, Professional Engineer, Landscape
Architect, or Land Surveyor to alter any item on this document in any
way. Any licensee who alters this document is required by law to affix
his or her seal and to add the notation "Altered By" followed by his or
her signature and the specific description of the alteration or revision.

A @ BUILDING WALL

B @ BUILDING WALL

A2 @ CART WALL

B2 @ CART WALL

DO NOT SCALE PLANS

3'-6 3/4" A.F.F.
T.O. W.T.
0'-0"
FIN. FLOOR

EXIST FIRE DEPT. CONNECTION

EQ

A1

D

A3a

MOUNT CENTERED @ 42" A.F.F. - RE. SEE ELEC DWGS

F1

A14 A1a A9a A14

E1

12'-0" A.F.F.
B.O. PANEL

MOUNT HEIGHT SEE DIMENSION

DATE

APD Engineering & Architecture, PLLC

20'-6" A.F.F.
T.O. TOWER OUTRIGGER STUD

FACTORY FINISH

Seal

PROJECT ARCHITECT/ENGINEER

EQ

Copying, Printing, Software and other processes required to produce
these prints can stretch or shrink the actual paper or layout.
Therefore, scaling of this drawing may be inaccurate. Contact APD
E&A with any need for additional dimensions or clarifications.

10'-6"
TYP

E4

SCALE: 1/8" = 1'-0"

18'-0"
TYP

CYLINDER WALL SCONCE

Seal

North Elevation

4

E3 A3a A9

E3

Date: 02/05/2021 License# 55367

A4 A10 A17 A16

INSTALL 4x4 JUNCTION BOX FLUSH w/
PLYWOOD FACE. INSTALL FIBER CEMENT PANELS CONTRACTOR TO COORDINATE FINAL LOCATION WITH ALDI
OVER JUNCTION BOX AND MARK LOCATION
REP PRIOR TO INSTALLATION
w/ PAINTED FINISH SCREW
7'-11 1/8" w. x 9'-5 1/2" h. SEE DETAIL D1/A504; VERIFY SIGN SIZE
BY SIGN VENDOR
PRIOR TO FRAMING OPENING

A14

E7

DESCRIPTION

1'-10 1/2"

KEY

Issued:

SIGNAGE

GRADE LINE - SEE CIVIL DWGS.

E2 A11 A16 A10 A12 A17 A11 E2 A10 A17

A16 A4

3

SHADED WINDOWS ARE SPANDREL - RE: DWG A602

E2 A3a A11 A16 A17 A10 A4

A11 A3a E2 A2a A10 A17 E6

A7

E7 A3a P1

A2a A10 A17

A3a

A2a A10 A17

A3a

South Elevation
SCALE: 1/8" = 1'-0"

EXISTING FACADE
TO REMAIN

NEW FACADE CONSTRUCTION
EQ

615 Fishers Run Victor, NY 14564

EQ

585.742.2222 - www.apd.com

8'-0 1/16"

A1 A9a A14
4'-3 1/4"

A1a

A14

A2

E5

E1

E3

A3

E5

E1

A2

E3

A3

A2

E3

A3

A2

E3

A3

A2

E3

A3

A2

A1 A2a

EQ

1'-10 1/2"

A3

SIGN
OPNG.

A1

A3a E3
24'-6" A.F.F.
T.O. TOWER OUTRIGGER STUD

4'-3 1/4"

EQ

EQ

EQ

A3a E3 A9 A15

9'-6"
SIGN OPNG.

A13 A3a E3

20'-6" A.F.F.
T.O. TOWER OUTRIGGER STUD

A4 A9 A1a

16'-9 1/2" A.F.F.
T.O. WALL STUD

18'-0"
TYP

12'-0" A.F.F.
B.O. PANELS
11'-0" A.F.F.
T.O. CANOPY STEEL

C @ BUILDING WALL

7'-6"
TYP

10'-6"
TYP

D

E2

B2 @ CART WALL

A3a

GRADE LINE - SEE CIVIL DWGS.

A7

F1

A7

2

NEW FACADE CONSTRUCTION

West Elevation

A3a A11 E2 A16 A9 A4 A17

A10 A17

A10

3'-6 3/4" A.F.F.
T.O. W.T.

Inc.

0'-0"
FIN. FLOOR

4201 Bagley Avenue North
Faribault, MN 55021

A6 A20 A19 A16 A11 A17 A12 A10 A16 A17 A11

A3a A11 E2

(507) 333-9460
(507) 333-9475 fax

ALDI Inc. Store #: 27
Monticello, MN

SCALE: 1/8" = 1'-0"

EXISTING FACADE TO REMAIN

9400 Cedar St.
E3 A1a A3a A2a

A5

A1

A3

A13

A2

A5

A3

Monticello, MN 55362

A1

Wright County
Project Name & Location:
E5
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A3

A2

A3

A2

16'-9 3/4" A.F.F.
T.O. WALL STUD
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T.O. W.T.

Type: Expansion

0'-0"
FIN. FLOOR

GRADE LINE - SEE CIVIL DWGS.
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East Elevation
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Drawn By:
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PROJECT
ADDRESS / LOCATION:

LEGEND
EXISTING

S14/T121N/R25W
9500 CEDAR ST
MONTICELLO, MN 55362
W

WET
X

I-94

ZONING:

B4, SHOPPING CENTER (REGIONAL BUSINESS DISTRICT)

SITE/LOT AREA:

87,187 SQ. FT / 2.00 AC.

IMPERVIOUS AREA:

64,375 SQ. FT / 1.48 AC.

GREENSPACE
PROVIDED:

17,018 SQ. FT / 0.513 AC.

X

X

X

>
>>
>>

SITE SUMMARY

<II
I
G
OE
UE
UT
UTV
OHL

PARKING REQUIREMENTS (PER CITY CODE)

UTL

STALLS REQUIRED STALLS PROVIDED

TYPE

UNIT / AREA

OFFICE 1,389 SF

1/300 SF

8

8

RETAIL 11,500 SF

1/200 SF

58

67

WAREHOUSE 5,201 SF

1/1000 SF

13

13

79

88

PARKING

BUILDING

SCHOOL BLVD

6'

-

CEDAR ST

6'

-

REAR YARD

6'

-

TOTAL:

FBO

990
989

CITY LIMITS
SECTION LINE
QUARTER SECTION LINE
RIGHT OF WAY LINE
PROPERTY / LOTLINE
EASEMENT LINE
ACCESS CONTROL
WATER EDGE
WETLAND BOUNDARY
WETLAND / MARSH
FENCE LINE
CULVERT
STORM SEWER
SANITARY SEWER
SANITARY SEWER FORCEMAIN
WATER
GAS
OVERHEAD ELECTRIC
UNDERGROUND ELECTRIC
UNDERGROUND TELEPHONE
UNDERGROUND TV
OVERHEAD UTILITY
UNDERGROUND UTILITY
UNDERGROUND FIBER OPTIC
CONTOUR (MAJOR)
CONTOUR (MINOR)

A
B
C
D
E

Date:

SITE PLAN SUBMITTAL 01

01/25/21

Revisions:

Date:

1
2
3
4
5
6
7
8
9

DECIDUOUS TREE
CONIFEROUS TREE
TREE LINE
MANHOLE/STRUCTURE
CATCH BASIN
HYDRANT
VALVE
CURB STOP
POWER POLE
UTILITY PEDESTAL / CABINET

SETBACKS

B.M. ELEVATION=964.83

PROPOSED

PROJECT GENERAL NOTES

>>

>>

CITY OF
MONTICELLO
AY 2

>

5

1.
ALL WORK SHALL CONFORM TO THE CONTRACT DOCUMENTS, WHICH INCLUDE, BUT
ARE NOT LIMITED TO, THE OWNER - CONTRACTOR AGREEMENT, THE PROJECT MANUAL
(WHICH INCLUDES GENERAL SUPPLEMENTARY CONDITIONS AND SPECIFICATIONS),
DRAWINGS OF ALL DISCIPLINES AND ALL ADDENDA, MODIFICATIONS AND CLARIFICATIONS
ISSUED BY THE ARCHITECT/ENGINEER.

I

IGHW

2.
CONTRACT DOCUMENTS SHALL BE ISSUED TO ALL SUBCONTRACTORS BY THE
GENERAL CONTRACTOR IN COMPLETE SETS IN ORDER TO ACHIEVE THE FULL EXTENT AND
COMPLETE COORDINATION OF ALL WORK.

G
OE
UE

3.
WRITTEN DIMENSIONS TAKE PRECEDENCE OVER SCALED DIMENSIONS. NOTIFY
ARCHITECT/ENGINEER OF ANY DISCREPANCIES OR CONDITIONS REQUIRING INFORMATION
OR CLARIFICATION BEFORE PROCEEDING WITH THE WORK.

MN H
EET

1015

5.
DETAILS SHOWN ARE INTENDED TO BE INDICATIVE OF THE PROFILES AND TYPE OF
DETAILING REQUIRED THROUGHOUT THE WORK. DETAILS NOT SHOWN ARE SIMILAR IN
CHARACTER TO DETAILS SHOWN. WHERE SPECIFIC DIMENSIONS, DETAILS OR DESIGN
INTENT CANNOT BE DETERMINED, NOTIFY ARCHITECT/ENGINEER BEFORE PROCEEDING
WITH THE WORK.

OO

STR

UTV

4.
FIELD VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS. NOTIFY
ARCHITECT/ENGINEER OF ANY DISCREPANCIES OR CONDITIONS REQUIRING INFORMATION
OR CLARIFICATION BEFORE PROCEEDING WITH THE WORK.

SC
H

LB

OU
L

CED

AR

I

EV
AR
D

PROJECT LOCATION

7.
ALL DISSIMILAR METALS SHALL BE EFFECTIVELY ISOLATED FROM EACH OTHER TO
AVOID GALVANIC CORROSION.
8.
THE LOCATION AND TYPE OF ALL INPLACE UTILITIES SHOWN ON THE PLANS ARE FOR
GENERAL INFORMATION ONLY AND ARE ACCURATE AND COMPLETE TO THE BEST OF THE
KNOWLEDGE OF I & S GROUP, INC. (ISG). NO WARRANTY OR GUARANTEE IS IMPLIED. THE
CONTRACTOR SHALL VERIFY THE SIZES, LOCATIONS AND ELEVATIONS OF ALL INPLACE
UTILITIES PRIOR TO CONSTRUCTION. CONTRACTOR SHALL IMMEDIATELY NOTIFY
ENGINEER OF ANY DISCREPANCIES OR VARIATIONS FROM PLAN.
9.
THE CONTRACTOR IS TO CONTACT "GOPHER STATE ONE CALL" FOR UTILITY
LOCATIONS, MINIMUM 2 BUSINESS DAYS PRIOR TO ANY EXCAVATION / CONSTRUCTION
(1-800-252-1166).

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

RYAN J. ANDERSON

DATE

01/25/2021

PROJECT DATUM
HORIZONTAL COORDINATES HAVE BEEN REFERENCED TO THE NORTH AMERICAN DATUM
OF 1983 (NAD83), 1996 ADJUSTMENT (NAD83(1996)) ON THE WRIGHT COUNTY COORDINATE
SYSTEM, IN U.S. SURVEY FEET.
ELEVATIONS HAVE BEEN REFERENCED TO THE NORTH AMERICAN VERTICAL DATUM OF
1988 (NAVD 88).
RTK GPS METHODS WERE USED TO ESTABLISH HORIZONTAL AND VERTICAL COORDINATES
FOR THIS PROJECT.
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SITE UTILITY PLAN
GRADING PLAN

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
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SPECIFICATIONS REFERENCE
ALL CONSTRUCTION SHALL COMPLY WITH THE PROJECT SPECIFICATIONS AND THE CITY OF
MONTICELLO REQUIREMENTS AND MnDOT STANDARD SPECIFICATIONS FOR
CONSTRUCTION, 2018 EDITION, THE STANDARD SPECIFICATIONS FOR SANITARY SEWER,
STORM DRAIN AND WATERMAIN AS PROPOSED BY THE CITY ENGINEERS ASSOCIATION OF
MINNESOTA 2013, AND CURRENT VERSION OF THE MINNESOTA STATE PLUMBING CODE
UNLESS DIRECTED OTHERWISE.

LIC. NO.

CIVIL SHEET INDEX
Sheet Number

6.
ALL MANUFACTURED ARTICLES, MATERIALS AND EQUIPMENT SHALL BE APPLIED,
INSTALLED, CONNECTED, ERECTED, CLEANED AND CONDITIONED ACCORDING TO
MANUFACTURERS' INSTRUCTIONS. IN CASE OF DISCREPANCIES BETWEEN
MANUFACTURERS' INSTRUCTIONS AND THE CONTRACT DOCUMENTS, NOTIFY
ARCHITECT/ENGINEER BEFORE PROCEEDING WITH THE WORK.

LOT LINE
RIGHT OF WAY
EASEMENT
CULVERT
STORM SEWER
STORM SEWER (PIPE WIDTH)
SANITARY SEWER
SANITARY SEWER (PIPE WIDTH)
WATER
GAS
OVERHEAD ELECTRIC
UNDERGROUND ELECTRIC
UNDERGROUND TV
CONTOUR
MANHOLE
CATCH BASIN
HYDRANT
VALVE
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Faribault, MN 55021
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(507) 333-9475 fax

ALDI Inc. Store #: 27
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9400 CEDAR ST
MONTICELLO, MN 55362
WRIGHT COUNTY
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SITE DATA

THIS PROJECT'S TOPOGRAPHIC SURVEY CONSISTS OF DATA COLLECTED IN OCTOBER 2020
BY ISG.
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LOCATION MAP

CONSTRUCTION STAKING
OWNER TO PROVIDE 5 TRIPS TO THE CONSTRUCTION SITE FOR STAKING PURPOSES.
STAKING SHALL INCLUDE ANY COMBINATION OF THE FOLLOWING: ROUGH GRADE STAKING,
UTILITIES, CURB & GUTTER, LIGHT POLES, SIGNS, SIDEWALK. ANY ADDITIONAL SURVEY
WORK NEEDED OR REQUIRED SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO EMPLOY
AND PAY ISG, INC. CONTACT RYAN ANDERSON WITH ISG, INC. AT (952) 426-0699 FOR PRICING
INFORMATION.
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Drawing No.
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A
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C
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E
NOTE:
CONCRETE SHALL HAVE A NON-SLIP
BROOM FINISH

TRANSITION AREA (FLUSH TO 6")
ANGLE WALK SECTION

Date:

TOP CONCRETE WALK

5" THICK CONC. WALK
(MIN. 4000 PSI)
1/2" EXPANSION JOINT

.02'/FT

ELEVATIONS DIFFERENCE VARIES
FROM FLUSH TO 6" (SEE SPOT
ELEVATION PLAN)

20"

STORE ENTRANCE STRIPING

01/25/21

1
2
3
4
5
6
7
8
9

BUILDING LINE
TURNED DOWN CONCRETE WALK, TYP.
W/2-#4 REBAR CONTINUOUS

SITE PLAN SUBMITTAL 01

Revisions:

BUILDING

1/2" EXPANSION JOINT
VARIES (SEE PLAN)

Date:

(ALWAYS YELLOW)

8"

TURN DOWN
CONCRETE WALK

SEE PLANS FOR SECTION
ADJACENT TO WALK

12" GRANULAR BASE

TURN DOWN WALK W/
PAVEMENT TRANSITION

TOP PAVEMENT

AGGREGATE BASE AS
CURB FOUNDATION

* DIRECTION OF DETAIL MAY BE MIRRORED

B.M. ELEVATION=964.83

STORE ENTRANCE NO PARKING STRIPING DETAIL

TURN DOWN CONCRETE WALK SECTION

TURN DOWN WALK TRANSITION A

NTS

NTS

NTS

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

RYAN J. ANDERSON

DATE

BITUMINOUS COURSE
MnDOT SPEC 2360,TYPE SPWEB240B
EXPOSED BUILDING
FOUNDATION

TURN DOWN
CONCRETE WALK

AGGREGATE BASE
MnDOT CLASS 5
TOP CONCRETE WALK

2"

COMPACTED SUBGRADE

SECTION TO MATCH CONCRETE CURB
SHOE ROTATED TO DRAIN SEE PLAN
FOR LOCATION

R3"

R3"

SLOPE TO DRAIN
2.0% (TYP)

7"

(507) 333-9460
(507) 333-9475 fax

TOP PAVEMENT
HORIZONTAL LINE

ALDI Inc. Store #: 27
MONTICELLO, MN

HORIZONTAL LINE
18"

Inc.
4201 Bagley Avenue North
Faribault, MN 55021

13 1

2"

2

3

2"

1

MATCH CONCRETE CURB & GUTTER
SECTION SEE PLAN FOR LOCATION

8"

55938

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

TURN DOWN WALK W/
PAVEMENT TRANSITION

8"

1

6"

R12"

LIC. NO.

BUILDING LINE

BITUMINOUS COURSE
MnDOT SPEC 2360,TYPE SPNWB230B

6"

01/25/2021

9400 CEDAR ST
MONTICELLO, MN 55362

NOTES:

WRIGHT COUNTY

1

LONGITUDINAL JOINT WHEN ADJACENT TO RIGID PAVEMENT OR BASE.

2

SLOPE 0.06FT/FT NORMAL, UNLESS OTHERWISE SPECIFIED. IF A DIFFERENT GUTTER SLOPE IS
PERMITTED, THE FORM MAY BE TILTED.
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B618
CONCRETE CURB & GUTTER

REVERSE PITCH
CONCRETE CURB & GUTTER

BITUMINOUS PAVEMENT

NTS
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ST20112
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TURN DOWN WALK TRANSITION B
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*COORDINATE FINAL LOCATION WITH ALDI CONSTRUCTION MANAGER

A
B
C
D
E

POLE MOUNTED RESERVED CURBSIDE
PARKING SIGNS. SEE PLAN FOR
LOCATION AND TYPE (TYP)

1
PARKING SPACE
AND SIGN NUMBER
TO MATCH (TYP)

TRENCH WIDTH, SEE TABLE

30 - 1/8" ±1"

12"

EXPANSION JOINT

9 - 7/8"

CONSTRUCT BOLLARD, TYP.
(SEE ARCH. PLANS FOR DETAIL)

37" ± 1/2"

47" ± 1/2"

PAVEMENT SECTION
(SEE DETAIL)

PARK-IT BIKE RACK
(7YT7062)

RESTRIPE PARKING
SPACE TO MATCH
EXISTING COLOR

CONCRETE WALK SECTION
(SEE DETAIL)

PIPE OD (BC)

BACKFILL W/GRANULAR
MATERIAL OR SELECT
MATERIAL FROM
EXCAVATION TO 6"
ABOVE PIPE

GRADE

10"
3
8" ANCHOR ROD

0.63'

CURBSIDE

12"

6" GRANULAR
BEDDING

CURBSIDE

CURBSIDE

EX. PARKING
STALL WIDTH (TYP)

TRENCH WIDTH

4" DIA. PERFORATED PIPE, MAINTAIN MIN. 1%
SLOPE, (SEE UTILITY PLAN FOR LOCATIONS)

CONCRETE
GRANULAR
NATIVE SOIL

01/25/21

Date:

1
2
3
4
5
6
7
8
9

12"
LETTERS
(TYP)

CURBSIDE

0.6 BC

FINE FILTER AGGREGATE WRAPPED IN
FILTER FABRIC, (MIRIFI 140N OR EQUAL), TYP.

2"

GRADE

0.15 BC

STORM DRAIN PIPE

24"

36 - 3/4" ±1"

60"
NUMBERS
(TYP)

1 2 3 4

2.00% SLOPE
(SEE GRADING PLAN)

PAVEMENT BASE
(SEE DETAIL)

SITE PLAN SUBMITTAL 01

Revisions:

COMPACTED BACKFILL
1

Date:

ALDI BLUE CUSTOM COLOR:

PIPE Ø

TRENCH WIDTH

36" OR LESS

BC + 24"

42" TO 54"

1.5 x BC

60" OR OVER

BC + 36"

CCE COLORANT
L1-BLUE
R3-MAGENTA
Y3-DEEP GOLD

GRANULAR BEDDING AND BACKFILL FOR STORM DRAIN PIPES SHALL
BE INCIDENTAL TO STORM DRAIN CONSTRUCTION

PARK-IT BIKE RACK (5 BIKES)

BUILDING SIDEWALK DRAIN TILE SECTION

NTS

NTS

NTS

32
63
5
1

64
1
1

128
1
1
-

-ARIAL BOLD FONT SHALL BE USED FOR NUMBERS AND LETTERS
-PAINT SHALL BE SEALMASTERS 'COLOR PAVE' OR 'LIQUID THERMOPLASTIC'
TRAFFIC MARKING PAINT OR AS APPROVED BY ALDI CM. CONTACT ROCHESTER
JET-BLACK, GARY ROSBROOK, 585-441-4125 FOR ORDERING.
-a. COLOR PAVE SHALL BE USED FOR NEW PAVEMENT
-b. LIQUID THERMOPLASTIC SHALL BE USED FOR OLDER PAVEMENT THAT HAS
BEEN SEALED WITH A COAL TAR SEALER.
-SURFACE PREPARATION SHALL COMPLY WITH MANUFACTURERS REQUIREMENTS.
-SIGNS, NUMBERS AND WORDING TO BE PLACED CENTERED

NOTES:

NON-CONCRETE
STORM DRAIN PIPE BEDDING

OZ
-

ENTIRE PARKING
SPACES TO BE
PAINTED "ALDI BLUE"
WITH WHITE
NUMBERS AND
LETTERS

SD600

CURBSIDE PARKING DETAIL
NTS

B.M. ELEVATION=964.83

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

RYAN J. ANDERSON

DATE

01/25/2021

LIC. NO.

55938

GRADE
THREADED, INTERNAL NUT PLUG MARK
WITH BURIED METAL FOR METAL
DETECTION

NOTE:
CLEANOUT LINE TO BE THE SAME DIAMETER
AS DRAIN TILE AND SHALL BE TYPE PSM,
PVC SEWER PIPE, SDR 35. SEE PLANS FOR
SIZE.

DRILL18" HOLE AND STUB 6" OF TRACER WIRE

45° LONG RADIUS BEND
TRACER WIRE

HEAVY DUTY CAST IRON CLEANOUT
HOUSING W/ HEAVY DUTY CAST IRON
COVER

1/4" ALUMINUM BOLTS
WITH LOCK NUTS

SIGN FACE

SEE PAVEMENT SECTION
A

THREADED PLUG WITH
INTERNAL NUT

A

END OF DRAIN TILE
WYE

OPTION 1
LONG SWEEP 90° SANITARY TEE

POUR CONCRETE COLLAR AROUND
HOUSING. 2.0' MIN. DIAMETER, DEPTH
SUFFICIENT TO COVER HOUSING
FLANGE

4" CLEANOUT PIPE W/ PLUG,
FREE FLOATING INSIDE OF
CLEANOUT HOUSING

4'-0"

SEE SIGN SCHEDULE FOR
MOUNTING HEIGHT

U-SECTION POST WITH
5/16" HOLES AT 1" O.C.
(#20/FT.)

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

Inc.

SIGN
AS NOTED ON
PLANS/SCHEDULE

SECTION A-A

4201 Bagley Avenue North
Faribault, MN 55021
(507) 333-9460
(507) 333-9475 fax

U-SECTION POST

ALDI Inc. Store #: 27
MONTICELLO, MN

SEE BREAK AWAY
CHANNEL POST DETAIL
5/16" STANDARD
GALVANIZED OR ZINC
PLATED SQUARE OR HEX
HEAD MACHINE BOLT
WITH NUT

1"
2 1/2"

9400 CEDAR ST
GROUND SURFACE

1
2"

BREAK AWAY CHANNEL POST

COIL 24" OF TRACER WIRE

MONTICELLO, MN 55362
WRIGHT COUNTY
Project Name & Location:

SITE DETAILS
Drawing Name:

OPTION 2

ISG Project No.

POST MOUNTED SIGN
IN GRASS AREA

Type:

SANITARY CLEANOUT

HEAVY-DUTY
SANITARY CLEANOUT

NTS

NTS

NTS

Drawn By:

OOA

Designed By:

OOA

Reviewed By:

RJA

SA200

SA201

V5.07

16-19864

C-021
Drawing No.
C-021 SITE DETAILS

---- ---- C-110

Issued:

EROSION CONTROL LEGEND
SYMBOL

A
B
C
D
E

DESCRIPTION

PERIMETER CONTROL

PC

Date:

SITE PLAN SUBMITTAL 01

01/25/21

Revisions:
STORM DRAIN INLET PROTECTION

1
2
3
4
5
6
7
8
9

CONCRETE WASHOUT AREA

EXISTING DRAINAGE ARROW

PROPOSED DRAINAGE ARROW

959.06

>>

>>

>>

>>

G

>>

>>

>>

EX STM MH
R=962.26
I=962.22 SE

EX cb c
R=959.05
I=955.69 NW

>>

EX STM MH
R=962.12
I=954.66 NW
I=958.84 SE
I=956.98 NE

UTV

EXISTING CONTOUR (MAJOR INTERVAL)

100

PROPOSED CONTOUR (MAJOR INTERVAL)

PERIMETER CONTROL CAN BE SILT FENCE OR SEDIMENT CONTROL LOG.
SEE SITE RESTORATION PLAN FOR FINAL TURF ESTABLISHMENT.

G

NOTE: SWPPP COVERAGE INCLUDES ELECTRIC, GAS, TELEPHONE, AND CABLE INSTALLATION. EACH
COMPANY OR THEIR SUBCONTRACTOR IS RESPONSIBLE TO FOLLOW THE REQUIREMENTS OF THIS
SWPPP INCLUDING PROVIDING THEIR OWN RESTORATION IF INSTALLATION OCCURS AFTER PRIMARY
INSTALLATION OF SEEDING/SODDING/MULCHING DURING CONSTRUCTION OF EACH UTILITY.

G

UTV

100

>>

UTV

EX CB
R=960.73
I=958.44 SW

Date:

5

EX CB
T/C=961.66
I=957.67 S

G

UTV

>>

B.M. ELEVATION=964.83
>>

UTV

G

EXISTING BUILDING

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

FFE = 963.50

PC

PC

RYAN J. ANDERSON

UTV

G

>>

14

10

DATE
PC

55938

UTV

EM

>>

G

LIC. NO.

PC

17

01/25/2021

UT

PC

UE

UTV

957.48

PC

PROPOSED EXPANSION
PC

UT

962

2
96

FFE = 963.50

PC

>>

G

G

>>

>>

UTV

PC

963

PC

UE

GM

G

G

963

UTV

962

>>

961

I

>>

UT

963

G

>>962

1 2 3 4
G

PC

PC

UTV

PC

PC

PC

PC

PC

PC

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

ALDI Inc. Store #: 27
MONTICELLO, MN

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UE

UTV

I

UTV

(507) 333-9460
(507) 333-9475 fax

UE

PC

I

4201 Bagley Avenue North
Faribault, MN 55021
PC

V
UTV

UE

961

UTV

G

CURBSIDE

I

CURBSIDE

PC

CURBSIDE

UTV

CURBSIDE

961

UTV

UTV
UTV

Inc.

961

UTV
UT

G

G

G

G

G

G

G

G

962

15
>

G

EXISTING LOT LINE

962

EX HH

G

1

PC

16
G

96

EX CB
T/C=960.81
I=957.10 N
I=956.51 W

>>

>>

11

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

>>

>

>>

>>

962

PC

PC

I

>>

PC

UTV

3
96

>>

EX CB
T/C=961.92
I=958.41 NE
I=958.36 SE

UE

UE

UE

UE

UE

UE

UE

UE

UE

9400 CEDAR ST
UE

UE

UE

UE

UE

UE

UE

UE

UE

UE

UE

UE
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WRIGHT COUNTY
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EROSOIN CONTROL
PLAN
Drawing Name:
ISG Project No.
Type:
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20
SCALE IN FEET

40
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Designed By:
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C-110
Drawing No.
C-110 EROSOIN CONTROL PLAN

---- ---- C-120

Issued:

REAR CURB GUARD FLAP WITH
MAGNETIC TIE DOWNS
(SLIDE 2x4 THROUGH FLAP IF IRON
CURB BACK NOT AVAILABLE)

11 GA GALVANIZED STEEL SUSPENSION SYSTEM

NATIVE
MATERIAL

MINIMUM 10-MIL THICK
PLASTIC SHEETING OR
APPROVED EQUAL

5'x10'x3' CONCRETE
WASHOUT AREA

MIN

6"

2'

6"

SILT FENCES TO BE CONSTRUCTED
ON DOWNHILL SIDE OF ALL
MANHOLES

Date:

SEDIMENT CONTROL LOG

1' DEEP IMPERVIOUS
CLAY LINER

REPLACEABLE SEDIMENT BAGS WITH
GEOTEXTILE FILTER FABRIC

MIN

1'

01/25/21

1
2
3
4
5
6
7
8
9

3' DEEP

24" MIN

LIFT HANDLES

DIRECTION OF
RUNOFF FLOW

1.5' MIN
POST
EMBEDMENT

10'

SITE PLAN SUBMITTAL 01

Revisions:

FLOW

STANDARD 2"
OVERFLOW AREA

GEOTEXTILE FABRIC

FABRIC ANCHORAGE TRENCH
BACKFILL WITH TAMPED NATURAL
SOIL

SEDIMENT CONTROL LOG

1' MIN

5' TEE POST AT 5' - 4' MAX
SPACING

A
B
C
D
E

Date:

NOTES:

EMBED IN 2" DEEP TRENCH

FOR SPECIFICATIONS AND MAINTENANCE GUIDELINES VISIT
WWW.INLETFILTERS.COM

NOTES:

INSTALLATION:
REMOVE GRATE
DROP FLEXSTORM INLET FILTER ONTO LOAD BEARING LIP OF CASTING OR
CONCRETE STRUCTURE

REPLACE GRATE

MATERIALS:
FRAMING - 11 GAUGE STEEL; CORROSION RESISTANT
SEDIMENT BAG - WOVEN GEOTEXTILE FABRIC; 2 CUBIC FOOT TYP VOLUME;
STAINLESS STEEL LOCKING BAND SECURING BAG TO FRAME

CONTRACTOR SHALL INSTALL A SIGN INDICATING THE CONCRETE WASHOUT AREA.

SEDIMENT CONTROL LOGS TO BE 6" DIAMETER UNLESS OTHEWISE NOTED.
CONTRACTOR SHALL MAINTAIN WASHOUT AREA TO REMOVE MATERIALS BEYOND 75% CAPACITY.

1 " UNLESS PRECLUDED BY PAVED SURFACE OR ROCK.
WOOD STAKES ARE A MINIMUM OF 2"x16"x
2

CONTRACTOR SHALL INSPECT WASHOUT AREA AS NECESSARY TO PREVENT LEAKS AND OVER TOPPING.

WOOD STAKES DRIVEN THROUGH BACK HALF OF SEDIMENT CONTROL LOG AT AN APPROXIMATE ANGLE OF
45° WITH THE TOP OF STAKE POINTING UP STREAM.

WASHOUT AREA SHALL BE REMOVED AFTER CONSTRUCTION IS COMPLETE.

WHEN MORE THAN ONE SEDIMENT CONTROL LOG IS NEEDED, OVERLAP ENDS A MINIMUM OF 6" AND STAKE

SILT FENCE

CONCRETE WASHOUT

NTS

NTS

NTS

EC212

STAKED INTO THE GROUND WITH WOOD STAKES.

WASHOUT AREA SHALL NOT BE PLACED WITHIN 50' OF STORM DRAINS, OPEN DITCHES OR BODIES OF WATER.

CURB BOX FILTER
INLET PROTECTION

EC100

NOTES:

EC500

SEDIMENT CONTROL LOG STAKING
NTS

EC300

B.M. ELEVATION=964.83

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

RYAN J. ANDERSON

DATE

01/25/2021

LIC. NO.

55938

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

Inc.
4201 Bagley Avenue North
Faribault, MN 55021
(507) 333-9460
(507) 333-9475 fax

ALDI Inc. Store #: 27
MONTICELLO, MN
9400 CEDAR ST
MONTICELLO, MN 55362
WRIGHT COUNTY
Project Name & Location:

EROSION CONTROL
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Drawing Name:
ISG Project No.
Type:
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OOA

Reviewed By:
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C-120
Drawing No.
C-120 EROSION CONTROL DETAILS

---- ---- C-210

REMOVAL LEGEND
SYMBOL

DESCRIPTION

REMOVE BITUMINOUS
PAVEMENT

Issued:
A
B
C
D
E

Date:

SITE PLAN SUBMITTAL 01

01/25/21

Revisions:

Date:

1
2
CONTRACTOR SHALL VERIFY EXISTING PAVEMENT SECTION
3
AND NOTIFY ENGINEER OF ANY DISCREPANCIES.
4
PAVEMENT REMOVALS SHALL INCLUDE FULL DEPTH
5
SAWCUT & SECTION REMOVAL.
6
7
8
9
REMOVE CONCRETE WALK

959.06

>>

>>

>>

>>

G

>>

>>

>>

EX STM MH
R=962.26
I=962.22 SE

>>

UTV

EX CB
R=960.73
I=958.44 SW

EX cb c
R=959.05
I=955.69 NW

>>
G

UTV

G

UTV

EX STM MH
R=962.12
I=954.66 NW
I=958.84 SE
I=956.98 NE

EX CB
T/C=961.66
I=957.67 S

G

UTV

>>

B.M. ELEVATION=964.83
>>

UTV

G

EXISTING BUILDING

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

FFE = 963.50

SAWCUT TURNDOWN WALK

RYAN J. ANDERSON
UTV

LIC. NO.

55938

958

EXISTING LOT LINE

960
962
UT
963
UTV UE

SO
EX

CO

G

W

REMOVE APPROXIMATELY 20 LF
OF SANITARY SERVICE TO ALLOW
FOR BUILDING EXPANSION

REMOVE LANDSCAPING
& SALVAGE ROCKS
957.48
PROTECT TREE

963

UTV

>>

G

GM

UE

G

REMOVE BOLLARDS TYP.
PROTECT LANDSCAPE
ROCKS & SHRUBS

01/25/2021

959

DEMOLISH BUILDING CANOPY
(SEE ARCH)

>>

UTV

DATE

961

963

REMOVE TURNDOWN
SIDEWALK
EM

G

>>

REMOVE CANOPY DRAIN

2

96
962

REMOVE 85 LF OF EXISTING
STORM SEWER STARTING
15 LF FROM CATCH BASIN

>>

>

4201 Bagley Avenue North
Faribault, MN 55021

G
UTV

I

V

PROTECT EXISTING
GAS LINE
UTV
UTV

PROTECT EXISTING CURB & GUTTER
UTV

UTV

UTV

UTV

UTV

UTV
REMOVE TELECOM LINE
(COORDINATE WITH UTILITY COMPANY) PROTECT EXISTING SIDEWALK
UTV

UTV

Inc.

PROTECT TREE

UTV

UTV

UE

UTV
UT

G

G

G

G

G

G

G

G

G

G

PROTECT EXISTING CURB

1

PROTECT SHRUB

962

UE

UTV

I

REMOVE GAS LINE (COORDINATE
962
WITH UTILITY COMPANY)

EX HH

G

EX CB
T/C=960.81
I=957.10 N
I=956.51 W

>>

PROTECT EXISTING
LIGHT POLE & BASE

RELOCATE TRANSFORMER

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

96

PROTECT TREES

>>

I
>>

G

UTV

>>

>>

SAWCUT AND REMOVE
BITUMINOUS PAVEMENT

PROTECT EXISTING
LIGHT POLE & BASE

1
96

961

>>

962

UT

>>
962

G

REMOVE APPROXIMATELY 21 LF
OF WATER SERVICE TO ALLOW
FOR BUILDING EXPANSION

UTV

G
UTV

PROTECT EXISTING
LIGHT POLE & BASE

963

>>

>

PROTECT LANDSCAPE ROCKS

EX CB
T/C=961.92
I=958.41 NE
I=958.36 SE

SAWCUT AND REMOVE
CURB & GUTTER

GUT

UE

I

REMOVE CANOPY DRAIN

(507) 333-9460
(507) 333-9475 fax

PROTECT ALL EXISTING
IRRIGATION HEADS TYP.

UTV

ALDI Inc. Store #: 27
MONTICELLO, MN

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UE

UTV

I

PROTECT LANDSCAPING
UE

UE

UE

UE

UE

UE

UE

UE

UE

9400 CEDAR ST
UE

UE

UE

UE

UE

UE

UE

UE

UE

UE

UE

UE

MONTICELLO, MN 55362
WRIGHT COUNTY
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EXISTING SITE +
REMOVALS PLAN
Drawing Name:
ISG Project No.
Type:
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40
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Drawn By:

OOA

Designed By:

OOA

Reviewed By:

RJA
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C-210
Drawing No.
C-210 EXISTING SITE + REMOVALS PLAN

---- ---- C-310

NOTES:
· F&I: ALL PARKING LOT STRIPING AND MARKINGS AS SHOWN
· ALL EXISTING BITUMINOUS PAVEMENT THAT IS NOT REPLACED, IS TO BE
CRACK FILLED AND SEALCOATED.
· ALL EXISTING POLE MOUNTED LIGHT FIXTURES SHALL BE REPLACED WITH
NEW LED FIXTURES. FIXTURES SHOULD MATCH EXISTING HEAD COUNT AND
HEAD ORIENTATION. THE NEW FIXTURES SHALL BE "CREE LIGHTING
#QSQ-1-NM-4ME-K-57K-UL-SV, W/QSQ-DA-SV"
· ALL EXISTING PYLON POLES SHALL BE REFINISHED. REMOVE ALL EXISTING
RUST, SCALE, CHIPPED AND/OR PEELING FINISH. PREPARE THE
SUBSURFACE, PRIME AND PAINT ALL PYLON POLES IN ACCORDANCE WITH
THE PROJECT MANUAL PAINTING SPECIFICATIONS AND REQUIREMENTS FOR
EXTERIOR FINISHES. PAINT COLOR SHALL BE "SHERWIN WILLIAMS SW-7019
GAUNTLET GRAY".

PAVEMENT LEGEND
SYMBOL

DESCRIPTION

BITUMINOUS PAVEMENT

Issued:
A
B
C
D
E

Date:

SITE PLAN SUBMITTAL 01

01/25/21

Revisions:

Date:

TURNDOWN CONCRETE WALK 1

2
3
REVERSE PITCH CONCRETE
4
CURB & GUTTER
5
6
7
8
9

5

B.M. ELEVATION=964.83

EXISTING BUILDING

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

FFE = 963.50

RYAN J. ANDERSON

NO PARKING
ZONE STRIPING

14

10

DATE

12'

01/25/2021

LIC. NO.

55938

EM

17
BOLLARDS, TYP.
(SEE ARCH)

GM

ELECTRICAL TRANSFORMER PAD
(COORDINATE WITH UTILITY COMPANY)

117'

NO PARKING STRIPING
(SEE DETAIL)

20'

PROPOSED EXPANSION
FFE = 963.50
5'

REVERSE PITCH
CURB & GUTTER (SEE DETAIL)

12'

HEAVY DUTY BITUMINOUS
PAVEMENT (SEE DETAIL)

CONCRETE TURNDOWN WALK
(SEE DETAIL)

BIKE RACK
(SEE DETAIL)

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

EXISTING LOT LINE
PARKING STRIPING TYP.

9'

20'

CURBSIDE

CURBSIDE

CURBSIDE

1 2 3 4

16

CURBSIDE

11

Inc.

15

4201 Bagley Avenue North
Faribault, MN 55021

EX HH

G

(507) 333-9460
(507) 333-9475 fax

CURBSIDE PARKING
STRIPING (SEE DETAIL)

CURBSIDE PARKING
SIGNAGE (SEE DETAIL)

ALDI Inc. Store #: 27
MONTICELLO, MN
9400 CEDAR ST
MONTICELLO, MN 55362
WRIGHT COUNTY
Project Name & Location:

SITE PLAN
Drawing Name:
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Type:
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40
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Drawn By:
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C-310
Drawing No.
C-310 SITE PLAN

---- ---- C-320

Issued:

UTILITY LEGEND
EXISTING

>>

>>

>>

>>

>>

>>

>>

>>

G

>

SANITARY SEWER

>

SANITARY SEWER FORCEMAIN

I
UTV

>>

WATER MAIN

I

EX STM MH
R=962.26
I=962.22 SE

STORM DRAIN

<II
EX CB
R=960.73
I=958.44 SW

>>

II>

959.06

A
B
C
D
E

PROPOSED

G

GAS

G

OE

OVERHEAD ELECTRIC

OE

UE

UNDERGROUND ELECTRIC

UE

UT

UNDERGROUND TELEPHONE

UT

UTV

UNDERGROUND TV

OHL

OVERHEAD UTILITY

UTL

UNDERGROUND UTILITY

FBO

FIBER OPTIC

Date:

SITE PLAN SUBMITTAL 01

01/25/21

Revisions:

Date:

1
2
3
4
5
6
7
8
9

NOTE:

EX cb c
R=959.05
I=955.69 NW

CONTRACTOR SHALL FIELD VERIFY THE LOCATIONS OF ALL EXISTING UTILITIES.

>>
G

UTV

G

UTV

EX STM MH
R=962.12
I=954.66 NW
I=958.84 SE
I=956.98 NE

5

EX CB
T/C=961.66
I=957.67 S

G

UTV

>>

B.M. ELEVATION=964.83
>>

UTV

G

EXISTING BUILDING

CONNECT PROPOSED
SUBDRAIN TO EXISTING

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

FFE = 963.50

RYAN J. ANDERSON
UTV

G

>>

14

10

DATE

01/25/2021

LIC. NO.

55938

17

UTV

EM

UE

UT

UTV

G

EX P-2 (1) 16'x15" @ 0.85%

ELECTRICAL TRANSFORMER
(COORDINATE WITH UTILITY COMPANY)

UE

P-3B 54'x6" @ 2.00%

GM

ENSURE 18" VERTICAL
SEPARATION BETWEEN
UTILITIES

>>

>>

G

UTV

G

>>

P-3A (6")

957.48

PROPOSED EXPANSION

G

UT

>>

G

EX CB
T/C=961.92
I=958.41 NE
I=958.36 SE

G

CURBSIDE

1 2 3 4

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

ALDI Inc. Store #: 27
MONTICELLO, MN
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Public Hearing - Consideration of a Conditional Use Permit for Vehicle Sales, Rental,
and Repair for Recreational Vehicles, with Accessory Auto Repair – Minor and
Variance for Additional Signage Allowance in the B-3 (Highway Business) District.
Applicant: RJ Ryan Construction

Prepared by: Northwest Associated
Consultants (NAC)

Meeting Date:
3/2/21

Council Date (pending
Commission action):
3/22/21

Additional Analysis by: Community Development Director, Chief Building and Zoning
Official, Community & Economic Development Coordinator, Project Engineer

ALTERNATIVE ACTIONS
Decision 1: Conditional Use Permit
1. Adopt Resolution PC-2021-009 recommending approval of a Conditional Use Permit for
vehicle sales and rental, with accessory minor vehicle repair, for Lazy Days RV, based on
conditions and findings in said resolution.
2. Adopt Resolution PC-2021-009 recommending approval of a Conditional Use Permit for
vehicle sales and rental, with accessory minor vehicle repair, for Lazy Days RV, based on
findings to be made by the Planning Commission following the public hearing.
3. Table action on Resolution PC-2021-009, subject to additional information from applicant
and/or staff.
Decision 2: Variance
No action required. The applicant has withdrawn their request for variance.
REFERENCE AND BACKGROUND
Property:

Legal Description:
Lot 1, Block 1, Gould Addition
3939 Chelsea Road West

Planning Case Number:

2021-005

Request(s):

Conditional Use Permit for Vehicle Sales and Rental; Variance for
additional pylon sign (variance request withdrawn)
1

Deadline for Decision:

April 9, 2021 (60-day deadline)
June 8, 2021 (120-day deadline)

Land Use Designation:

Regional Commercial

Zoning Designation:

B-3, Highway Business
The purpose of the “B-3” (Highway Business) district is to provide
for limited commercial and service activities and provide for and
limit the establishment of motor vehicle oriented or dependent
commercial and service activities.

Overlays/Environmental
Regulations Applicable:

NA

Current Site Uses:

Religious Place of Assembly; Automotive Repair

Surrounding Land Uses:

North:
East:
South:
West:

I-94
Commercial Service
Commercial Self Storage (Affordable Storage)
Commercial RV Sales (Camping World)

2

Project Description:

Lazy Days RV is seeking a Conditional Use Permit to reintroduce
vehicle sales and rental to the subject property, replacing the
current occupants of the site which include a religious assembly
use (Quarry Church) and vehicle repair (Monticello Automotive).
The applicants propose to make minor changes to the building to
accommodate access to the interior showroom space in the
building, and limited changes to the parking and vehicle display
areas, primarily pavement markings. The applicants would add a
bulk fuel facility for its customers, and a waste dump station as
well. The second aspect of the application involves a request to
install two pylon signs along the I-94 frontage, one in each corner
of the property. The variance request was formally withdrawn by
the applicant.

ANALYSIS:
Highway Commercial (B-3) land uses are to be located in areas primarily along I-94 and Trunk
Highway 25, and then west along Chelsea Road. Vehicle Sales and Rental facilities are allowed
in the B-3 District by Conditional Use Permit, which is the subject of this application. The zoning
ordinance applies both general performance standards – applicable to all uses – and specific
standards applicable to this conditional use. As with all Conditional Use Permits, there is a
presumption that the use is allowed in the zoning district, subject to conditions necessary to
mitigate specific aspects of the proposed activity. As can be seen on the zoning map above,
there are several vehicle sales facilities in the immediate area.
Because this proposal is an existing developed site, with few changes to the site or building,
most of the improvements subject to zoning review are in place. The applicant notes in their
narrative that few changes are proposed to site improvements, including paved area, building
area, landscaping or fencing.
With regard to the building, the applicant notes that some changes to showroom doors are
planned to accommodate access to the interior of the building by larger recreational vehicles,
rather than the passenger vehicles for which the building was originally designed. This
alteration is minor, and does not impact its consistency with building materials requirements in
the commercial districts. Other alterations include paint color changes and revised wall
signage, all within the allowances of the zoning ordinance. Freestanding signage is discussed
separately below.
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The specific zoning regulations related to Vehicle Sales and Rental are listed in the ordinance as
follows:
Conditional Use Permit Requirements
(30) Vehicle Sales or Rental
(a) The minimum building size for any vehicle sales or rental use shall comply
with the standards in Table 5-3.

Staff Response: The proposed building, at approximately 48,200 square feet, covers
approximately 10.3% of the 10.7 acre lot, complying with the code as adopted.
(b) When abutting a residential use, the property shall be screened with an opaque
buffer (Table 4-2, Buffer Type “D”) in accordance with section 4.1(G) of this
ordinance.
Staff Response: No residential uses are in the area.
(c) All lighting shall be in compliance with Section 4.4 of this ordinance.
Staff Response: The applicants are not making any changes to site lighting. The
applicant should ensure that existing lighting meets the City’s maximum 1.0 foot-candles
at all property lines.
(d) The outside sales and display area shall be hard surfaced.
Staff Response: The entire use area is paved and curbed in accordance with the
ordinance.
(e) The outside sales and display area does not utilize parking spaces which are
required for conformance with this ordinance.
Staff Response: The site includes separate customer and employee parking exceeding
the ordinance requirements. The parking areas are far in excess of that which would be
expected for a facility of this type. In the event that customer or employee parking were
in need of additional space, there is extensive area on the site to accommodate such
expansion.
(f) Vehicular access points shall create a minimum of conflict with through
traffic movement and shall be subject to the approval of the Community
4

Development Department.
Staff Response: The plans show a single access point from Chelsea Road. No change is
proposed for this location.
(g) There is a minimum lot area of twenty-two thousand five hundred (22,500)
square feet and minimum lot dimensions of one hundred fifty (150) feet by
one hundred thirty (130) feet.
Staff Response: The lot area is more than 10 acres and more than 600 feet in width,
exceeding the requirements.
(h) A drainage system subject to the approval of the Community Development
Department shall be installed.
Staff Response: No changes are proposed for either drainage or grading.
Accessory Uses
The applicant proposes to include vehicle service and repair as a part of its sales facility.
Both “Automobile Repair-Major” and “Automobile Repair-Minor” are accessory uses
allowed by Conditional Use Permit in the B-3 District. The code does not technically
distinguish between automobiles and recreational vehicles, however, the proposed use
is specific to recreational vehicles, which have a specific licensing classification under
state vehicle registration rules. Accessory repair operations are subject to the following
requirements:
Automobile Repair – Major
(a) Door opening to service area garage must not face street frontage.
(b) All vehicles being serviced and all vehicle parts must be stored inside or in
designated vehicle storage area.
(c) Repair of all vehicles shall occur within an enclosed building.
(d) Temporary outdoor vehicle storage may be allowed in an outdoor storage
area that is no larger than 25 percent of the buildable area of the lot, is located
behind the front building line of the principal structure, and is screened with a
wooden fence or masonry wall in accordance with Section 4.3, Fences & Walls.
(e) The entire site other than that taken up by a building, structure, or plantings
shall be surfaced with a material to control dust and drainage which is subject to
the approval of the Community Development Department.
(f) No conditional use permit shall be granted for an auto repair shop-major
located within 300 feet of a residential zone existing at the time the conditional
use permit is granted.
Automobile Repair -- Minor
(a) The use shall be designed to ensure proper functioning of the site as related to
vehicle stacking, circulation, and turning movements.
5

(b) Repair of all vehicles shall occur within an enclosed building. Temporary
outdoor vehicle storage may be allowed in an outdoor storage area that is no
larger than 25 percent of the buildable area of the lot, is located behind the front
building line of the principal structure, and is screened with a wooden fence or
masonry wall in accordance with Section 4.3, Fences & Walls.
(c) Vehicles not being repaired but used as a source of parts shall be prohibited
unless fully enclosed within a building or fully screened in accordance with b)
above.
(d) Vehicles that are repaired and are awaiting removal shall not be stored or
parked for more than 30 consecutive days. In cases where a vehicle is abandoned
by its lawful owner before or during the repair process, the vehicle may remain
on site as long as is necessary after the 30 day period, provided the owner or
operator of the establishment demonstrates steps have been taken to remove
the vehicle from the premises using the appropriate legal means.
The site appears to be able to comply with the terms of these sections – they are
primarily operational in nature.
With regard to the applicant’s request for bulk fuel (propane) and sanitary dump
station, the applicants should meet conditions required by the City Engineer and Public
Works staff. The site plan submitted by the applicants indicates the general location for
each installation. The applicant should verify details of each facility and revise a final
site plan with that information.
Bulk Fuel Bulk Fuel specifically, is a permitted accessory use in the B-3 District, and is
subject to the following requirements:
(9) Bulk Fuel Sales & Storage
(a) All accessory use bulk fuel storage must be associated with the principal
activity on the site. In Industrial Districts, accessory fuel dispensing shall not be
available for sale to the public.
(b) Accessory use bulk fuel storage tank containers shall be limited to 1000
gallons.
(c) Accessory use bulk fuel storage may not be located within the required front
yard setback.
(d) Accessory use bulk fuels storage facilities shall include 1 shrub landscaping
planting per every 10 feet of bulk fuel facility perimeter, planted in accordance
with required safety clearances.
(e) Accessory use bulk fuel storage shall be setback 10’ from all property lines and
20’ from any public right of way.
(f) Accessory use bulk fuel storage must include a containment structure and
bollards for tank protection per applicable fire code or other regulations.
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(g) Accessory use bulk fuel storage facilities shall comply with all MPCA and State
Fire Marshal requirements, all other permit, testing and listing requirements, and
all applicable codes and standards such as NFPA 58.
(h) Accessory use bulk fuel storage facilities located within the Drinking Water
Supply Management Area (DWSMA) must comply with the City Engineer’s
recommendations for site and containment arrangement.
The applicant shall revise their site plan to meet the above requirements for setback
and landscaping.
The ordinance has no specific standards for the waste dump station accessory use.
Sign Variance
The applicant has withdrawn their application for sign variance. With the variance
withdrawal, it is expected that the applicant will comply with the base code
requirements for free-standing and wall signage.
The subject site is located in the Freeway Bonus district. The current sign regulations
limit sites such as the subject property to two freestanding signs. As opposed to those
commercial/industrial properties outside of the Freeway Bonus District, which are
limited to one free-standing sign. One of those signs may be a pylon style, and in the
Freeway Bonus Sign District, may be up to 32 feet in height and 200 square feet in area.
The second sign is required to be a monument style sign of 14 feet in height and 100
square feet in area. The property currently has such a monument sign near the Chelsea
Road entrance which, as noted, is not changing in location, size or structure.
STAFF RECOMMENDED ACTION
City Staff recommends approval of the Conditional Use Permit for Vehicle Sales and Rental,
with accessory vehicle repair, subject to the conditions in Exhibit Z and as specified in the
resolution for approval. The site is properly zoned and appears to meet the various criteria for
CUP consideration of both principal and accessory uses.
As the variance request has been withdrawn, no recommendation is applicable to the variance
request.
SUPPORTING DATA
A.
B.
C.
D.
E.

Resolution PC-2021-009
Aerial Site Image
Applicant Narrative
Site Plan
Building Elevations
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F. City Engineer’s Letter, February 17th, 2021
G. Monticello Zoning Ordinance, Code Excerpts

EXHIBIT Z
Conditional Use Permit for Vehicle Sales and Rental and Accessory Vehicle Repair
Lazy Days RV
PID: 155184001010

1.

The applicant complies with the requirements of the City Engineer in his letter dated
February 17th, 2021.

2.

The applicant complies with the terms of Section 5.2 (E) 30., Vehicle Sales and Rental.

3.

The applicant complies with the operational requirements of Section 5.3 (D) (6) and (7)
Automobile Repair – Major and Minor, respectively.

4.

The applicant revises their site plan to comply with the terms of Section 5.3 (D) (9), Bulk
Fuel Sales and Storage.

5.

All prior zoning permits, including Conditional Use Permits for Automotive Service,
Public Assembly, Commercial Recreation, and other zoning approvals are hereby
extinguished as a part of this Conditional Use Permit approval and the City Clerk shall
record such documentation with the County Recorder’s Office.

6.

Comments and recommendations of other City Staff and City Council.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-009
RECOMMENDING APPROVAL OF
A CONDITIONAL USE PERMIT FOR VEHICLE SALES AND RENTAL, INCLUDING ACCESSORY
VEHICLE REPAIR AND BULK FUEL SALES AND STORAGE
WHEREAS, the applicant is proposing to establish a recreational vehicle sales and rental use,
with accessory vehicle repair and bulk fuel on an existing developed parcel, with a legal
description of Lot 1, Block 1, Gould Addition; and
WHEREAS, the subject property is zoned B-3, Highway Business, in which the proposed use
is allowed through a Conditional Use Permit; and
WHEREAS, the proposed use and site improvements, subject to the conditions identified in
Exhibit Z of the applicable staff report for March 2, 2021, are consistent with the intent for
the Conditional Use requirements and the City’s land use objectives for the site; and
WHEREAS, the Planning Commission held a public hearing to consider the matter at its
regular meeting on March 2nd, 2021 and the applicant and members of the public were
provided the opportunity to present information to the Planning Commission; and
WHEREAS, the Planning Commission has considered all the comments and the staff report,
which are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission of the City of Monticello makes the following Findings
of Fact in relation to the recommendation of approval:
1. The proposed Conditional Use is consistent with the intent of the Monticello
Comprehensive Plan.
2. The proposed use will meet the requirements of the Monticello Zoning Ordinance.
3. The proposed use will not create undue burdens on public systems, including streets
and utilities.
4. The proposed use will not create substantial impacts, visual or otherwise, on
neighboring land uses.
5. The proposed use is found to be consistent with the proposed and planned land uses
in the area.
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello,
Minnesota that the Planning Commission recommends that the proposed Conditional Use
Permit is hereby recommended for approval, with the following conditions:
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-009
1.

The applicant complies with the requirements of the City Engineer in his letter dated
February 17th, 2021.

2.

The applicant complies with the terms of Section 5.2 (E) 30., Vehicle Sales and
Rental.

3.

The applicant complies with the operational requirements of Section 5.3 (D) (6) and
(7) Automobile Repair – Major and Minor, respectively.

4.

The applicant revises their site plan to comply with the terms of Section 5.3 (D) (9),
Bulk Fuel Sales and Storage.

5.

All prior zoning permits, including Conditional Use Permits for Automotive Service,
Public Assembly, Commercial Recreation, and other zoning approvals are hereby
extinguished as a part of this Conditional Use Permit approval and the City Clerk
shall record such documentation with the County Recorder’s Office.

6.

Comments and recommendations of other City Staff and City Council.

ADOPTED this 2nd day of March, 2021, by the Planning Commission of the City of
Monticello, Minnesota.
MONTICELLO PLANNING COMMISSION

ATTEST:

By: _____________________________________
Paul Konsor, Chair

____________________________________________
Angela Schumann, Community Development Director
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RJ Ryan Construction | Request for Conditional Use Permit and Variance
Address: 3939 Chelsea Road | Legal: Lot 1, Block 1, Gould Addition | PID: 155-184-001010

364 ft

Created by: City of Monticello

3939 Chelsea Road CUP Narrative
About Lazydays RV
As an iconic brand in the RV industry, Lazydays, The RV Authority, consistently provides the best
RV sales, service, and ownership experience, which is why RVers and their families become
Customers for Life. Lazydays continues to add locations at a rapid pace as it executes its
geographic expansion strategy that includes both acquisitions and greenfields.
Since 1976, Lazydays RV has built a reputation for providing an outstanding customer
experience with exceptional service excellence and unparalleled product expertise, along with
being a preferred place to rest and recharge with other RVers. By offering the largest selection
of RV brands from the nation's leading manufacturers, state-of-the-art service facilities, and
thousands of accessories and hard-to-find parts, Lazydays RV provides everything RVers need
and want.
Lazydays currently operates eleven dealerships
in Florida (2), Colorado (2), Arizona (2), Minnesota (1), Tennessee (2), and Indiana (2); and
operates a dedicated Service Center location near Houston, Texas. It recently announced its
intent to add a second dealership location in Minnesota and acquire Sprad's RV in Reno,
Nevada and Chilhowee RV near Knoxville, TN.
Lazydays Holdings, Inc. is a publicly listed company on the Nasdaq stock exchange under the
ticker "LAZY."

Sales
Lazydays RV is proposing to sell both new and used RV’s at the proposed site at 3939 Chelsea
Road West. The site is currently zoned B-3 for cars and small truck vehicle types sales, and we
are requesting in this conditional use to have this changed for Recreational Vehicles. Please
note there are no plans to alter existing site lighting, landscaping, or fencing from its current
condition.
Service
Lazydays RV is proposing to service both new and used RV’s at the proposed site at 3939
Chelsea Road West. The site is currently zoned B-3 for cars and small truck vehicle types
service, and we are requesting in this conditional use to have this changed for Recreational
Vehicles. Please note there are no plans to alter existing site lighting, landscaping, or fencing
from its current condition.

3939 Chelsea Road Variance Narrative
We noticed that the city code permits (2) pylon signs for buildings with double frontage lots,
which we feel would fit into that category, as we have Chelsea Road and Hwy 94. However, in
lieu of (2) 14’ tall signs, with 100 square foot signage each, we are requesting to have (2) 32’ tall
signs with 200 square foot signage along the highway in the proposed locations shown on the
site plan. We are requesting this to maximize the signage that can be viewed from the highway,
as we feel like this would be the best way to advertise to, and perhaps solicit, potential
customers. The philosophy to maximize on highway visible signage has been an extremely
successful marketing tool for us at our other dealerships across the country and we want to see
that get implemented at this new dealership in Monticello as well. 32 feet allows for good
visibility off the adjacent Highway 94, and we feel that 14’ is simply too short.
We would also be open to exploring the use of (1) 40’-50’ tall pylon sign in lieu of (1) 32’ tall
pylon sign.
There is an existing monument sign on the south end of the site, adjacent to the entry off of
Chelsea Road. We are planning to keep this sign in place, and would change the cabinet to
match the existing and feature the Lazydays logo.
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OFFICE: 763-295-2711

FAX: 763-295-4404

505 Walnut Street Suite 1 Monticello, MN 55362

February 17, 2021
Re: Lazy Days RV
City Project # 2021-005
The Engineering Department has reviewed the site plan dated 2/8/21 as prepared Pope Architects and
offers the following comments:
General Comments
1. Please provide construction details for the sanitary dump station.
2. Please provide construction details for the propane fill station.
3. The Sanitary dump station will require a SAC unit charge as determined by the building
department.
4. Provide parking count and ADA stall count for ADA compliance.
5. If changes are proposed to the site access, please provide plan sheet for review.
The City is not responsible for errors and omissions on the submitted plans. The owner, developer, and
engineer of record are fully responsible for changes or modifications required during construction to
meet the City’s standards.
Please have the applicant provide a written response addressing the comments above. Please contact
the Engineering Department with any questions.
Sincerely,

Ryan Melhouse
Project Engineer

www.ci.monticello.mn.us

CHAPTER 5: USE STANDARDS
Section 5.1 Use Table
Subsection (A) Explanation of Use Table Structure

TABLE 5-1: USES BY DISTRICT (cont.)
Use Types
“P” = Permitted
“C” = Conditionally
Permitted
“I” = Interim Permitted
Retail Commercial Uses
(other) Buildings Less
than 10,000 SF
Retail Commercial Uses
(other) Buildings Over
10,000 SF
Specialty Eating
Establishments
Vehicle Fuel Sales

Base Zoning Districts
A
O

R
A

R
1

R
2

T
N

R
3

R
4

M
H

B
1

C

I
B
C

I
1

I
2

Additional
Requirements

B
3

B
4

P

P

P

5.2(E)(27)

C

P

P

5.2(E)(27)

P

P

P

5.2(E)(28)

C

C

C

5.2(E)(29)

Vehicle Sales and Rental
Veterinary Facilities
(Rural)
Veterinary Facilities
(Neighborhood)
Wholesale Sales

C
C
D

B
2

C

5.2(E)(30)

C

5.2(E)(31)
C

C

C

5.2(E)(31)
P

P

P

None

P

P

5.2(F)(1)

P

P

5.2(F)(2)

I

I

5.2(F)(4)

I

I

5.2(F)(5)

P

P

5.2(F)(6)

C

5.2(F)(7)

C

P

None

C

C

5.2(F)(8)

C

C

C

5.2(F)(9)

P

P

P

5.2(F)(10)

P

P

5.2(F)(11)

C

C

5.2(F)(14)

C

C

5.2(F)(15)

C

5.2(F)(16)

P

5.2(F)(17)

Industrial Uses
Auto Repair – Major
Bulk Fuel Sales and
Storage
Contractor's Yard,
Temporary
Extraction of Materials

C

I
I

General Warehousing

C

Industrial Services
Industrial Self-Storage
Facilities
Land Reclamation
Light Manufacturing
Machinery/Truck Repair
& Sales
Recycling and Salvage
Center
Truck or Freight
Terminal
Waste Disposal &
Incineration
Wrecker Services

City of Monticello Zoning Ordinance

C

C

C

C

C

C

C

C

C

C

C

C

C

*SEE TABLE 5-1A

Heavy Manufacturing
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CHAPTER 5: USE STANDARDS
Section 5.3 Accessory Use Standards
Subsection (C) Table of Permitted Accessory Uses

(3)

Table of Permitted Accessory Uses and Structures

TABLE 5-4: ACCESSORY USES BY DISTRICT
Use Types
“P” = Permitted
“C” = Conditionally
Permitted
“I” = Interim Permitted
Accessory Building –
minor
Accessory Building –
major
Adult Use – accessory
Agricultural Buildings
Air Conditioning Units
Automated Teller
Machines (ATMs)
Automobile Repair –
Major
Automobile Repair –
Minor
Boarder(s)
Bulk Fuel Sales/Storage
Cocktail Room (Retail
Sales Accessory to MicroDistillery)
Co-located Wireless
Telecommunications
Antennae
Columbarium (Accessory
use to Cemeteries)
Commercial Canopies
Commercial Transmission/
Reception Antennae/
Structures
Donation Drop-off
Containers
Drive-Through Services
Entertainment/Recreation
– Outdoor Commercial
Fences or Walls
Greenhouse/Conservatory
(non-commercial)
Heliports
Home Occupations
Indoor Food /
Convenience Sales
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Base Zoning Districts
A
O

R
A

R
1

R
2

T
N

R
3

R
4

M
H

B
1

B
2

B
3

B
4

C
C
D

I
B
C

I
1

I
2

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

C

P

P

P

P

P

P

P

P
C

P
P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

C

P

P

C

C

C

C

C

C

C

P

P

P

P

P

P

P

C

5.3(D)(1)
5.3(D)(2)
5.3(D)(3)
5.3(D)(4)
4.1(I)
5.3(D)(5)
5.3(D)(6)

C

C

P

P

C

C

C

C

P
P

Additional
Requirements

C

C

C

C

C

C

C

C

C

C

C

C

C

P

P

P

P

P

P

P

P

C

C

C

C

C

C

5.3(D)(7)
5.3(D)(8)
5.3(D)(9)
5.3(D)(10)
4.13(E)
5.3(D)(11)
5.3(D)(12)
4.13(D)

P

P

P

P

P

C

P

C

C

C

C

P

P

5.3(D)(13)
5.3(D)(14)
5.3(D)(15)

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

4.3

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

5.3(D)(16)

C

C
P

C

C
P

C

P

P

P

P

P

P

P

P

P

P

P

P

P

P

5.3(D)(17)
5.3(D)(18)
P

P

5.3(D)(19)
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Public Hearing- Consideration of a request Consideration of a Preliminary and Final
Plat for Spaeth Second Addition and an Amendment to Planned Unit Development for
the Spaeth Industrial Planned Unit Development. Applicant: Ken Spaeth, Spaeth
Development

Prepared by: Northwest Associated
Consultants (NAC)

Meeting Date:
3/2/21

Council Date (pending
Commission action):
3/22/21

Additional Analysis by: Community Development Director, Chief Building and Zoning
Official, Community & Economic Development Coordinator, Project Engineer
ALTERNATIVE ACTIONS
1. Adopt Resolution PC-2021-010 recommending approval of an amendment to a Planned Unit
Development allowing individual lot subdivisions of private and common property within
the Spaeth Industrial Park PUD District and a Preliminary and Final Plat replatting Lot 8 into
three separate parcels, based on conditions and findings in said resolution.
2. Deny adoption of Resolution PC-2021-010 recommending approval of an amendment to a
Planned Unit Development allowing individual lot subdivisions of private and common
property within the Spaeth Industrial Park PUD District and a Preliminary and Final Plat
replatting Lot 8 into three separate parcels, based on findings to be made by the Planning
Commission.
3. Table action on Resolution PC-2021-010, subject to additional information from applicant
and/or staff.
REFERENCE AND BACKGROUND
Property:

Legal Descriptions:
Spaeth Industrial Park, Lot 8, Block 1 (Plat)
Spaeth Industrial Park (PUD)
PID: 155255001080, 155255001070, 155255001060,
155255001050, 155255001040, 155255001030, 155255001020,
155255001010

Planning Case Number:

2021-006

1

Request(s):

Amendment to PUD; Preliminary and Final Plat

Deadline for Decision:

April 13, 2021 (60-day deadline)
June 12, 2021 (120-day deadline)

Land Use Designation:

General Industrial

Zoning Designation:

The site is zoned Spaeth Industrial Park PUD.

The aerial photo below shows the subject parcel within the
Spaeth Industrial Park (highlighted in yellow).

Overlays/Environmental
Regulations Applicable:

NA

Current Site Uses:

Partially developed industrial

Surrounding Land Uses:

North:
East:

Heavy Industrial
Heavy Industrial
2

South:
West:

Residential Townhouses (R-2, PUD)
Heavy Industrial

Project Description:

The project is intended to subdivide a single existing platted lot
and existing building within that lot into three parcels. This
subdivision will allow individual unit owners to own a share of the
building and what is otherwise common property, rather than
leasing space or owning a “condo” share of a building unit only.

Background:

The project was originally approved in 2017 and required a PUD
to allow for common ownership of the lot, circulation, and parking
areas in the Industrial Park project. The concept was designed to
allow individual ownership of lots within the Park, with common
access and shared responsibility for land and building exteriors
among the 8 platted lots. The proposed amendment and plat
would incorporate the ability for individual unit owners to also
own the real estate on which their individual building unit sits.
This restructures the ownership relationships in the Industrial
Park, necessitating changes to the restrictive covenants and other
requirements. No change to the PUD approved land uses or
configuration/design of buildings or other improvements is
anticipated under this amendment.

ANALYSIS:
Preliminary and Final Plat
At this time, the applicant is seeking to subdivide only Lot 8. The subdivision would create
three lots from the existing single lot and common walls within the existing building between
the three units on Lot 8.
The proposed subdivision will be internal to a single lot and creates common, or party walls,
and therefore the zero lot line condition varies from setback and drainage and utility perimeter
easement requirements. The configuration can be accommodated under the PUD zoning in
place for the plat and development.
The applicant is seeking the plat arrangement as an alternative to a condo plat. In platting,
each parcel is separately owned, including the land area, rather than just the building unit itself
as in a condominium plat.
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Lot 8 is a developed lot, with an existing building. Subdivision for ownership of the individual
buildings space lots requires that the City Engineer comment on utility services to the building
and units/lots.
The preliminary and final plat will also be subject to an amendment to the Development
Contract and Planned Unit Development for the Spaeth Industrial Park.
Amendment to Planned Unit Development
As noted above, the subdivision requires the flexibility of the previously approved planned unit
development.
To support both this subdivision and the possibility of future subdivisions within the other
seven lots, staff has prepared an amendment to the PUD ordinance for the project. The
proposed amendment creates an ability to subdivide individual units within the eight proposed
buildings and would allow those owners to subdivide separate lots so the owner owns both
building and real estate.
The applicant’s narrative stated that no changes to the development plan for the property,
either building or site design and improvements, is proposed, only ownership and lot
configuration.
The change in ownership options does raise two potential concerns. First, owners of attached
units would have independent responsibility for both building and lot maintenance of their
individual parcels. Under the original plan, a common owners’ association is responsible for all
exterior maintenance, including landscaping and parking lot maintenance, as well as exterior
building materials. This arrangement can continue, but requires attention to the restrictive
covenants, ensuring that each individual unit/lot owner subscribes to the larger association,
and its decisions as to continued site and building maintenance, as well as cross access, shared
parking, and similar common interests.
The second issue relates to the ownership interests of all lot owners, and how those interests
relate to the overall site. Under the original plan, each of the 8 lots would have been owned in
full interest by a single party, who would also own a share of the common improvements
through membership in the association. The buildings could also then be further divided
through a condominium plat, with condo unit owners potentially owning a share of the
common improvements. With the proposed change, there are now 10 individual owners,
changing the real estate interest that each owner would have. Again, it is anticipated that
these arrangements can be addressed to ensure continued maintenance and cooperative
occupancies of the various units, but it will be important to have City Attorney review and
approval of those legal interests to avoid long-term conflicts. To this end, the applicant has
4

submitted amended declarations for the city’s review, as well as a Grant of Easement document
which addresses building and unit water services. While the City has no review authority over a
condominium plat, as a PUD, staff would also recommend that should the property owner(s) in
the future elect to pursue a condominium plat, the condominium association documents be
further subject to the review of the City Attorney.
Assuming the legal ownership interests are satisfactorily addressed, the look, use, and
operation of the Spaeth Industrial Park should not change from its original intent. The
Preliminary and Final Plat will create three new parcels from Lot 7, but each of those owners
should remain subject to the physical and operational conditions of the PUD. The City Engineer,
Building Official and Fire Department staff will also need to address any necessary changes to
building structure and utility access within the overall PUD and plat area.
STAFF RECOMMENDED ACTION
City staff recommends adoption of Resolution PC-2021-010 for approval of the PUD
Amendment and Preliminary and Final Plat, subject to conditions in Exhibit Z. This includes
review by the City Attorney related to ongoing responsibilities of owners in the PUD and City
Engineer as related to unit services.
SUPPORTING DATA
A.
B.
C.
D.
E.
F.
G.
H.
I.
J.
K.
L.
M.
N.
Z.

Resolution PC-2021-010, PUD and Preliminary and Final Plat
Ordinance Amendment, Spaeth Industrial Park
Aerial Image
Applicant Narrative
Preliminary Plat
Final Plat
Exterior Elevations
Original PUD Site Plans
Site Utility Plans
Building Code Compliance
Spaeth PUD Ordinances
Monticello Zoning Ordinance, Excerpt
Declarations Agreement, Draft
Grant of Easement, Draft
Conditions of Approval
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EXHIBIT Z
Conditions for Approval
PUD Amendment and Preliminary and Final Plat for Spaeth Industrial Park PUD Second
Addition
PID: 155255001080 (Plat) and 155255001080, 155255001070, 155255001060, 155255001050,
155255001040, 155255001030, 155255001020, 155255001010 (PUD)
1.

The applicant updates the legal instrument executed by the parties reflecting the
changes to ownership and common interest for maintenance, access, parking, and
similar association requirements, duly approved as to form and manner of execution by
the City Attorney, to be filed with the City Administrator and recoded with the County
Recorder of Wright County.

2.

The amendment to legal documents are recorded against all lots in the PUD and Spaeth
Industrial Park, including the three new lots in Spaeth Industrial Park “Second Addition”.

3.

As a PUD, future condominium association documents are subject to the review of the
City Attorney for conformance to PUD requirements.

4.

No other changes under this amendment or plat are made as a part of this amendment.

5.

Execution of an amendment to the Development Contract and Planned Unit
Development for the Spaeth Industrial Park.

6.

Compliance with the comments of the City Engineer as related to all site utilities,
including those on the proposed Grant of Easement document.

7.

Other comments and recommendations of City Staff and City Council.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC 2021-010
RECOMMENDING APPROVAL OF AN AMENDMENT TO A
PLANNED UNIT DEVELOPMENT AND PRELIMINARY PLAT
FOR SPAETH INDUSTRIAL PARK
WHEREAS, the applicant owns property along Dundas Road, PID No. 15525500-1010, 1020, 1030,
1040, 1050, 1060, 1070, and 1080; and
WHEREAS, the applicant proposes to amendment the PUD District approvals to which these lots are
subject by authorizing separate ownership of land and buildings; and
WHEREAS, the applicant has submitted a request to plat Lot 8 (15525500-1080) property into three
such parcels, and develop it with said separate ownership under the PUD; and
WHEREAS, the applicant proposes to develop the property for industrial uses, and no changes to
development design or common operations would change; and
WHEREAS, the site is guided for industrial uses under the label “General Industrial” in the City’s
Comprehensive Plan; and
WHEREAS, the proposed PUD amendment, along with the companion Plat, are consistent with the
long-term use and development of the property for industrial uses; and
WHEREAS, the Planning Commission held a public hearing on March 2, 2021 on the application and
the applicant and members of the public were provided the opportunity to present information to
the Planning Commission; and
WHEREAS, the Planning Commission has considered all the comments and the staff report, which
are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission of the City of Monticello makes the following Findings of Fact
in relation to the recommendation of approval:
1.
2.
3.
4..

The Plat provides an appropriate means of furthering the intent of the
Comprehensive Plan for the site by putting the existing and proposed buildings to
industrial use.
The proposed improvements on the site under the Preliminary Plat are consistent
with the needs of the development in this location as an industrial area.
The improvements will have expected impacts on public services, including sewer,
water, stormwater treatment, and traffic which have been planned to serve the
property for the development as proposed.
The PUD flexibility for the project, including parcels without public street frontage,
are consistent with the intent of the City’s economic development objectives, as
well as with the intent of the PUD zoning regulations.

1

CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC 2021-010
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello,
Minnesota, that the Planning Commission hereby recommends that the Monticello City Council
approves the Preliminary Plat for Spaeth Industrial Park, subject to the conditions listed in Exhibit Z
of the staff report as follows:
1.

The applicant updates the legal instrument executed by the parties reflecting the changes to
ownership and common interest for maintenance, access, parking, and similar association
requirements, duly approved as to form and manner of execution by the City Attorney, to
be filed with the City Administrator and recoded with the County Recorder of Wright
County.

2.

The amendment to legal documents are recorded against all lots in the PUD and Spaeth
Industrial Park, including the three new lots in Spaeth Industrial Park “Second Addition”.

3.

As a PUD, future condominium association documents are subject to the review of the City
Attorney for conformance to PUD requirements.

4.

No other changes under this amendment or plat are made as a part of this amendment.

5.

Execution of an amendment to the Development Contract and Planned Unit Development
for the Spaeth Industrial Park.

6.

Compliance with the comments of the City Engineer as related to all site utilities, including
those on the proposed Grant of Easement document.

7.

Other comments and recommendations of City Staff and City Council.

ADOPTED this 2nd day of March, 2021, by the Planning Commission of the City of Monticello,
Minnesota.
MONTICELLO PLANNING COMMISSION

By: _________________________________________
Paul Konsor, Chair
ATTEST:
____________________________________________
Angela Schumann, Community Development Director
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ORDINANCE NO. ___
CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA

AN ORDINANCE AMENDING TITLE 10 OF THE MONTICELLO CITY CODE,
KNOWN AS THE ZONING ORDINANCE, SPAETH INDUSTRIAL PARK PUD,
PLANNED UNIT DEVELOPMENT:
THE CITY COUNCIL OF THE CITY OF MONTICELLO HEREBY ORDAINS:
Section 1.
Section 3.8 – Planned Unit Developments, Title 10 – Zoning Ordinance is
hereby amended by adding the following:
(5)

Spaeth Industrial Park PUD District
(f) Subdivisions within the Spaeth Industrial Park PUD District may occur
following the City’s Subdivision Ordinance procedures for Preliminary
and Final Plat. Subdivisions may create lot lines which result in common
wall buildings, and in all cases shall adhere fully to requirements of the
City’s Building Code and other applicable regulations. Any such
subdivision shall be accompanied by restrictive covenants or similar
instruments that ensure common maintenance of all exterior site and
building components of the PUD and an amendment to the Development
Contract.

Section 2.

The City Clerk is hereby directed to mark the official zoning map to reflect this
ordinance. The map shall not be republished at this time.

Section 3.

The City Clerk is hereby directed to make the changes required by this Ordinance
as part of the Official Monticello City Code, Title 10, Zoning Ordinance, and to
renumber the tables and chapters accordingly as necessary to provide the intended
effect of this Ordinance. The City Clerk is further directed to make necessary
corrections to any internal citations that result from said renumbering process,
provided that such changes retain the purpose and intent of the Zoning Ordinance
as has been adopted.

Section 4.

This Ordinance shall take effect and be in full force from and after its passage
and publication. The ordinance in its entirety and map shall be posted on the
City website after publication. Copies of the complete Ordinance and map are
available online and at Monticello City Hall for examination upon request.

ADOPTED BY the Monticello City Council this ___ day of ____, 2021.
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ORDINANCE NO. ___

__________________________________
Brian Stumpf, Mayor
ATTEST:
___________________________________
Rachael Leonard, City Administrator

AYES:
NAYS:
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Spaeth Development | Request for Preliminary & Final Plat and Amdt to Planned Unit Development
Address: 108 Dundas Road | Legals: Lots 1-8, Block 1, Spaeth Industrial Park
Created by: City of Monticello

364 ft

Page 1 of 2
02/10/2021

Ken Spaeth
108 Meadowlark Rd. Se.
St. Michael, MN 56557
612-889-3100
Project Narrative
Spaeth Industrial Park Second Addition
We are submitting application and associated items requesting the following:
1) Re-plat of current Lot 8 into 3 lots.
2) Amendment to Spaeth Industrial Park PUD
3) Approve of Amended Declarations to accommodate re-plat
4) Revised building occupancy designation to S-2 Low-hazard Storage.
5) Approval of Grant of Easement to accommodate existing water service.
Replat of current Lot 8:
Application is submitted for re-plat of current Lot 8, Spaeth Industrial Park, that
would subdivide the existing lot into 3 lots. The replat name proposed is Spaeth
Industrial Park Second Addition. Preliminary Plat and Final Plat drawings are
included as part of the submittal.
The purpose of the original Spaeth Industrial Park project was to provide
individuals or small companies with a land option where they can own or lease a
building that makes it affordable for their business. The goal is to provide a costeffective option that they can have ownership while keeping their payments to
$3,000 - $4,000 per month. The project currently has 8 small lots that will allow
them to construct a 4,000-6000 sq. ft. buildings on each lot.
A building has been constructed on existing Lot 8 of the project. The building
was built in 2020 in accordance with architectural building plans that include
party-walls to accommodate multi-tenant occupancy of 3 users. Each tenant
space in this building has separate access doors from the exterior.
Potential buyers have requested the ability to purchase, as an owner/occupant, the
individual tenant spaces. In order to accommodate this request, re-plat is needed
that will establish common lot lines through the building on the existing party
walls. The re-plat only affects existing Lot 8, no changes to existing Lots 1-7 are
proposed.

Project Narrative
Spaeth Industrial Park Second Addition

Page 2 of 2
02/10/2021

Amendment to Spaeth Industrial Park PUD:
In conjunction with the re-plat of Lot 8, we are requesting an Amendment to the
Spaeth Industrial Park PUD that was approved by Ordinance No. 722 dated May
28th, 2019. No changes are proposed to the PUD conditions regarding intended
uses, landscaping, parking, or site plan beyond the proposed plat and lot lines.
Approve of Amended Declarations:
Recorded Declarations and Covenants are in place for the original 8 lots of the
Spaeth Industrial Park plat. In conjunction with the re-plat of Lot 8, the
declarations and covenants need to be modified accordingly. A draft copy of
Amended Declarations and Covenants are included as part of the submittal.
Revise building occupancy designation to S-2 Low-hazard Storage:
We are requesting the existing building code occupancy designation be revised to
S-2 Low-hazard Storage for the existing building constructed on existing Lot 8.
This designation is requested to comply with building code requirements related
to property boundary location and party-wall design. The existing building partywall design was designed and constructed with a 1-hour fire-resistance rating.
An architect’s opinion letter with code analysis information is included as part of
the submittal.
Approval of Grant of Easement to accommodate existing water service:
The existing building was constructed with a single water service line and shutoff exterior of the building. The single water service line was extended into the
center unit of the building (the center unit is proposed re-plat Lot 2). Existing
plumbing interior of the building separates the water service with 3 water meters,
shut-off valves, and piping that then extend to the 3 tenant spaces appropriately.
An easement is proposed in favor of the City to allow the following:
a) Access to the 3 water meters and shut-off valves
b) Hold harmless benefiting City from water shut-off claims if exterior single
line shut-off is necessary
A draft copy of Grant of Easement is included as part of the submittal.

SPAETH
DEVELOPMENT
LLC.
108 Meadowlark Road SE
St Michael, Mn 55376
Ken Spaeth
spaethmasonry@gmail.com

612-889-3100
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February 1, 2021
CITY of MONTICELLO
505 Walnut Street – Unit 1
Monticello, MN 55362

Attention: Mr. Ron Hackenmueller, Building Official
Dear Mr. Hackenmueller:
SDK Architects LLC has been retained by Scott Dahlke of Civil Engineering Site Design, Monticello, on
behalf of the property owner, Spaeth Development, LLC, to offer an opinion on the recently completed
construction of a storage facility located at 108 Dundas Road in Monticello, Minnesota. Specifically, is this
building suited for multiple owners within the same building?
Spaeth Development, LLC is marketing these individual condominium units with a “rental” or “purchase”
option for one, two or all three units within each building, so this inference supports the “multiple owners”
premise. However, marketing is one thing, construction is another. Let’s look at the construction of this
building in question.
Building designer is the Cole Group Architects- St. Cloud, MN. Code Summary lists this building as
Groups S-1 & B occupancies, Type V-B with no fire rated assemblies or occupancy separations required,
however, common walls between units are listed as Wall Type #4 1-hour fire-resistance rating, allowable
area is 9000 square feet per building, total actual building area is 6976 square feet and the building is not
sprinkled given its aggregate area is less than 12000 square feet. Also, plans indicate a draft stop centered
on the common walls and terminating at the underside of the roof deck.
According to 2020 Minnesota Building Code, this building must meet the following provisions:
1) Code allows for the sub-division of a building for a variety of purposes- the end result is a multiple
building scenario within a common structure provided the construction of the separating element(s)
follows the code;
2) Section 602, Table 602 references Section 706.1.1 for party wall design and constructiona) Code specifically states in Section 706.1.1, exception #2 …
“Fire walls are not required on lot lines dividing a building for ownership purposes where the
aggregate height and area of the portions of the building located on both sides of the lot line do
not exceed the maximum height and area requirements of this code. For the code official’s
review and approval, he or she shall be provided with copies of dedicated access easements and
contractual agreements that permit the owners of portions of the building located on either side
of the lot line access to the other side for purposes of maintaining fire and life safety systems
necessary for the operation of the building.”

SDK Architects LLC · 5075 Holly Lane North, Unit 7 · Minneapolis, Minnesota 55446
info@sdk-architects.com · phone: 763.331.5178

Opinion Letter
Civil Engineering and Site Design
108 Dundas Road – Monticello, Mn
February 1, 2021
Page 2
b) Section 706.1.1, exception #2 eliminates the need for a fire wall in this case given the total
building area of 6976sf is less than the total allowable area of 9000sf; building height
requirement remains in compliance,
c) Since no fire wall is required, party walls may terminate at the finished ceiling level;
d) Spaeth Development, LLC has developed a Declarations of Covenants, Conditions, Easements
and Restrictions for the Spaeth Industrial Park development located at 108 Dundas Road and
is attached hereto for your consideration. Owner acknowledges further modifications to this
document will be required to fully comply with City and Code provisions including signature(s).
3) Section 602 Table 602 requires party walls located on lot lines to be 2 hour fire-resistance rating for
S-1 Moderate-hazard storage occupancy.
Visual observation of the completed building was limited and no access point was found to gain access to
the attic. However, during later discussions, it was revealed a removable interior ceiling metal liner panel
was put in place to cover this attic access typical for each individual space. Review of the Contract
Documents does not further clarify, so it is presumed the party or common walls separating each unit
terminate at the ceiling with draft stops continuing up to the underside of the roof deck. Subsequent
discussion with the Structural Engineer of Record, Duffy Engineering of St. Cloud, did confirm these
assumptions.
With an occupancy designation of S-1 Moderate-hazard storage, Table 602 requires a 2-hour fire-resistance
rating for the party walls that would sub-divide this building into smaller units for individual
ownership. The common party wall between the units may terminate at the ceiling level as constructed, but
this wall must be upgraded to a 2-hour fire-resistance rating.
With an occupancy designation of S-2 Low-hazard storage, Table 602 requires a 1-hour fire-resistance
rating for the party walls that would sub-divide this building into smaller units for individual
ownership. The common party wall between the units may terminate at the ceiling level as
constructed. The party walls as currently constructed with 1-hour fire-resistance rating would comply.
It is understood the property owner, Spaeth Development LLC, requests City approval that this building be
re-classified as S-2 Low-hazard storage occupancy. The owner will convey this information to potential
tenants / owners as a prerequisite for their occupancy and use of any spaces of this building. Full code
compliance with S-2 Low-hazard storage occupancy will be required.
Thank you for this opportunity to provide you professional services. Contact me with any questions.
Sincerely,
SDK Architects LLC
Stephen D. Krause
Principal

SDK Architects LLC · 5075 Holly Lane North, Unit 7 · Minneapolis, Minnesota 55446
info@sdk-architects.com · phone: 763.331.5178

ORDINANCE NO. 672
CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
AN ORDINANCE AMENDING TITLE 10 OF THE MONTICELLO CITY CODE,
KNOWN AS THE ZONING ORDINANCE, BY ESTABLISHING THE SPAETH
INDUSTRIAL PARK PUD AS A ZONING DISTRICT IN THE CITY OF
MONTICELLO, AND REZONING THE FOLLOWING PROPERTY FROM 1-2,
HEAVY DISTRICT TO SPAETH INDUSTRIAL PARK PUD, PLANNED UNIT
DEVELOPMENT:
LOT 2 BLOCK 3, OAKWOOD INDUSTRIAL PARK
THE CITY COUNCIL OF THE CITY OF MONTICELLO HEREBY ORDAINS:
Section 1.
Section 2.4(0) - Planned Unit Developments, Title 10 - Zoning Ordinance is
hereby amended by adding the following:
(XX) Spaeth Industrial Park PUD District
(a) Purpose. The purpose of the Spaeth Industrial Park PUD District is to
provide for the development of certain real estate subject to the District
for industrial land uses.
(b) Permitted Uses. Permitted principal uses in the Spaeth Industrial Park
PUD District shall be indoor industrial uses as found in the 1-2, Heavy
Industrial District of the Monticello Zoning Ordinance, subject to the
approved Final Stage Development Plans dated July 24, 2017, and
development agreement dated May 28, 2019, as may be amended. The
introduction of any other use from any district, including Conditional
Uses in the 1-2 District, shall be reviewed under the requirements of
the Monticello Zoning Ordinance, Chapter 2, Section (0) - Planned
Unit Developments for Development Stage PUD and Final Stage
PUD..
(c) Accessory Uses. Accessory uses shall be those commonly accessory
and incidental to industrial uses, and as specifically identified by the
approved final stage PUD plans, but shall not include outdoor storage
or other activities.
(d) District Performance Standards. Perfonnance standards for the
development of any lot in the Spaeth Industrial Park PUD District shall
adhere to the approved final stage PUD plans and development
agreement. In such case where any proposed improvement or use is
not addressed by the Final Stage PUD, then the regulations of the I-2,
Heavy Industrial District shall apply.
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ORDINANCE

e) Amendments.

NO. 672

Where changes to the PUD are proposed in the manner

of use, density, site plan, development layout, building size, mass, or
coverage, or any other change, the proposer shall apply for an
amendment to the PUD under the terms of the Monticello Zoning
Ordinance, Section 2. 4 ( 0)( 10). The City may require that substantial
changes in overall use of the PUD property be processed as a new

project, including a zoning district amendment.
Section 2.

The zoning map of the City of Monticello is hereby amendment to rezoned the
following described parcels from I-2, Heavy Industrial District to Spaeth
Industrial Park PUD, Planned Unit Development

District:

Lot 2, Block 3, Oakwood Industrial Park Addition to Monticello ( subject to the
replat as Lots 1- 8, Block 1, Spaeth Industrial Park).

Section

3.

The City Clerk is hereby directed to mark the official zoning map to reflect this
ordinance. The map shall not be republished at this time.

Section

4.

The City Clerk is hereby directed to make the changes required by this Ordinance
as part of the Official Monticello City Code, Title 10, Zoning Ordinance, and to
renumber the tables and chapters accordingly as necessary to provide the intended
effect of this Ordinance.

The City Clerk is further directed to make necessary
corrections to any internal citations that result from said renumbering process,
provided that such changes retain the purpose and intent of the Zoning Ordinance
as has been adopted.

Section 5.

This Ordinance shall take effect and be in full force from and after its passage

and publication. The ordinance in its entirety and map shall be posted on the
City website after publication. Copies of the complete Ordinance and map are
available online and at Monticello City Hall for examination upon request.

ADOPTED BY the Monticello City Council this

24h

day of July, 2017.

i

Brian Stumpf, M
ATTEST:

Jeff

AYES:

NAYS:

Administrator

Davidson,

Fair, Gabler,

Hilgart, and Stumpf

None
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ORDINANCE NO. 722

CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA

AN ORDINANCE AMENDING TITLE 10 OF THE MONTICELLO CITY CODE,
KNOWN AS THE ZONING ORDINANCE, BY AMENDING SECTION 2.4(O),
THE “SPAETH INDUSTRIAL PARK PUD”, A ZONING DISTRICT
IN THE CITY OF MONTICELLO,

THE CITY COUNCIL OF THE CITY OF MONTICELLO HEREBY ORDAINS:
Section 1.
Section 2.4(O) (a) – Planned Unit Developments, Title 10 – Zoning Ordinance
is hereby amended to read as follows:

(a) Permitted Uses. Permitted principal uses in the Spaeth Industrial Park
PUD District shall be
i. Indoor industrial uses as found in the I-2, Heavy Industrial
District of the Monticello Zoning Ordinance, subject to the
approved Final Stage Development Plans dated May 29, 2017,
and development agreement dated May 29, 2017, as may be
amended.
ii. The introduction of any other use from any district, including
Conditional Uses in the I-2 District, shall be reviewed under
the requirements of the Monticello Zoning Ordinance, Chapter
2, Section (O) – Planned Unit Developments for Development
Stage PUD and Final Stage PUD.
iii. Industrial Self-Storage, as defined by the Monticello Zoning
Ordinance.

Section 2.

The City Clerk is hereby directed to make the changes required by this Ordinance
as part of the Official Monticello City Code, Title 10, Zoning Ordinance, and to
renumber the tables and chapters accordingly as necessary to provide the intended
effect of this Ordinance. The City Clerk is further directed to make necessary
corrections to any internal citations that result from said renumbering process,
provided that such changes retain the purpose and intent of the Zoning Ordinance
as has been adopted.

Section 3.

This Ordinance shall take effect and be in full force from and after its passage
and publication. The ordinance in its entirety and map shall be posted on the
City website after publication. Copies of the complete Ordinance and map are
available online and at Monticello City Hall for examination upon request.
1

ORDINANCE

NO. 722

ADOPTED BYthe Monticello City Council this 28"' day of May, 2019.

Brian Stumpf, May
ATTEST:

J

ill, Administrator

AYES: Davidson, Fair, Gabler, Hilgart, and Stumpf
NAYS: None
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CHAPTER 3: ZONING DISTRICTS
Section 3.4 Residential Base Zoning Districts
Subsection (B) Standards Applicable to All Residential Base Zoning Districts

(b) Each condominium unit shall have the minimum lot area for the type of
housing unit and usable open space as specified in the area and building size
regulations of this ordinance.
(c) Condominiums shall be designed to meet the International Building Code as
adopted in Title 4, Chapter 1 of the Monticello City Code.

(3)

City Code
Title 4, Ch 1:
International
Building Code

Multi-Story Buildings
Applications for a conditional use permit to exceed the maximum heights allowed
in Section 3.4 shall be subject to the general CUP review criteria listed in Section
2.4(D)(4)(a) as well as the following:

CUP Review
Criteria: Section
2.4(D)(4)(a)

(a) The building shall not cast additional shadow on adjacent residential
structures between the hours of 9:00 a.m. and 3:00 p.m. “Additional shadow”
shall be defined as any additional shading of a residential structure over and
above that which could exist if a proposed building met the maximum height
requirement of the underlying zoning district and was sited in a location
conforming to all setback requirements.
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SPAETH INDUSTRIAL PARK
FIRST AMENDED AND RESTATED
DECLARATION OF COVENANTS, CONDITIONS, EASEMENTS AND
RESTRICTIONS
This Declaration of covenants, conditions, restrictions and easements (“Declaration”)
THIS FIRST AMENDED AND RESTATED DECLARATION is made in the County of
Wright, State of Minnesota, on this ___________ day of ______________,
2019________________, 2021, by Spaeth Development, LLC, a Minnesota limited liability
company (the "Declarant") for the purpose of creating Spaeth Industrial Park and the Spaeth
Industrial Park Owners Association, a Minnesota nonprofit corporation (the “Association”). ").
WHEREAS, Declarant is the Owner of certain real property located in filed a
Declaration of covenants, conditions, restrictions, easements and restrictions
(“Declaration”) with the County Recorder in and for Wright County, Minnesota, on July 9,
2019, as Document No. 1399814 (the “Original Declaration”) over that real property
legally described inon Exhibit A, attached hereto, and Declarant desires to submit said real
property and all improvements constructed thereon (collectively (the “Property”) to this
Declaration, and
WHEREAS, Declarant desires to establish on the Property a permanent”), for the purpose of
creating a commercial and industrial development (the “Development”), to be owned, occupied
and operated for commercial and industrial purposes for the benefit of its Owners and Occupants
and for the purpose of preserving the value, the quality, and the character of the Property,; and
WHEREAS, the AssociationDevelopment is not subject to the Minnesota Common
Interest Ownership Act (“MCIOA”), Chapter 515B of the Minnesota Statutes.
The
AssociationDevelopment is exempt from MCIOA pursuant to Minn. Stat. §515B.1-102(e)(4)
because this planned communitythe Property is limited by this Declaration to non-residential use
and Declarant has not elected to subject the PropertyDevelopment to MCIOA, and
WHEREAS, the Property is not subject to an ordinance referred to in §515B.1-106 of
MCIOA, governing conversions of common interest ownership, ; and

NOW, THEREFORE, WHEREAS, the Declarant makes this Control Period as defined in
the Original Declaration has not expired, and submits the the Declarant holds 100% of the
Membership Votes in the Association; and
WHEREAS, the Declarant desires to amend the Original Declaration pursuant to Section
13 of the Original Declaration, as set forth herein.
NOW THEREFORE, the Declarant hereby amends and modifies the Original Declaration
by means of this First Amended and Restated Declaration (hereafter, the “Declaration”), which
shall constitute the complete Declaration and shall supersede in all respects the provisions of the
Original Declaration. The Property subject to this Declaration as anshall constitute a commercial
and industrial park under the name "Spaeth Industrial Park," consisting of the Lots referred to in
Section 2, declaring that this. This Declaration shall constitute covenants to run with the Property,
and that the. The Property shall be owned, used, occupied and conveyed subject to the covenants,
restrictions, easements, charges and liens set forth herein, all of which shall be binding upon all
persons owning or acquiring any right, title or interest therein, and their heirs, personal
representatives, successors and assigns.
SECTION 1
DEFINITIONS
The following words when used in the Governing Documents shall have the following
meanings (unless the context indicates otherwise):
1.1

“Act” means the Minnesota Nonprofit Corporation Act, Minnesota Statutes Chapter 317A,
as amended.

1.1

1.2
“Attached Lot” means a Lot on which there is a building that is attached to a
building on an adjacent Lot.

1.2

"Assessments" means and refer to all assessments levied by the Association pursuant to
Section 6 of this Declaration, including annual assessments, special assessments and
limited allocation assessments.

1.3

"Association" means the Spaeth Industrial Park Owners’ Association, a nonprofit
corporation which has been created pursuant to Chapter 317 A of the laws of the State of
Minnesota, whose members consist of all Owners.

1.4

"Board" means the Board of Directors of the Association as provided for in the Bylaws.

1.5

"Bylaws" means the Bylaws governing the operation of the Association, as amended from
time to time.

1.6

“City” means the City of Monticello, a Minnesota municipal corporation.

1.7

"Common Expenses" means and include all expenditures made or liabilities incurred by or
on behalf of the Association and incident to its operation, including without limitation
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Assessments and items otherwise identified as Common Expenses in the Declaration or
Bylaws, together with any allocation to reserves.
1.8

“Declarant Control Period” means the time period during which Declarant has the
exclusive right to appoint and remove the members of the Board as provided in Section 4
of this Declaration.

1.91.9 “Detached Lot” means a Lot on which there is a freestanding building.
1.10

“General Assessment” means and refers to an Assessment levied against all of the Lots in
accordance with Section 6 of this Declaration.

1.1011 "Governing Documents" means this Declaration, the Articles of Incorporation and
Bylaws of the Association and the Rules and Regulations, as amended from time to time,
all of which shall govern the use and operation of the Property.
1.1112 “Improvement” means the following: Any physical improvement of any kind, including
but not limited to any building, wall, fence, sign, enclosure, screening, utilities system,
communication system, irrigation or drainage system, pond, roadway, walkway, parking
area, landscaping, or any type of structure of physical improvement and any additions or
changes thereto, located on the Property.
1.1213 “Limited Assessment” means and refers to an Assessment levied by the Association against
fewer than all of the lots in the Association pursuant to Section 6 of this Declaration.
1.13
1.14

1.15

“Limited Common Elements” means fixtures or Improvements designated to serve one or
more, but fewer than all of the Lots, and which may be located partially or wholly outside
the Lot’s boundaries, such as water lines and sanitary sewer lines. Limited Common
Elements are subject to the rights granted to the Association herein or in a separate recorded
easement, including the Association’s right to improve, inspect, use, repair, replace,
maintain and regulate. The Limited Common Elements are further described in Section
2.3, below.
“Lot” means any platted lot subject to this Declaration and shown on the Plat of Spaeth
Industrial Park, including all improvements thereon.

1.1416 "Member" means a Person who is a member of the Association by virtue of being an Owner
as defined in this Declaration. The words "Owner" and "Member" may be used
interchangeably in the Governing Documents.
1.1517 "Occupant" means any Person or Persons, other than an Owner, in possession of or
conducting a business on a Lot, including but not limited to tenants and their employees.
1.1618 "Owner" means a Person, whether one or more persons or entities, who is the record owner
of fee simple title to a Lot, but excluding contract for deed vendors, mortgagees and other
secured parties and other reversionary interests.
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1.1719 "Person" means a natural individual, corporation, limited liability company, partnership,
trustee, or other legal entity capable of holding title to real property.
1.1820 "Plat" means the plat of Spaeth Industrial Park, depicting the Property pursuant to the
requirements of Minnesota Statutes Chapter 505, as amended and recorded in the office of
the County Recorder, Wright County Recorder, Minnesota, and anyall amendments or
supplements thereto orand replats thereof.
1.1921 "Property" means all the real property submitted to this Declaration including all
Improvements located thereon. The Property is legally described in Exhibit A attached
hereto.
1.2022 “Reciprocal Easements” means the non-exclusive easements created by this Declaration,
which establish non-exclusive easements upon each of the Lots for the benefit of each of
the other Lots, Owners, Occupants, Association, employees, customers, vendors and other
invitees.
1.2123 "Rules and Regulations" means the Rules and Regulations of the Association as approved
from time to time pursuant to Section 5 of this Declaration.
1.2224 “Special Assessment” means and refers to an Assessment levied against the Lots in
accordance with Section 6.3 of this Declaration.

SECTION 2
DESCRIPTION OF LOTS AND, BOUNDARIES AND LIMITED COMMON
ELEMENTS
2.1
Lots. There are eight (8ten (10) Lots. All Lots are restricted exclusively to
commercial and industrial use. Each Lot constitutes a separate parcel of real estate. No additional
Lots may be created by the physical subdivision, combination or conversion of Lots. The Lot
identifiers and locations of the Lots are as shown on the Plat, which is incorporated herein by
reference. The Lot identifier for a Lot shall be its lot and block number and subdivision name.,
and shall be an Attached Lot or a Detached Lot, as defined above. The number of Lots may be
increased or decreased by subdivision, combining Lots, or moving boundaries, in accordance with
Section 13.3 or 14.6, below. The legal description of the Lots is set forth on Exhibit A, and the
locations of the Lots are as shown on the Plat. The Lot identifiers, designation as a Detached Lot
or Attached Lot, and allocation of Votes and Common Expense Assessments is set forth on
Exhibit F. Upon subdivision of a Lot, or combining Lots, Declarant or other Owner shall file an
amended Exhibit A and Exhibit F, reflecting such changes.
2.2
Lot Boundaries. The front, rear and side boundaries of each Lot shall be the
boundary lines of each platted Lot as shown on the Plat. The Lots shall have no upper or lower
boundaries.
Subject to Section 2.3, all spaces, walls, and other improvements within the
boundaries of a Lot are a part of the Lot.
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2.3
Limited Common Elements. Fixtures, Improvements, or components thereof,
designated to serve one or more, but fewer than all of the Lots, and which may be located partially
or wholly outside such Lot’s boundaries, such as chutes, flues, ducts, pipes, wires, conduit or other
utility installations, bearing walls, bearing columns, water lines and sanitary sewer lines, shall be
considered Limited Common Elements, and shall be reserved for the exclusive use of the Owners
of the Lot or Lots they are designed to serve. Limited Common Elements are subject to the rights
granted to the Association herein or in a separate recorded easement, including the Association’s
right to improve, inspect, use, repair, replace, maintain and regulate. It is expected that only the
Attached Lots will have Limited Common Elements.
SECTION 3
EASEMENTS.
3.1
Grant of Reciprocal Easements. Subject to any express conditions, limitations or
reservations contained herein, Declarant hereby declares that the Lots shall be benefited and
burdened by the following nonexclusive, perpetual Reciprocal Easements which are hereby
imposed upon the Lots:
(a)
Access Easement. Each Lot shall be subject to and the Association and each Lot
shall be the beneficiary of perpetual, appurtenant, non-exclusive easements for reasonable
access, ingress and egress over, upon and across all paved surfaces, presently or hereafter
constructed, of each Lot, as depicted on Exhibit B attached hereto, including without
limitation the private road that runs around the perimeter of the Property (the “Ring Road”)
to provide for the passage of motor vehicles and pedestrians to and from and across each
Lot and to and from all abutting streets or rights of way furnishing access to the Property.
Except for authorized maintenance activities, no Person shall construct any Improvement,
nor obstruct, dump or store anything on the Ring Road or other paved access areas, nor
undertake or permit any activity which may impair the access easement described herein;
(b)
Shared Parking Easement. Each Lot shall be subject to and the Association and each
Lot shall be the beneficiary of perpetual, appurtenant, non-exclusive easements for parking
over, upon and across those parts of each Lot which are identified for such purposes as
depicted on Exhibit C attached hereto. The shared parking easement is subject to the
following qualifications:
(i)

Handicapped parking spaces as required by applicable law shall be maintained
adjacent to each building for the benefit of handicapped persons visiting that
building.

(ii)

Except for authorized maintenance activities no Person shall construct any
Improvement, nor obstruct, dump or store anything, on the parking areas, nor
undertake or permit any activity, which may impair access to or use of such
parking areas.
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(c)
Storm Sewer and Drainage Easements. Each Lot shall be subject to and the
Association and each Lot shall be the beneficiary of perpetual, appurtenant, non-exclusive
easements for storm sewer and drainage improvements and the maintenance, repair and
replacement of said storm sewer and drainage improvements over, upon and across those
areas of each Lot which are subject to public drainage and utility easements as shown on
the Plat.
(d)
Storm Water Pond Maintenance Easement. Lots 7 and 8 shall be subject to and the
Association and each Lot shall be the beneficiary of a perpetual, appurtenant, nonexclusive easement for storm water pond improvements and the maintenance, repair and
replacement thereof, over, upon and across those parts of said Lots 7 and 8 as depicted on
Exhibit D attached hereto.
(e)
Landscape Easement. Each Lot shall be subject to and the Association and each Lot
shall be the beneficiary of perpetual, appurtenant, non-exclusive easements for landscape
purposes over, upon and across those parts of each Lot which are identified for such
purposes as depicted on Exhibit E attached hereto.
(f)
Maintenance Access Easement. The Property is subject to a perpetual, nonexclusive easement in favor of the Association and its agents for access upon and across
the Lots as reasonably necessary for the purpose of performing maintenance, repair and
replacement for which the Association is responsible as set forth in this Declaration or any
agreement with the City. The easement rights shall be exercised, whenever practicable,
upon reasonable notice to any Owner whose Lot is directly affected.
(f
(g)
Public Safety and Health Easement. In case of emergency, all Lots are subject to
an easement for access, without notice and at any time, by an officer or member of the
Board, by the Association's management agents or by any public safety personnel.

(h)
Easement for Encroachments. Each Lot, and the rights of the Owners and
Occupants thereof, shall be subject to an exclusive easement for encroachments, in favor
of the adjacent Lots, for walls, roof overhangs, utility installations and other appurtenances
which are part of the original construction on the adjacent Lot. If there is a building or
improvement located on a Lot that encroaches upon another Lot as a result of the
construction, reconstruction, repair, shifting, settlement or movement of any part of the
Property, an appurtenant easement for the encroachment, for the use, enjoyment and
occupation of any encroaching building or improvement, and for the maintenance thereof,
shall exist. Such easements shall continue for as long as the encroachment exists and shall
not affect the marketability of title.
(i)
Utilities Easements. Each Attached Lot shall be subject to a non-exclusive
appurtenant easement in favor of the adjacent Lots for the use and enjoyment of water lines
and sanitary sewer lines and related equipment connected to such Lot. Each Attached Lot
shall also be subject to a non-exclusive easement in favor of the Association and the City
to access, monitor, inspect, maintain, repair, improve and replace the water lines and
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sanitary sewer lines and related equipment.
(j)
Creation of Additional Easements. While the Declarant is the Owner of at least one
Lot, Declarant may, without vote of the members of the Association, cause the Board to
execute and deliver such easements or other conveyances for the creation of utilities or
other dedications as may be required incident to the development of the Property. The
Owners hereby designate the Declarant and/or Association as their lawful attorney-in-fact
to execute any instrument on their behalf as may hereafter be required or deemed necessary
for the purpose of creating such easement.
(k)
Emergency Access Easement. For the purpose of performing emergency action to
seal a building on an Attached Lot from weather or otherwise to prevent damage or
destruction to any structure on an adjacent Attached Lot, the Association through its duly
authorized agents or employees, shall have the right to enter any such building at any time,
without notice, with such persons and material as the Association deems necessary to
accomplish such emergency repairs or to take such emergency action.
3.2
Reasonable Use of Easements. The easements herein above granted shall be used
and enjoyed by the Owners and the Association, as the case may be, and their invitees in such a
manner so as not to unreasonably interfere with, obstruct or delay the conduct and operations of
the business of the Owners or Occupants at any time being conducted on the Lots including,
without limitation, public access to and from said businesses, and the receipt or delivery of
merchandise/inventory in connection therewith.
3.3
Duration, Restrictions and Use. The rights and easements granted or reserved by
this Section 3 shall be permanent, shall run with the land, unless otherwise expressly indicated,
and shall be subject to the following qualifications:
(a)
The easements shall supplement and not limit any easements described elsewhere
in this Declaration, or in any recorded instrument.
(b)
The easements shall be subject to reasonable regulation by the Association and shall
be subject to such reasonable limitation as to location and routing as may be established by
the Association, or any governmental authority.
(c)
The easements shall include reasonable access over, under and across the Property
to maintain, repair, replace and reconstruct the easement areas and any Improvements
located thereon.
3.4
No Interference. No Improvement shall be erected or maintained, nor shall
excavation, grading or reshaping be undertaken, and no refuse, fill or other material shall be placed
in an easement area which may damage or interfere with the installation, use or maintenance of
such area, or which may change or impede the flow of water through any drainage easement area.
3.5
Reasonable Care. All Persons exercising easement rights shall (i) take reasonable
care to avoid damaging the Property or creating safety hazards; (ii) promptly repair any damage to
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the Property which they or their employees or agents or invitees caused; (iii) promptly reimburse
the Association for all costs incurred by it for repairing damage to an easement area caused by the
person exercising the easement rights; and (iv) hold harmless, indemnify and defend the
Association and other Owners, and their officers and directors, from and against all claims,
damages, losses and other liabilities arising out of the exercise of the easement rights.
3.6
No Benefit to the Public. No grant, dedication or creation of an easement under
this Declaration shall constitute a dedication of the easement area or the use thereof to the public,
it being the intent of this Declaration that the easement areas be and remain private property subject
to the operation, control and regulation by the Association, and that the Lots be and remain private
property subject to operation, control or regulation by the respective Owners thereof, and/or the
Association, as applicable, all in compliance with the Governing Documents.
3.7
Restriction on Third Party Easement Grants. Except for the Declarant and the
exercise of its rights under this Declaration, and the Board, in the exercise of authority granted by
the Governing Documents, no Person shall create, grant or convey any easement or comparable
rights upon any portion of the Property without the prior written approval of the Board; provided
that the Board shall grant such approval if (i) the easement will not adversely affect the Property
or any Lot; (ii) the easement will not adversely and materially affect shared parking, ingress and
egress rights of the Owners and Occupants under the easements described in this Section 3; and
(ii) the easement is consistent with the overall design and plan for the Property as established by
the Declarant and approved by the City. Approval by the Board shall not be unreasonably withheld
if the easement satisfies the foregoing criteria.
SECTION 4
ASSOCIATION MEMBERSHIP RIGHTS AND OBLIGATIONS
Membership in the Association, and the allocation to each Lot of a portion of the votes in
the Association and a portion of the Common Expenses of the Association shall be governed by
the following provisions:
4.1
Membership. Each Owner shall be a member of the Association by virtue of
ownership of a Lot, and the membership shall be automatically transferred with the conveyance of
the Owner's interest in the Lot. An Owner's membership shall terminate when the Owner's Lot
ownership terminates. When more than one Person is an Owner of a Lot, all such Persons shall
be members of the Association, but multiple Ownership of a Lot shall not increase the voting rights
allocated to such Lot nor authorize the division of the voting rights.
4.2
Voting and Common Expenses. Voting rights andare allocated among the Lots as
set forth on Exhibit F. Common Expense obligations are allocated equally among the Lots unless
otherwise stated in this Declarationthe percentages set forth on Exhibit F. The voting rights and
common expense obligations may be reallocated as a result of subdivision or determined by the
Board.combination of Lots, but the total number of votes in the Association shall at all times equal
twenty-four (24). The Board may authorize special allocations of Common Expenses to address
operational, physical or administrative differences among certain Lots or classes of Lots., as more
specifically described in Section 6.
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4.3
Appurtenant Rights and Obligations. The Ownership of a Lot shall include the
voting rights and Common Expense obligations described in Section 4.2. Said rights, obligations
and interests, and the title to the Lots, shall not be separated or conveyed separately, and any
conveyance, encumbrance, judicial sale or other transfer of any allocated interest in a Lot, separate
from the title to the Lot shall be void. The allocation of the rights, obligations and interests
described in this Section may not be changed, except in accordance with the Governing
Documents.
4.4
Authority to Vote. The Owner, or some natural person designated to act as proxy
on behalf of the Owner and who need not be an Owner, may cast the vote allocated to such Lot at
meetings of the Association. However, if there are multiple Owners of a Lot, only the Owner or
other Person designated pursuant to the provisions of the Bylaws may cast such vote. The voting
rights of Owners are more fully described in the Bylaws.
4.5
Declarant Control. Notwithstanding the vote of any Owner to the contrary, the
Declarant hereby reserves a period of Declarant control of the Association during which the
Declarant, or persons designated by the Declarant, may appoint or remove the officers and
directors of the Association (“Declarant Control Period”). The Declarant Control Period shall
extend from the date of filing of the Declaration until the earlier of the following:
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(a)

The date that Declarant no longer owns any Lot in the Association; or,

(b)

Voluntary termination of the Declarant Control Period by Declarant. Upon
termination of the Declarant Control Period, the Owners shall elect a Board of
Directors of at least three (3) individuals. In electing the Board, all Owners may
cast the votes allocated to any lot owned by them. The Board shall elect the officers.
The directors and officers shall take office upon election.

4.6
Meetings of the Board. Except as otherwise provided herein, meetings of the Board
must be open to all Owners. To the extent practicable, the Board shall give reasonable notice to
the Owners of the date, time and place of a Board meeting. If the date, time and place of meetings
are provided for in this Declaration, the Articles of Incorporation or By-Laws of the Association,
were announced at a previous meeting of the Board, posted in a location accessible to the Owners
and designated by the Board from time to time, or if an emergency requires immediate
consideration of a matter by the Board, notice is not required. “Notice” has the meaning given in
Minnesota Statutes, §317A.011, Subd. 14. Nothing in this section imposes a duty upon the Board
to provide special facilities for meetings. The failure to give Notice as required by this section
shall not invalidate the Board meeting or any action taken at the meeting.
SECTION 5
ADMINISTRATION
The administration and operation of the Association and the Property, including but not
limited to the acts required of the Association, shall be governed by the following provisions:
5.1
General. The operation and administration of the Association and the Property shall
be governed by the Governing Documents and the Act. The Association shall, subject to the rights
of the Owners set forth in the Governing Documents and the Act, be responsible for the operation,
management and control of the Property. The Association shall have all powers described in the
Governing Documents and the Act. All power and authority of the Association shall be vested in
the Board, unless action or approval by the individual Owners is specifically required by the
Governing Documents or the Act. All references to the Association shall mean the Association
acting through the Board unless specifically stated to the contrary.
5.2
Operational Purposes. The Association shall operate and manage the Property for
the purposes of (i) administering and enforcing the covenants, restrictions, easements, charges and
liens set forth in this Declaration and the Governing Documents, (ii) maintaining, repairing and
replacing those portions of the Property for which it is responsible and (iii) preserving the value,
and the architectural uniformity and character, of the Property.
5.3
Binding Effect of Actions. All agreements and determinations made by the
Association in accordance with the powers and voting rights established by the Governing
Documents shall be binding upon all Owners and Occupants, and their lessees, guests, heirs,
personal representatives, successors and assigns, and all secured parties.
5.4
Bylaws. The Association shall have Bylaws which shall govern the operation and
administration of the Association, and shall be binding on all Owners and Occupants.
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5.5
Management. The Board may delegate to a manager or managing agent the
management duties imposed upon the Association's officers and directors by the Governing
Documents. However, such delegation shall not relieve the Association officers and directors of
the ultimate responsibility for the performance of their duties as prescribed by the Governing
Documents and by law.
5.6
Rules and Regulations. The Board shall have exclusive authority to approve and
implement such reasonable Rules and Regulations as it deems necessary from time to time for the
purpose of operating and administering the affairs of the Association and regulating the use of the
Property; provided that the Rules and Regulations shall not be inconsistent with the other
Governing Documents or the Act. Each Owner and Occupant shall abide by and comply with the
Rules and Regulations. The inclusion in other parts of the Governing Documents of authority to
approve Rules and Regulations shall be deemed to be in furtherance, and not in limitation, of the
authority granted by this Section. New or amended Rules and Regulations adopted by the
Association shall be effective only after reasonable notice thereof has been given to the Owners.
5.7
Association Assets; Surplus Funds. All funds and real or personal property
acquired by the Association shall be held and used for the benefit of the Owners for the purposes
stated in the Governing Documents. Surplus funds remaining after payment of or provision for
Common Expenses and reserves shall be credited against future assessments or added to reserves,
as determined by the Board.
SECTION 6
ASSESSMENTS
6.1
General. Assessments for Common Expenses shall be determined and assessed
against the Lots by the Board, in its discretion, subject to the requirements and
procedureslimitations set forth in this Section 6Sections 6.2 and 6.3, and the requirements of the
BylawsBy-Laws. Assessments for Common Expenses shall include annual Assessments under
Section 6.2,assessments and may include Special Assessments under Section 6.3. Annual and
Specialspecial assessments.
General Assessments shall be allocated among the Lots
equally,according to the Common Expense allocations set forth on Exhibit F, subject to the
following qualifications:
a.

Any Common Expense associated with the Maintenance (as that term is defined in
Section 9.1, below) of a Limited Common Element undertaken by the Association
shall be assessed exclusively against the Lot or Lots to which that Limited Common
Element is assigned or serves, on an equitable basis, which may factor-in the actual
cost incurred with respect to each such Lot.

b.

Any Common Expense related to Maintenance or other services or benefits
provided to one or more, but fewer than all of the Lots, shall be assessed exclusively
against the Lot or Lots receiving such Maintenance, service or benefit, on an
equitable basis, which may factor-in the actual cost incurred with respect to each
such Lot
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c.

The costs of insurance obtained by the Association, if any, may be assessed in
proportion to value, risk or coverage.

d.

Reasonable attorneys’ fees and other costs incurred by the Association in
connection with (i) the collection of assessments and (ii) the enforcement of the
Governing Documents against an Owner or Occupant or their guests, may be
assessed against the Owner’s Lot.

e.

Fees, charges, late charges, fines and interest may be assessed for failure to pay
assessments when due, as determined by the Board of Directors.

f.

If any damage to the Common Elements or another Lot is caused by the act or
omission of any Owner or Occupant, or their guests, the Association may assess
the costs of repairing the damage exclusively against the Owner’s Lot to the extent
not covered by insurance.

g.

If any installment of an assessment becomes more than 30 days past due, then the
Association may, upon 10 days written notice to the Owner, declare the entire
amount of the assessment immediately due and payable in full.

h.

If Common Expense liabilities are reallocated for any purpose, Common Expense
assessments and any installment thereof not yet due shall be recalculated in
accordance with the allocation formula set forth in Section 4.2. reallocated
Common Expense liabilities.

i.

Assessments under Subsections 6.1 a.-g. shall not be considered special
assessments as described in Section 6.3.

6.2
Annual Assessments. Annual Assessments shall be established and levied by the
Board, subject to the limitations set forth hereafter. Each annual Assessment shall cover all the
anticipated Common Expenses of the Association for that year which are to be shared by all Lots
in accordance with the allocation set forth in Section 4.2 and Exhibit F attached hereto.on Exhibit
F, as well as certain Common Expenses subject to special allocations, as provided in accordance
with Section 6.1. Annual Assessments shall be payable in equal monthly installments. Annual
Assessments shall provide, among other things, for an adequate reserve fund for the maintenance,
repair and replacement of the easements areas and those parts of the Lots for which the Association
is responsible.
6.3
Special Assessments. In addition to annual Assessments, and subject to the
limitations set forth hereafter, the Board may levy in any assessment year a Special Assessment
against all Lots in accordance with the allocation formula set forth in Section 4.2.the Lots. Special
assessments shall be used for the purpose of (a) defraying in whole or in part the cost of any
unforeseen and unbudgeted Common Expense, (b) reserves for maintenance, repair or replacement
and (c) the maintenance, repair or replacement of any part of the Property and any improvements
related thereto.
6.4

Working Capital Fund. There shall be established a working capital fund to meet
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unforeseen expenditures or to purchase additional equipment or services during the Association's
beginning years of operation. The Board shall include in each subsequent annual budget a
reasonable amount of working capital, based upon the anticipated needs of the Association for the
year in question. There shall be contributed on a one-time basis for each Lot sold an amount equal
to two (2) months installments of the estimated Common Expense Assessment for the Lot. The
contribution shall be paid at the earlier of the time of closing of sale of the Lot or the time of
termination of the period of Declarant Control under Section 4. The contributions to this fund are
in addition to the regular monthly installments of Assessments. The funds shall be deposited into
a segregated Association account no later than the termination of the period of Declarant Control.
Declarant may not use the funds to defray any of its expenses, reserve contributions or construction
costs, or to make up any budget deficit while Declarant is in control of the Association. However,
upon the closing of the sale of an unsold Lot, Declarant may reimburse itself from funds collected
from the purchaser at the closing for any contributions made by Declarant to the working capital
fund with respect to that Lot.
6.5
Liability of Owners for Assessments. The obligation of an Owner to pay
Assessments shall commence at the later of (i) the time at which the Owner acquires title to the
Lot, or (ii) the due date of the first Assessment levied by the Board; provided that neither the
Declarant nor any unsold Lot owned by Declarant shall be liable for an Assessment, nor subject to
any Assessment lien. Subject to the foregoing exemption, the Owner at the time an Assessment
is payable with respect to the Lot shall be personally liable for the share of the Common Expenses
assessed against such Lot. Such liability shall be joint and several where there are multiple Owners
of the Lot. The liability is absolute and unconditional. No Owner is exempt from liability for
payment of Assessments by right of set-off, by waiver of use or enjoyment of any part of the
Property, by absence from or abandonment of the Lot, by the waiver of any other rights, or by
reason of any claim against the Association or its officers, directors or agents, or for their failure
to fulfill any duties under the Governing Documents or the Act. The Association may invoke the
charges, sanctions and remedies set forth in this Declaration in addition to any remedies provided
elsewhere in the Governing Documents or by law for the purpose of enforcing its rights hereunder.
6.6
Assessment Lien. The Association has a lien on a Lot for any Assessment levied
against that Lot from the time the Assessment becomes due. If an Assessment is payable in
installments, the full amount of the Assessment is a lien from the time the first installment thereof
becomes due. Fees, charges, late charges, fines and interest charges imposed by the Association
are liens and are enforceable as Assessments, under this Section 6. Recording of the Declaration
constitutes record notice and perfection of any lien under this Section 6, and no further recordation
of any notice of or claim for the lien is required. The release of the lien shall not release the Owner
from personal liability unless agreed to in writing by the Association.
6.7
Foreclosure of Lien; Remedies. A lien for Assessments may be foreclosed against
a Lot under the laws of the state of Minnesota (i) by action, or (ii) by advertisement in a like
manner as a mortgage containing a power of sale. The Association, or its authorized
representative, shall have the power to bid in at the foreclosure sale and to acquire, hold, lease,
mortgage and convey any Lot so acquired. The Owner and any other Person claiming an interest
in the Lot, by the acceptance or assertion of any interest in the Lot, grants to the Association a
power of sale and full authority to accomplish the foreclosure. The Association shall, in addition
to its other remedies, have the right to pursue any other remedy at law or in equity against the
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Owner who fails to pay any Assessment or charge against the Lot.
6.8
Lien Priority; Foreclosure. A lien for Assessments is prior to all other liens and
encumbrances on a Lot except (i) liens and encumbrances recorded before the Declaration, (ii) any
first mortgage encumbering the fee simple interest in the Lot, and (iii) liens for real estate taxes
and other governmental Assessments or charges against the Lot. Notwithstanding the foregoing,
if (1) a first mortgage on a Lot is foreclosed, (2) the first mortgage was recorded on or after the
date of recording of this Declaration, and (3) no Owner redeems during the Owner's period of
redemption provided by Minnesota Statutes Chapters 580, 581, or 582, then the holder of the
sheriff's certificate of sale from the foreclosure of the first mortgage shall take title to the Lot
subject to unpaid Assessments for Common Expenses levied by the Association which became
due, without acceleration, during the six (6) months immediately preceding the first day following
the end of the Owner's period of redemption.
6.9
Voluntary Conveyances, Statement of Assessments. In a voluntary conveyance of
a Lot, the buyer shall not be personally liable for any unpaid Assessments and other charges made
by the Association against the seller or the seller's Lot prior to the time of conveyance to the buyer,
unless expressly assumed by the buyer. However, the lien of such Assessments shall remain
against the Lot until released. Any seller or buyer shall be entitled to a statement, in recordable
form, from the Association setting forth the amount of the unpaid Assessments against the Lot,
including all Assessments payable in the Association's current fiscal year, which statement shall
be binding on the Association, seller and buyer.

SECTION 7
RESTRICTIONS ON USE OF PROPERTY
All Owners and Occupants, and all secured parties, by their acceptance or assertion of an
interest in the Property, or by their occupancy of a Lot, covenant and agree that, in addition to any
other restrictions which may be imposed by the Governing Documents, the occupancy, use,
operation, alienation and conveyance of the Property shall be subject to the following restrictions:
7.1
General. The Property shall be owned, conveyed, encumbered, leased, used and
occupied subject to the Governing Documents, as amended from time to time or as further adopted
from time to time by the Association. All covenants, restrictions and obligations set forth in the
Governing Documents are in furtherance-of a plan for the Property, and shall run with the Property
and be a burden and benefit to all Owners and Occupants and to any other Person acquiring or
owning an interest in the Property, their heirs, personal representatives, successors and assigns.
7.2
Use of the Lots. The Lots shall be used by Owners, Occupants and their guests for
commercial and industrial purposes which comply with applicable laws, ordinances and
regulations and for no other purpose. No Lots shall be used for residential purposes. No changes
14

in the use of the Property shall be made without prior receipt of all required governmental
approvals. Rental of the Lots by Owners for uses set forth herein shall be permitted subject to the
condition that the lease shall provide that it is subordinate and subject to the provisions of the
Governing Documents and that any failure of the tenant to comply with the terms of such
documents shall be a default under the lease.
7.3
Resale of Lots. All Owners shall be required to provide written notice to the
Association of the Owner’s intent to list or offer the Owner’s Lot for sale fifteen (15) days prior
to offering or listing the Lot for sale.
7.4
Delegation of Use. An Owner may delegate, in accordance with the Governing
Documents, the Owner's right of use and enjoyment of the Lot to persons occupying the Lot
pursuant to a legal right of possession; provided, that such persons shall be subject to the
Governing Documents.
7.5
Quiet Enjoyment; Interference Prohibited. All Owners and Occupants and their
invitees shall have a right of quiet enjoyment in their respective Lots. The Property shall be
occupied and used in such a manner as will not cause a nuisance, nor unduly restrict, interfere with
or impede the use and quiet enjoyment of the Property by other Owners and Occupants and their
guests.
7.6
Compliance with Law. No use shall be made of the Property which would violate
any existing municipal codes or ordinances, or state or federal laws, nor shall any act or use be
permitted which could cause waste to the Property, cause a material increase in insurance rates on
the Property, or otherwise cause any unusual liability, health or safety risk, or expense, for the
Association or any Owner or Occupant.
7.7
Vegetation and Trees. Vegetation and trees located on the Lots, whether natural or
otherwise, shall be maintained in substantially the same condition as originally established, subject
only to (i) changes authorized by the Association consistent with all statutes, requirements, rules,
ordinances and regulations imposed on such areas and items by governmental authorities having
jurisdiction and (ii) the prior approval of any such governmental authorities, if required. No
cutting, mowing, trimming, draining, dredging or other alteration of such areas and items shall be
permitted, except as authorized by this Section, it being the intention that such areas and items
remain and be maintained in substantially their condition as of the date of recording of this
Declaration, and subject to natural changes.
SECTION 8
ARCHITECTURAL AND LANDSCAPE CONTROLS
8.1
Architectural Review. It is the intent of Declarant to create a general plan and
uniform scheme of development of the Property and to create within the Property high quality and
harmonious Improvements that comply with all requirements of the Planned Unit Development
approved for the Property by the City. Accordingly, the Board shall have the right to approve or
disapprove all architectural, landscaping and location of any proposed buildings or improvements
on all Lots within the Property. In addition, the Board shall have the right to approve or disapprove
all proposed additions, changes and any other type of remodeling to the exterior of any building,
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however, this approval shall not be necessary with respect to any proposed changes to a building
by the Declarant. The Board may, in its sole discretion, impose standards for construction and
development which may be greater or more stringent than standards prescribed in applicable,
building, zoning or other local governmental codes.
8.1.1 No building shall be constructed, erected, removed from or maintained upon
a Lot, nor shall any addition to or any change, replacement or alteration therein be made
until the plans and specifications showing the nature, kind, shape, height, materials, color
and the location of same shall have been submitted to and approved in writing by the Board.
A complete set of plans and specifications prepared by an architect, landscape architect,
engineer or other person found to be qualified by the Board shall be submitted for approval
by written application. The Board may require submission of samples of building materials
and colors proposed to be used.
8.1.2 The Board shall have the right to refuse to approve any plans and
specifications which are not suitable or desirable, in its sole and absolute discretion, for
aesthetic or any other reasons. In approving or disapproving such plans and applications,
the Board shall consider the suitability of the proposed buildings, the materials of which
the same are to be built, the harmony thereof with the surrounding area and the effect
thereof on adjacent or neighboring Lots.
8.1.3 Construction of all buildings for which the approval of the Board is required
under this Declaration shall be completed within the time period specified by the Board
8.1.4 Upon approval by the Board of any plans and specifications submitted to it,
the Board shall notify the applicant in writing, which notification shall set forth any
qualifications or conditions of approval. In the event that the Board disapproves any plans
and specifications submitted to it, the Board shall so notify the applicant in writing, stating
the grounds upon which such disapproval is based. No building shall be erected or allowed
to remain upon a Lot which violates any of the covenants, conditions or restrictions
contained in this Declaration, or which violates any zoning or building ordinance or
regulation.
8.1.5 There is specifically reserved unto the Board, and to any agent or member
of the Board, the right of entry and inspection upon any Lot for the purpose of
determination by the Board whether there exists any construction of any building which
violates the terms of any approval by the Board or the terms of this Declaration or any
amendments thereto, or of any other covenants, conditions and restrictions to which any
deed or other instrument of conveyance makes reference. If any building of any nature shall
be constructed or altered without the prior written approval of the Board, the Owner shall,
upon demand of the Association, cause such building to be removed, or restored in order
to comply with the plans and specifications originally approved by the Board. The Owner
shall be liable for the payment of all costs of removal or restoration, including all costs and
attorneys’ fees incurred by the Association to enforce the requirements herein. Such costs
may also be the basis for an individual assessment against the Lot upon which such noncompliant building is located.
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8.1.6 The Board may, in its sole discretion, grant variances from the requirements
contained herein or as elsewhere promulgated by the Board, on a case by case basis;
provided however, that the variance sought is reasonable and does not impose a hardship
upon other Owners. The granting of such a variance by the Board shall not nullify or
otherwise affect the Board 's right to require strict compliance with the requirements set
forth herein on any other occasion.
8.1.7 Notwithstanding anything contained herein to the contrary, any
Improvements of any nature at any time made or to be made by the Declarant on any Lot
shall not be subject to the review or other procedures of the Board.
8.2
Landscaping Approval. To preserve the aesthetic appearance of the Property, no
landscaping, grading, excavation, or filling of any nature whatsoever shall be implemented or
installed by any Owner, other than the Declarant, unless and until the plans therefor have been
submitted to and approved in writing by the Board.
8.3
Building Restrictions. All buildings and other structures shall be constructed in
compliance with any and all applicable state, county and municipal zoning and building
restrictions.
8.4
Alteration of Attached Buildings. An Owner of an Attached Lot may not make any
Improvements or alterations that would impair the structural integrity or mechanical systems or
support of any attached building or shared Limited Common Elements. In addition to the other
requirements set forth herein, the owner of an Attached Lot shall be required to make prior
arrangements with the Association to ensure that the adjacent Attached Lot owners will not be
disturbed, and that the attached building(s) and any shared Limited Common Elements will not be
damaged.
SECTION 9
MAINTENANCE
9.1
General Maintenance by Association. The Association shall provide for all
maintenance, repair, reconstruction or replacement of the Ring Road, the paved areas between
buildings located on the Lots up to the concrete apron at the rear of each building and up to the
sidewalk in front of each building, landscaping, storm sewer and drainage and storm water pond,
as depicted on Exhibit G attached hereto. The Association shall have reasonable access over,
under and across the Property to provide said maintenance, repair, reconstruction or replacement.
The costs of the maintenance, repair, reconstruction or replacement performed by or at the
direction of the Association shall be allocated equally among the Lots unless the Association
determines that one or more Lots shall be assessed for any particular cost.
9.2
Storm Water Facilities Maintenance by Association. The Association shall inspect,
maintain, operate and replace in a good state of repair and safe condition all storm water facilities,
including, without limitation, drainage swales, storm sewer systems, infiltration basins,
sedimentation basins and ponding systems on the Property to ensure that the storm water facilities
(“Facilities”) function as intended and comply with the requirements set forth in the Stormwater
Facilities Maintenance Agreement of even date herewith between Declarant and the City.
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9.2.1 The Association shall be responsible for the inspection and maintenance of
the Facilities so that the Facilities function properly. The Association shall submit a report
to the City, upon request, that includes the inspection date(s) of the Facilities, conditions
of the Facilities, testing of the Facilities and any corrective actions taken.
9.2.2 The Association shall annually in the Fall inspect and document inflow
points and infiltration surface for buildup of road sand associated with spring melt period,
remove as necessary and replant areas that have been impacted by sand/salt build up.
9.2.3 The following operational maintenance activities shall be performed on all
Facilities on an annual basis or as needed:
a.
b.
c.
d.

e.

Removal of trash and debris,
Inspection of sump catch basins, inlets and outlets monthly,
Removal of sediments when the storage volume or conveyance capacity of
the storm water management system is below design levels
Ensure systems designed for infiltration are drawing down within 48 hours,
infiltration testing is performed as identified in the Minnesota Pollution
Control Agency (MPCA) Storm Water Manual and
Stabilization and restoration of eroded areas.

9.2.4 If the Facilities are not functioning as designed and permitted, operational
maintenance must be performed immediately to restore the system. If operational
maintenance measures are insufficient to enable the system to meet the design and
performance standards of this chapter, the permittee must either replace the system or
construct an alternative design.
9.2.5 In the event The Association fails to maintain the Facilities in good working
condition acceptable to the City, the City may enter upon the Property and take such steps
as are necessary to correct deficiencies identified in the inspection report and to charge the
costs of such repairs to The Association. This provision shall not be construed to allow the
City to erect any structure of permanent nature on the Property for the storm water
Facilities. The City is under no obligation to routinely maintain or repair said Facilities,
and in no event shall this Declaration be construed to impose any such obligation on the
City. Declarant grants to the City, its authorized agents and employees, a non-exclusive,
perpetual easement over, across, under and through the Property for such purposes.
9.3
Maintenance by Owner. All9.3
Maintenance of Limited Common Elements.
The Association shall provide for maintenance, repair, reconstruction, and replacement
(“Maintenance”) of all sanitary sewer lines that connect an Attached Lot to a main municipal
sanitary sewer line, and all water lines that connect an Attached Lot to the main municipal water
line, and related components, to the extent deemed necessary or desirable by the Board or as
required by the City. The Association shall assess the cost of such Maintenance exclusively against
the Attached Lots that are serviced by such sewer lines or water lines, pursuant to Section 6.1.a,
above. The Association shall have the easements granted herein to complete such Maintenance.
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9.4
Maintenance of Attached Units. The Association shall provide exterior
Maintenance of the buildings on the Attached Lots to the extent deemed necessary and desirable
by the Board, including, without limitation, roofs, gutters, downspouts, siding, entry doors and
garage doors (except hardware), and other exterior building surfaces, but excluding door hardware,
air conditioning equipment, glass and window frames. The Association shall assess the cost of
such Maintenance exclusively against the Attached Lots that receive such Maintenance, pursuant
to Section 6.1.b, above. The Association shall have the easements granted herein to complete such
Maintenance.
9.5
Maintenance by Owner. Except as expressly stated above, all maintenance of the
exterior and interior of a building located on a Lot, the sidewalk in front of a building and the
concrete apron at the rear of a building shall be the sole responsibility and expense of the Owner
thereof, who shall maintain the Improvements located upon the Owner’s Lot in first class, clean,
safe and sanitary condition in compliance with the Governing Documents or with specific uniform
criteria established by the Association. The Association may also undertake any exterior
maintenance which the responsible Owner fails to or in the reasonable determination of the
Association improperly performs, and charge and assess the Lot for the cost thereof. Such cost
shall be a personal obligation of the Owner and a lien against the Owner's Lot.
9.46 Damage Caused by Owner. Notwithstanding any provision to the contrary in this
Section, if, in the judgment of the Association, the need for maintenance of any part of the Property
is caused by the willful or negligent act or omission of an Owner or Occupant, or their invitees, or
by a condition in a Lot which the Owner or Occupant has willfully or negligently allowed to exist,
the Association may cause such damage or condition to be repaired or corrected (and enter upon
any Lot to do so), and the cost thereof may be charged and assessed against the Lot of the Owner
responsible for the damage. Such cost shall be a personal obligation of the Owner and a lien
against the Owner's Lot. In the case of party walls between adjoining buildings located on different
Lots, the Owners of the affected buildings shall be liable as provided in Section 10.
SECTION 10
PARTY WALLS
10.1

General Rules of Law to Apply. Each wall built as part of the original
construction of a building on a Lot and located on the boundary line between Lots
shall constitute a party wall, and, to the extent not inconsistent with the provisions
of this Section, the general rules of law, regarding party walls and liability for
property damage due to negligent or willful acts or omissions shall apply thereto.

10.2

Repair and Maintenance. The Owners of the Lots which share the party wall shall
be responsible for the maintenance repair and replacement of the party wall in
proportion with their use; provided (i) that any maintenance, repair or replacement
necessary due to the acts or omissions of a certain Owner of Occupant sharing such
party wall shall be paid for by such Owner, and (ii) that the Association may
contract for and supervise the repair of damage caused by an Owner or Occupant
and assess the Owners for their respective shares of the cost to the extent not
covered by insurance.
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10.3

Destruction by Fire or Other Casualty. If a party wall is destroyed or damaged
by fire or other casualty, the Association shall promptly restore it. Insurance claims
shall be made promptly following any such loss.
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SECTION 11
INSURANCE
1011.1
Required Coverage. The Association shall obtain and maintain policies of
insurance in accordance with the requirements set forth herein, issued by a reputable insurance
company or companies authorized to do business in the state of Minnesota, as follows:
a.

Comprehensive public liability insurance covering the activities of the Association
with minimum limits of two million dollars ($2,000,000) per occurrence, against
claims for death, bodily injury and property damage, and such other risks as are
customarily covered by such policies for projects similar in construction, location
and use to the Property. The policy shall contain a "severability of interest"
endorsement which shall preclude the insurer from denying the claim of an Owner
or Occupant because of negligent acts of the Association or other Owners or
Occupants.

bb.

Property insurance, written on a Special form, covering risks of physical loss in an
amount equal to one hundred percent (100%) of the insurable estimated
"replacement cost" of the Attached Units, less deductibles determined by the Board,
and exclusive of land, footings, excavation and other items normally excluded from
coverage. Provided, such insurance coverage shall not include glass or window
frames, or interior improvements and betterments, such as (without limitation)
ceiling or wall finishing materials, finished flooring, cabinetry, finished millwork,
electrical, heating, ventilating, and air conditioning equipment, or other fixtures or
equipment of any kind located inside the building.

c.

Fidelity bond or insurance coverage against dishonest acts on the part of directors,
officers, managers, trustees, employees or persons responsible for handling funds
belonging to or administered by the Association if deemed to be advisable by the
Board. The fidelity bond or insurance shall name the Association as the named
insured. The Board may include an appropriate endorsement to the policy to cover
any persons who serve without compensation if the policy would not otherwise
cover volunteers, or a waiver of defense based upon the exclusion of persons
serving without compensation.

d.

Workers' Compensation insurance as required Bylaws.

ce.

Such other insurance as the Board may determine from time to time to be in the
best interests of the Association and the Owners, including directors’ and officers’
liability insurance.

10f.

The Association shall not be responsible for obtaining or maintaining personal
liability insurance with respect to any of the Lots, or Property insurance on the
Detached Lots.
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11.2 Premiums. All insurance premiums for insurance maintained by the Association
shall be assessed and paid as Annual Assessments, and allocated among the Lots as determined by
the Board consistent with the Governing Documents.a Common Expense. The cost of property
insurance on the Attached Lots shall be assessed exclusively against the Attached Lots, in
accordance with Section 6.1.c.
1011.3 Loss Payee, Insurance Trustee. All insurance coverage maintained by the
Association shall be written in the name of, and the proceeds thereof shall be payable to, the
Association as trustee for the benefit of the Owners and secured parties, including Eligible
Mortgagees, which suffer loss. The Association shall have exclusive authority to negotiate, settle
and collect upon any claims or losses under any insurance policy maintained by the Association.
1011.4 Required Policy Provisions. All policies of property insurance carried by the
Association shall provide that:
a.

Each Owner and secured party is an insured Person under the policy with respect
to liability arising out of the Owner's membership in the Association.

b.

The insurer waives its right to subrogation under the policy against any Owner or
member of the Owner's household and against the Association and members of the
Board.

c.

No act or omission by any Owner or secured party, unless acting within the scope
of authority on behalf of the Association, shall void the policy or be a condition to
recovery under the policy.

d.

If at the time of a loss under the policy there is other insurance in the name of an
Owner covering the same property covered by the policy, the Association's policy
is primary insurance.

1011.5 Cancellation; Notice of Loss. All policies of property insurance and comprehensive
liability insurance maintained by the Association shall provide that the policies shall not be
cancelled or substantially modified, for any reason, without at least thirty (30) days' prior written
notice to the Association and Owners of the Lots affected.
1011.6 Effect of Acts Not Within Association's Control. All policies of insurance
maintained by the Association shall provide that the coverage shall not be voided by or conditioned
upon (i) any act or omission of an Owner, Occupant, or Eligible Mortgageesecured party, unless
acting within the scope of authority on behalf of the Association, or (ii) any failure of the
Association to comply with any warranty or condition regarding any portion of the Property over
which the Association has no control.
SECTION 1112
COMPLIANCE AND REMEDIES
1112.1 Compliance with Governing Documents. Each Owner and Occupant, and any other
Person owning or acquiring any interest in the Property, shall be governed by and comply with the
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provisions of the Governing Documents and such amendments thereto as may be made by the
Association from time to time, and the decisions of the Association. A failure to comply shall
entitle the Association to the relief set forth in this Section, in addition to the rights and remedies
that may be authorized elsewhere by the Governing Documents.
1112.2 Entitlement to Relief. The Association or any Owner may commence legal action
to recover sums due for damages, for injunctive relief or to foreclose a lien owned by it, or any
combination thereof, or an action for any other relief authorized by the Governing Documents or
available at law or in equity. Legal relief may be sought by the Association against any Owner to
enforce compliance with the Governing Documents, the Act or the decisions of the Association.
Owners may also enforce compliance with the Governing Documents by a private legal action,
independent of this Section. No Owner may withhold any Assessments payable to the Association,
or take or omit other action in violation of the Governing Documents and the Rules and
Regulations as a measure to enforce such Owner's position, or for any other reason.
1112.3 Sanctions and Remedies. In addition to any other remedies or sanctions, expressed
or implied, administrative or legal, the Association shall have the right, but not the obligation, to
implement any one or more of the following actions against Owners and Occupants and/or their
invitees, who violate the provisions of the Governing Document:
a.

Commence legal action for damages or equitable relief in any court of competent
jurisdiction.

b.

Impose late charges of $50.00, or such other amount as may from time to time be
determined by the Association, for each past due Assessment or installment thereof,
and impose interest at the highest rate permitted by law accruing beginning on the
first day of the month after the Assessment or installment was due.

c.

In the event of default of more than thirty (30) days in the payment of any
Assessment or installment thereof, all remaining installments of Assessments
assessed against the Lot owned by the defaulting Owner may be accelerated and
shall then be payable in full if all delinquent Assessments or installments thereof,
together with all attorneys' fees, costs of collection and late charges, are not paid in
full prior to the effective date of the acceleration. Not less than ten (l0) days
advance written notice of the effective date of the acceleration shall be given to the
defaulting Owner.

d.

Impose reasonable fines, penalties or charges for each violation of the Governing
Documents.

e.

Suspend the rights of any Owner to vote when the Assessments due with respect to
the Owner's Lot are past due. Such suspensions shall be limited to periods of
default by such Owners and Occupants in their obligations under the Governing
Documents, and for up to thirty (30) days thereafter, for each violation.

f.

Enter any Lot in which, or as to which, a violation or breach of the Governing
Documents exists which is likely to materially affect the health or safety of the
other Owners or Occupants, or their invitees and to summarily abate and remove,
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at the expense of the offending Owner or Occupant, any structure, thing or
condition in the Lot which is causing the violation.
g.

Foreclose any lien arising under the provisions of the Governing Documents or
under law, in the manner provided by Minnesota statutes for the foreclosure of
mortgages by action or under power of sale.

1112.4 Rights to Hearing. Before the imposition of any of the remedies authorized by
Section 1112.3 d., e., f. or g., the Board shall, upon written request of the offender, grant to the
offender an opportunity for a hearing. The offender shall be given notice of the nature of the
violation and the right to a hearing, and at least ten (10) days within which to request a hearing.
The hearing shall be scheduled by the Board and held within thirty (30) days of receipt of the
hearing request by the Board, and with at least ten (10) days prior written notice to the offender.
If the offender fails to timely request a hearing or to appear at the hearing, then the right to a hearing
shall be deemed waived and the Board may take such action as it deems appropriate. The decision
of the Board and the rules for the conduct of hearings established by the Board shall be final and
binding on all parties. The Board's decision shall be delivered in writing to the offender within ten
(10) days following the hearing, if not delivered to the offender at the hearing. The Board may
delegate the foregoing hearing authority to a committee of three or more disinterested Owners,
who shall conduct the hearing and make a recommendation to the Board regarding the disposition
of the matter.
1112.5 Lien for Charges, Penalties. Etc. Any Assessments, charges, fines. expenses,
penalties or interest imposed under this Section shall be a lien against the Lot of the Owner or
Occupant against whom the same are imposed and the personal obligation of such Owner in the
same manner and with the same priority and effect as Assessments under Section 6. The lien shall
attach as of the date of imposition of the remedy, but shall not be final as to violations for which a
hearing is held until the Board makes a written decision at or following the hearing. All remedies
shall be cumulative, and the exercise of, or failure to exercise, any remedy shall not be deemed a
waiver of the Association's right to pursue any others.
1112.6 Costs of Proceeding and Attorneys' Fees. With respect to any collection measures,
or any measures or action, legal, administrative, or otherwise, which the Association takes to
enforce the provisions of the Governing Documents, whether or not finally determined by a court
or arbitrator, the Association may assess the violator and the violator’s Lot with any expenses
incurred in connection with such enforcement, including without limitation fines or charges
previously imposed by the Association, reasonable attorneys' fees, and interest (at the highest rate
allowed by law) on the delinquent amounts owed to the Association. Such expenses shall also
include any collection or contingency fees or costs charged to the Association by a collection
agency or other Person acting on behalf of the Association in collecting any delinquent amounts
owed to the Association by an Owner or Occupant. Such collection or contingency fees or costs
shall be the personal obligation of such Owner and shall be a lien against such Owner's Lot.
1112.7 Liability for Owners' and Occupants' Acts. An Owner shall be liable for the
expense of any maintenance, repair or replacement of the Property rendered necessary by such
Owner's acts or omissions, or by that of Occupants or invitees in the Owner's Lot, to the extent
that such expense is not covered by the proceeds of insurance carried by the Association or such
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Owner or Occupant. However, any insurance deductible amount and/or increase in insurance
rates, resulting from the Owner's acts or omissions may be assessed by the Association against the
Owner responsible for the condition and against said Owner’s Lot.
1112.8 Enforcement by Owners. The provisions of this Section shall not limit or impair
the independent rights of other Owners to enforce the provisions of the Governing Documents.

SECTION 12
SECTION 13
AMENDMENTS
1213.1 Approval Requirements. Except for amendments by Declarant during the
Declarant Control Period, this Declaration may be amended only by the approval of:
a.

Owners of Lots to which are allocated at least sixty-six and two-thirds (66.66%)
percent of the total votes in the Association.

b.

Declarant as to certain amendments as provided in Section 1314.

1213.2 Procedures. Approval of the Owners may be obtained in writing or at a meeting of
the Association duly held in accordance with the Bylaws. Consents of Eligible Mortgagees
andConsent of the Declarant shall be in writing. An affidavit by the Secretary of the Association
as to the outcome of the vote, or the execution of the foregoing agreements or consents, shall be
adequate evidence thereof for all purposes, including without limitation, the recording of the
amendment.
13.3 Subdivision of Lots. Notwithstanding the foregoing, the Owner of a Lot shall have
the power to subdivide such Owner’s Lot at his or her own expense, without the consent of the
other Owners, provided such subdivision complies with all requirements of the City. In connection
with any such subdivision, the Owner shall record an amended Plat, and amended Exhibit A and
Exhibit F, accordingly, provided that the reallocation of votes and common expense assessments
shall not change the percentage of common expenses allocated to any to any Lot that is not subject
to such subdivision, nor increase the total number of votes in the Association.
SECTION 14
SECTION 13
SPECIAL DECLARANT RIGHTS
Declarant, its successors and assigns, hereby reserves exclusive and unconditional
authority to exercise the following special Declarant rights for as long as it owns a Lot, or for such
shorter period as may be specifically indicated:
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1314.1
Complete Improvements. To complete all the Lots and other improvements
indicated on the Plat, or otherwise included in Declarant's development plans or allowed by the
Declaration, and to make alterations in the Lots to accommodate the exercise of any special
declarant rights.
1314.2 Signs. To erect and maintain signs and other sales displays offering the Lots for
sale or lease, in or on any Lot owned by Declarant.
1314.3 Easements. To have and use easements, for itself, its employees, contractors,
representatives, agents and prospective purchasers through and over the paved areas of the Lots
for the purpose of exercising its special Declarant rights.
1314.4 Control of Association. To control the operation and administration of the
Association, including without limitation the power to appoint and remove the members of the
Board until the earliest of: (i) voluntary surrender of control by Declarant or (ii) the date on which
Declarant no longer owns a Lot.
1314.5 Consent to Certain Amendments. Until such time as Declarant no longer owns any
Lot for initial sale, Declarant's written consent shall be required for any amendment to the
Governing Documents which directly or indirectly affects Declarant's rights under the Governing
Documents.
14.6 Subdivide, Combine Lots, and Relocate Boundaries. To subdivide or combine Lots
and to relocate boundaries between Lots owned by the Declarant, or with the written consent of
the Owner of the Lots affected, provided such action complies with all requirements of the City.
In connection with any such action, the Declarant shall record an amended Plat, and amended
Exhibit A and Exhibit F, accordingly, provided that the reallocation of votes and common
expense assessments shall not change the percentage of common expenses allocated to any Lot
that is not subject to such subdivision, combination or boundary relocation, nor increase the total
number of votes in the Association.
SECTION 15
SECTION 14
MISCELLANEOUS
1415.1 Severability. If any term, covenant, or provision of this instrument or any exhibit
attached hereto is held to be invalid or unenforceable for any reason whatsoever, such
determination shall not be deemed to alter, affect or impair in any manner whatsoever any other
portion of this Declaration or exhibits attached hereto.
1415.2 Construction. Where applicable, the masculine gender of any word used herein
shall mean the feminine or neutral gender, or vice versa, and the singular of any word used herein
shall mean the plural, or vice versa.
1415.3 Notices. Unless specifically provided otherwise in the Governing Documents, all
notices required to be given by or to the Association, the Board, the Association officers or the
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Owners or Occupants shall be in writing and shall be effective upon hand delivery, or mailing if
properly addressed with postage prepaid and deposited in the United States mail; except that
registrations pursuant to the Bylaws shall be effective upon receipt by the Association.
1415.4 Conflicts Among Documents. As among the Declaration, Bylaws and Rules and
Regulations, the Declaration shall control, and as between the Bylaws and the Rules and
Regulations, the Bylaws shall control.
1415.5 Duration of Covenants. The covenants, conditions, restrictions, easements, liens
and charges contained in this Declaration shall be perpetual, subject only to termination as
provided in this Declaration.
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IN WITNESS WHEREOF, the undersigned has executed this instrument the day and year
first set forth in accordance with the requirements of the Act.
DECLARANT:

Spaeth Development, LLC.

By: ______________________________
Kenneth J. Spaeth, President

STATE OF MINNESOTA
COUNTY OF WRIGHT

)
( ss.
)

The foregoing instrument was acknowledged before me this _______ day of ____________,
20192021, by Kenneth J. Spaeth, the President of Spaeth Development, LLC, a Minnesota limited
liability company, on behalf of the company.

____________________________________
Notary Public

THIS INSTRUMENT DRAFTED BY:
Gries Lenhardt Allen, P.L.L.P.
12725 43rd Street NE, S. 201
St. Michael, MN 55376
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SPAETH INDUSTRIAL PARK
EXHIBIT A
LEGAL DESCRIPTION
Lots 1, 2, 3, 4, 5, 6 and 7, Block 1, Spaeth Industrial Park, Wright County, Minnesota; and
Lots 1, 2 and 3, Block 1, Spaeth Industrial Park Second Addition, Wright County, Minnesota.
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SPAETH INDUSTRIAL PARK
EXHIBIT B
ACCESS EASEMENT
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SPAETH INDUSTRIAL PARK
EXHIBIT C
SHARED PARKING EASEMENT
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SPAETH INDUSTRIAL PARK
EXHIBIT D
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STORM WATER POND MAINTENANCE EASEMENT
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SPAETH INDUSTRIAL PARK
EXHIBIT E
LANDSCAPE EASEMENT
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SPAETH INDUSTRIAL PARK
EXHIBIT F
LOT IDENTIFIERS, LOT DESIGNATIONS, VOTING RIGHTS
AND COMMON EXPENSE ALLOCATION
Legal Description

Lot Identifier Lot Designation

Lot 1, Block 1,
Spaeth Industrial Park
Lot 2, Block 1,
Spaeth Industrial Park
Lot 3, Block 1,
Spaeth Industrial Park
Lot 4, Block 1,
Spaeth Industrial Park
Lot 5, Block 1,
Spaeth Industrial Park
Lot 6, Block 1,
Spaeth Industrial Park
Lot 7, Block 1,
Spaeth Industrial Park
Lot 1, Block 1,
Spaeth Industrial Park
Second Addition
Lot 2, Block 1,
Spaeth Industrial Park
Second Addition
Lot 3, Block 1,
Spaeth Industrial Park
Second Addition
Total

A-1
B-1
C-1
D-1
E-1
F-1
G-1

Votes Common Expense
Allocation

Detached Lot

3

12.5%

Detached Lot

3

12.5%

Detached Lot

3

12.5%

Detached Lot

3

12.5%

Detached Lot

3

12.5%

Detached Lot

3

12.5%

Detached Lot

3

12.5%

Attached Lot

1

4 1/6%

Attached Lot

1

4 1/6%

Attached Lot

1

4 1/6%
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100%

H-1

H-2

H-3
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GRANT OF EASEMENT
This Easement is made and conveyed this
day of
, 2021, by Spaeth
Development, LLC, a Minnesota limited liability company, Grantor, in favor of the City of
Monticello, a Minnesota municipal corporation (hereinafter referred to as the " City").
RECITALS
R1. Grantor is the fee owner of that land legally described as: Lots 1, 2 and 3, Block 1, Spaeth
Industrial Park Second Addition, according to the recorded plat thereof, Wright County,
Minnesota (the “Property”).
R2.

The City Grantor has installed a single water line to service the Property (the
“Water Access Line”), that connects a main municipal water line directly to Lot 2,
Block 1, Spaeth
Industrial Park Second Addition, Wright County, Minnesota (, “Lot 2”). A water service
manifold is located on Lot 2, with three valves and three meters, and additional water
lines connecting the Water Access Line to Lots 1 and 3, Block 1, Spaeth Industrial Park
Second Addition, according to the recorded plat thereof, Wright County, Minnesota
(“Lots 1 and 3”) (The water service manifold, valves, meters, and all water lines
connected thereto shall be referred to as the “Water Service Manifold and Lines”).

R3.

Grantor desires to grant and convey to City an easement for the purposes set forth in this
grant of easement, over, under and across Lot 2, as described herein.
NOW, THEREFORE, for good and valuable consideration, receipt of which is

acknowledged:
1.

Grant of Easement. Grantor does hereby transfer, grant and convey to the City and its

successors and assigns forever, a non-exclusive perpetual easement over, under, upon and across
Lot 2 to access, monitor, inspect, maintain, repair, improve and replace the Water Service
1

Manifold and Lines, and specifically including the right to shut off the water valves when
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reasonably deemed by City to be necessary according to applicable ordinances, policies and
regulations of the City. This includes the right of the City, its agents or assigns, to enter upon Lot
2 at any and all reasonable times, upon reasonable prior notice to the owner or occupant thereof,
with tools, equipment and materials as the City deems reasonably necessary to accomplish the
purposes set forth herein.
2.

Water Shut-off. The Grantor, its successors and assigns, hereby acknowledge the right of

the City to shut off water service to the entire Property by use of the exterior shutoff, under
circumstances deemed by City to be necessary according to applicable ordinances, policies and
regulations of the City, and agree to hold the City harmless from any and all claims, demands or
causes of action of any kind or nature whatsoever which may arise or accrue by virtue of City
shutting off the water to the Property, except to the extent that any such claims arise from the gross
negligence or intentional act of the City or its agents.
3.

Warranty of Title. Grantor represents and warrants to City that Grantor is the fee owner

of the Property, and has the right, title and capacity to grant the easement described above.
4.

Binding Effect. The easement described herein shall run with the Property and shall be

binding upon Grantor, its successors and assigns and inure to the benefit of City and its assigns.
IN WITNESS WHEREOF, Grantor has executed this document effective as stated above.
Spaeth Development, LLC.
By: Kenneth J. Spaeth, President
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STATE OF MINNESOTA
COUNTY OF WRIGHT

)
) ss.
)

The foregoing instrument was acknowledged before me this
day of
,
2021, by Kenneth J. Spaeth, the President of Spaeth Development, LLC, a Minnesota limited liability
company, on behalf of the company.

Notary Public

THIS INSTRUMENT WAS DRAFTED BY:
GRIES LENHARDT ALLEN, P.L.L.P (JMP)
12725 43RD Street NE, Suite 201
St. Michael MN 55376
(763) 497-3099
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Planning Commission Agenda – 03/02/21

3A.

Community Development Director’s Report
COVID-19 City of Monticello Information Resource:
https://www.ci.monticello.mn.us/covid19
Council Action on/related to Commission Recommendations
•

Consideration of a request for an amendment to the zoning ordinance relating to R1 and R-2 zoning district standards. Applicant: Capstone Homes
Approved Planning Commission’s recommended language on the regular agenda,
5-0.

Upcoming Workshops and Training
Planning Commission is asked to participate in the following workshops. Please mark
your calendars!
•

•

March 8, 4:30-5:45 PM: (In-person at MCC) Joint City Council, Planning and PARC
for purposes of reviewing Chelsea Commons design concepts and themes for
comment.
March 15, 6:00 – 8:00 PM: (Virtual) Joint City Council, Planning, EDA and PARC
for Central Mississippi River Regional Planning Partnership (CMRP) Framework
2030 Round 2 Engagement.

Council Updates
Council Highlights – https://www.ci.monticello.mn.us/highlights
Council Connection – February
There are several items in this month’s Council Connection of note to the Commission.
Please review the Connection report here:
https://www.ci.monticello.mn.us/vertical/sites/%7B46185197-6086-4078-ADDC0F3918715C4C%7D/uploads/Council_Connection_022221.pdf
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What’s your vision for the future of our region?
Help move the FRAMEWORK 2030 process forward and share your perspective today.

Take the community survey:

http://bit.ly/FW2030_Round2
Use the link or scan this QR
code to enter the survey.

Where we shop ...

Where we live ...

How we move ...

How we work ...

Where we invest ...

How we grow ...

www.RegionalPlanningPartnership.org/Framework2030

AGENDA
REGULAR MEETING - MONTICELLO PLANNING COMMISSION
Tuesday, March 2nd, 2021 - 6:00 p.m.
Mississippi Room, Monticello Community Center
Commissioners:
Council Liaison:
Staff:

John Alstad, Paul Konsor, Andrew Tapper, Alison Zimpfer, and Eric
Hagen
Charlotte Gabler
Angela Schumann, Steve Grittman (NAC), and Ron Hackenmueller

1. General Business
A. Call to Order
B. Consideration of approving minutes
a. Workshop Meeting Minutes – February 2nd, 2021
b. Regular Meeting Minutes – February 2nd, 2021
C. Citizen Comments
D. Consideration of adding items to the agenda
E. Consideration to approve agenda
2. Public Hearings
A. Public Hearing – Consideration for Preliminary and Final Plat to Create a Single
Lot for an Existing Financial Institution in the Central Community District (CCD)
Applicant: CorTrust Bank (Mark Nettesheim)
B. Public Hearing - Consideration of an Amendment to Conditional Use Permit for
Cross Parking and Access for a Building Expansion in the B-4 (Regional
Business) District
Applicant: ISG (Andrea Rand)
C. Public Hearing - Consideration of a Conditional Use Permit for Vehicle Sales,
Rental, and Repair for Recreational Vehicles and Variance for Additional Signage
Allowance in the B-3 (Highway Business) District
Applicant: RJ Ryan Construction
D. Public Hearing - Consideration of a Preliminary and Final Plat for Spaeth Second
Addition and an Amendment to Planned Unit Development for the Spaeth
Industrial Planned Unit Development
Applicant: Ken Spaeth, Spaeth Development
3. Regular Agenda
A. Consideration of the Community Development Director’s Report
4. Added Items
5. Adjournment

MINUTES
SPECIAL MEETING - MONTICELLO PLANNING COMMISSION
Tuesday, February 2nd, 2021 - 5:00 p.m.
Mississippi Room, Monticello Community Center
Commissioners Present:
Council Liaison Present:
Staff Present:

John Alstad, Paul Konsor, Andrew Tapper, Alison Zimpfer, and
Eric Hagen
Charlotte Gabler
Angela Schumann, Ron Hackenmueller, and Rachel Leonard

1. General Business
A. Call to Order
John Alstad called the Special Meeting of the Monticello Planning Commission to
order at 5:00 p.m.
2. 2021 Planning Commission Workplan
Angela Schumann noted that each year the Planning Commission approves their annual
workplan. Schumann noted that the City recently adopted the new Monticello 2040
Vision + Comprehensive Plan, which will guide the Planning Commission workplan.
Chapter 9 of the Comprehensive Plan provides all the goals, strategies, and policies that
are needed to make sure that the plan comes to fruition.
A draft 2021-2025 workplan was created by staff for the Planning Commission to review
and provide feedback. The Planning Commission and staff discussed a variety of topics
that impact the City.
Schumann asked the Planning Commission to revisit the draft workplan and fill in any
additional trainings that would be useful for them to complete and other topics that they
thought about after their discussion at the meeting. She also requested the Planning
Commissioners revisit the strategy document. A high priority item would be the
recodification of the zoning ordinance and prioritizing amendments they would like to
see changed that stem from the Monticello 2040 Comprehensive Plan. She added that
members should also identify any subdivision ordinance amendments that should occur.
The current focus for the year would be to accomplish as many of the trainings, research
topics, and amendments to the zoning code as possible.
Staff would take the comments that were received during the Special Meeting and revise
the materials prior to sending out to members to fill in priorities and discussion areas. The
goal would be to review the workplan at a special meeting in March.
3. Adjournment
ANDREW TAPPER MOVED TO ADJOURN THE MEETING AT 6:08 P.M. ALISON
ZIMPFER SECONDED THE MOTION. MOTION CARRIED, 4-0.
Recorder:

Jacob Thunander ____

Approved:

March 2nd, 2021

Planning Commission Minutes (Special Meeting) – February 2nd, 2021

Page 1 | 2

Attest:

____________________________________________
Angela Schumann, Community Development Director
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AGENDA
REGULAR MEETING - MONTICELLO PLANNING COMMISSION
Tuesday, March 2nd, 2021 - 6:00 p.m.
Mississippi Room, Monticello Community Center
Commissioners:
Council Liaison:
Staff:

John Alstad, Paul Konsor, Andrew Tapper, Alison Zimpfer, and Eric
Hagen
Charlotte Gabler
Angela Schumann, Steve Grittman (NAC), and Ron Hackenmueller

1. General Business
A. Call to Order
B. Consideration of approving minutes
a. Workshop Meeting Minutes – February 2nd, 2021
b. Regular Meeting Minutes – February 2nd, 2021
C. Citizen Comments
D. Consideration of adding items to the agenda
E. Consideration to approve agenda
2. Public Hearings
A. Public Hearing – Consideration for Preliminary and Final Plat to Create a Single
Lot for an Existing Financial Institution in the Central Community District (CCD)
Applicant: CorTrust Bank (Mark Nettesheim)
B. Public Hearing - Consideration of an Amendment to Conditional Use Permit for
Cross Parking and Access for a Building Expansion in the B-4 (Regional
Business) District
Applicant: ISG (Andrea Rand)
C. Public Hearing - Consideration of a Conditional Use Permit for Vehicle Sales,
Rental, and Repair for Recreational Vehicles and Variance for Additional Signage
Allowance in the B-3 (Highway Business) District
Applicant: RJ Ryan Construction
D. Public Hearing - Consideration of a Preliminary and Final Plat for Spaeth Second
Addition and an Amendment to Planned Unit Development for the Spaeth
Industrial Planned Unit Development
Applicant: Ken Spaeth, Spaeth Development
3. Regular Agenda
A. Consideration of the Community Development Director’s Report
4. Added Items
5. Adjournment

2A.

Public Hearing – Consideration for Preliminary and Final Plat to Create a Single Lot for
an Existing Financial Institution in the Central Community District (CCD). Applicant:
CorTrust Bank (Mark Nettesheim)

Prepared by: Northwest Associated
Consultants (NAC)

Meeting Date:
3/2/21

Council Date (pending
Commission action):
3/22/21

Additional Analysis by: Community Development Director, Chief Building and Zoning
Official, Community & Economic Development Coordinator, Project Engineer

ALTERNATIVE ACTIONS
1. Adopt Resolution PC-2021-007 recommending approval of Preliminary Plat application for
CorTrust Bank Monticello, based on conditions and findings in said Resolution.
2. Deny adoption of Resolution PC-2021-007 recommending approval of Preliminary Plat
application for CorTrust Bank Monticello, based on findings to be made by the Planning
Commission following the public hearing.
3. Table action on Resolution PC-2021-007 recommending approval of Preliminary Plat
application for CorTrust Bank Monticello, subject to additional information from the
applicant and/or staff.
REFERENCE AND BACKGROUND
Property:

Legal Descriptions:
Original Plat Monticello Lots7,8,9, 10, Block-16
PID: 155010016100, 155010016090, 155010016080,
155010016070
Riggs Addition Lower Monticello Lots 7 & 8 Block 16
PID: 155019016080 & 155019016070

Planning Case Number:

2021-004

Request(s):

Preliminary and Final Plat

Deadline for Decision:

April 2nd, 2021 (60-day deadline)
1

June 1, 2021 (120-day deadline)
Land Use Designation:

DMU Downtown Mixed-Use

Zoning Designation:

CCD Central Community District (Pine Street Subdistrict)
The purpose of the “CCD”, Central Community District, is to
provide for a wide variety of land uses, transportation options,
and public activities in the downtown Monticello area, and
particularly to implement the goals, objectives, and specific
directives of the Comprehensive Plan, and in particular, the 2017
City of Monticello Downtown Small Area Plan and its design and
performance standards.
The Zoning Map below shows the zoning for the parcels.

Overlays/Environmental
Regulations Applicable:

NA

Current Site Uses:

West Parcel: CorTrust Bank
East Parcel: Vacant former residential unit

Surrounding Land Uses:

North:
East:
South:
West:

Project Description:

CorTrust Bank has requested to combine six parcels, including the
bank site and five parcels adjoining the bank to the east, into one

CCD Commercial (TDS Telecom)
CCD Residential
CCD Commercial (DJ’S Companies)
Commercial (Pine Street/Wells Fargo Bank)
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platted lot. There are four parcels that make up the bulk of the
bank property fronting on 4th Street East (the “Original Plat”
parcels noted above. Two additional remnant triangular parcels
(from the “Riggs Addition” in the southeast corner of the site are
also included.
The bank has removed a previously existing residential unit and
has future plans to create additional parking and a landscaped
green space with an outdoor sitting area for employees,
customers, and the community. All parcels are guided for
downtown mixed-use by the City’s Comprehensive Plan and are
zoned “CCD,” Central Community District. The proposed
application would combine all six parcels into a single parcel
through a preliminary and final plat. The proposed parcel will be
zoned CCD.
The applicant is seeking both Preliminary and Final Plat as a
combined application. The Planning Commission reviews the
Preliminary Plat, however, Final Plat goes directly to City Council.
As such, comments for both are included in this report.
ANALYSIS:
Preliminary Plat
Lots: The preliminary plat involves the combination of six parcels into a 1.01-acre parcel.
There is no minimum lot area and width in the “CCD” zoning district; thus, the proposal
meets the zoning ordinance requirements.
Streets: No new streets are proposed as part of the proposal and meet the
requirements of the zoning ordinance.
Easements: The preliminary plat shows an existing easement for road purposes on the
western portion of the property. The plans shall be revised to show the required 6 and
12-foot wide drainage and utility easement along the plat perimeter per City Engineer
recommendation.
Erosion Control and Drainage: The applicant has submitted a preliminary plat with
existing grading shown. No new site grading, erosion control, or stormwater drainage is
proposed with this project. Plans are subject to review and approval by the City
Engineer.
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Utilities: The applicant has submitted a preliminary plat with existing utilities shown. No
new utilities are proposed at this time. Plans are subject to the review and approval by
City Engineer.
Park Dedication: No park dedication is required from commercial property plats.
Additional Review: The preliminary and final plats are subject to review and comment
by the Minnesota Department of Transportation due to Highway 25 adjacency and
Wright County in its plat and recording role. At this time, MnDOT has indicated that as
there are no proposed access changes and the site is developed, they will not provide
review comments.
The City Attorney has also reviewed the title commitment for the plat and finds the
information in order for the proposed combination plat. No development agreement is
recommended at this time as the site is substantially development.
The applicant mentions an expansion of parking as a reason for the proposed
preliminary and final plat combination. The parking lot design will be subject to review
and compliance with the zoning ordinance at such time as proposed. At this time, no
additional zoning permits are required, as the proposed plat does not impact the
existing site improvements or circulation. It is expected that the driveway curb-cut
accessing the former single family home will be removed, and the site plan will continue
to rely on two existing curb cuts from 4th Street on the north (including the exit lane for
the existing drive-through), and the right-in access from Pine Street (TH 25) on the west.
The City Council acts on the decision of final plat, verifying consistency with the
approved preliminary plat.
STAFF RECOMMENDED ACTION
City staff recommends adoption of Resolution PC-2021-007 for approval of the Preliminary Plat
subject to revisions delineating required perimeter drainage and utility easements and other
comments and conditions recommended by the City Engineer, MnDOT, and Wright County, all
as noted in the attached Exhibit Z.
SUPPORTING DATA
A.
B.
C.
D.
E.
Z.

Resolution PC-2021-007, Preliminary and Final Plat
Aerial Site Image
Applicant Narrative
Preliminary Plat
Final Plat
Conditions of Approval
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EXHIBIT Z
Conditions for Approval
Preliminary Plat for CorTrust Bank Monticello
1.

The final plat must show required drainage and utility easements around the perimeter
of the parcel. Add 12-foot perimeter drainage and utility easement around plat. The
easement can be reduced along Pine Street (TH 25) and 4th Street to the distance
between the property line and building if less than 12’.

2.

Confirm document for a 10’ road easement along Pine Street (TH 25) or 10’ of additional
ROW.

3.

Coordination with the City with regard to future site plan changes to parking and site
conditions. Future parking lot expansion will require review by the Engineering and
Planning department and additional land use review.

4.

Other comments and recommendations of City Staff and City Council.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-007
RECOMMENDING APPROVAL OF A PRELIMINARY PLAT
FOR CORTRUST BANK MONTICELLO
WHEREAS, the applicant seeks to develop property consisting of six individual existing
parcels in the Original Plat and Riggs Addition; and
WHEREAS, the applicant has submitted a request to plat said property into a single
combined parcel, retaining development as a commercial property; and
WHEREAS, the site is guided “Downtown Mixed Use” in the City’s Comprehensive Plan; and
WHEREAS, the proposed Plat is consistent with the long-term use and development of the
property for commercial use; and
WHEREAS, the Planning Commission held a public hearing on March 2, 2021 on the
application and the applicant and members of the public were provided the opportunity to
present information to the Planning Commission; and
WHEREAS, the Planning Commission has considered all the comments and the staff report,
which are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission makes the following Findings of Fact in relation to the
recommendation of approval:
1.
2.
3.
4..

The Plat provides an appropriate means of furthering the intent of the
Comprehensive Plan for the site by continuing the development plans for
commercial use.
The proposed improvements on the site under the Preliminary Plat are
consistent with the needs of the development in this location as a downtown
mixed use area.
The improvements will have expected impacts on public services, including
sewer, water, stormwater treatment, and traffic which have been planned to
serve the property for the development as proposed.
The Plat is consistent with the intent of the City’s economic development
objectives, as well as with the intent of the Central Community District
zoning regulations.

NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello,
Minnesota, that the Planning Commission hereby recommends that the Monticello City

1

CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-007
Council approve the Preliminary Plat for CorTrust Bank Monticello, subject to the conditions
listed in Exhibit Z of the staff report as follows:
1.

The final plat must show required drainage and utility easements around the
perimeter of the parcel. Add 12-foot perimeter drainage and utility easement
around plat. The easement can be reduced along Pine Street (TH 25) and 4th Street
to the distance between the property line and building if less than 12’.

2.

Confirm document for a 10’ road easement along Pine Street (TH 25) or 10’ of
additional ROW.

3.

Coordination with the City with regard to future site plan changes to parking and site
conditions. Future parking lot expansion will require review by the Engineering and
Planning department and additional land use review.

4.

Other comments and recommendations of City Staff and City Council.

ADOPTED this 2nd day of March, 2021, by the Planning Commission of the City of Monticello,
Minnesota.
MONTICELLO PLANNING COMMISSION

By: _____________________________________
Paul Konsor, Chair
ATTEST:
____________________________________________
Angela Schumann, Community Development Director
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CorTrust Bank | Request for Preliminary and Final Plat
106 4th Street East, 112 4th Street East, & 118 4th Street East | See City Hall for Legals and PIDs

182 ft

Created by: City of Monticello

From:
To:
Subject:
Date:
Attachments:

Mark F. Nettesheim
Jacob Thunander
RE: 112 4th St E
Friday, February 5, 2021 9:53:24 AM
image001.png

Jacob,
Please find a brief description of what we are looking to accomplish below. Let me know if you feel
more information is needed.
To Whom it May Concern,
CorTrust Bank is proposing a plan to combine 6 parcels obtained through the acquisition of First
Minnesota Bank in August of 2019. (155010016100, 155010016090, 155010016080, 155010016070,
155019016070, and 155019016080.) These parcels were a combination of commercial and
residential uses. The use of the commercial parcels were to operate our Monticello CorTrust Bank
Branch and the Residential was a 1-4 family residence that was rented out. The residential property
has been removed in late 2020 to clear the way for 6 to 9 additional parking spaces to further
service the bank office.
The majority of the residential parcel will be landscaped and remain a well maintained green space.
Our intent is to have an outdoor sitting area for our employees, customers, and community to sit
and/or collaborate. Access points will not be changed or adjusted to the property. The only edit
would be the elimination of the Residential Driveway that served the 1-4 property.

Thank you,

Mark Nettesheim

SVP Retail Banking Manager
1300 Babcock Blvd E
Delano, MN 55328
D: 763-972-4237
C: 952-992-9840
Ext. 59337
NMLS- 517333
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260
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SITE
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Public Hearing – Consideration of an Amendment to Conditional Use Permit for Cross
Parking and Access for a Building Expansion in the B-4 (Regional Business) District.
Applicant: ISG (Andrea Rand)

Prepared by: Northwest Associated
Consultants (NAC)

Meeting Date:
3/2/21

Council Date (pending
Commission action):
3/22/21

Additional Analysis by: Community Development Director, Chief Building and Zoning
Official, Community & Economic Development Coordinator, Project Engineer

ALTERNATIVE ACTIONS
1. Adopt Resolution PC-2021-008 recommending approval of an amendment to a conditional
use permit for cross parking and access for an expansion of the ALDI grocery store, based on
conditions and findings in said resolution.
2. Deny adoption of Resolution PC-2021-008 recommending approval of an amendment to a
conditional use permit for cross parking and access for an expansion of the ALDI grocery
store, based on findings to be made by the Planning Commission following the public
hearing.
3. Table action on Resolution No. PC-2021-008, subject to additional information from
applicant and/or staff.
REFERENCE AND BACKGROUND
Property:

Legal Descriptions:
Monticello Business Center 7th Addition Lot 1, Block 1
PID: 155227001010

Planning Case Number:

2021-003

Request(s):

Amendment to Conditional Use Permit for the reduction of
parking spaces and to construct a building addition.

Deadline for Decision:

March 29, 2021 (60-day deadline)
May 28, 2021 (120-day deadline)
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Land Use Designation:

Commercial-Residential Flex

Zoning Designation:

B-4, Regional Business District
The purpose of the “B-4” regional business district is to provide
for the establishment of commercial and service activities which
draw from and serve customers from the entire community or
region.
The Zoning Map below shows the subject parcel zoning district.

Overlays/Environmental
Regulations Applicable:

NA

Current Site Uses:

ALDI Grocery Store

Surrounding Land Uses:

North:
East:
South:
West:

Project Description:

The applicant proposes to expand the current 17,018 square foot
building with a 2,346 square foot addition to the south façade of
the existing Aldi grocery store. The expansion would result in the
removal of 7 parking spaces requiring an amendment to the CUP.

Background:

The development was approved in 2013 and required a CUP to
allow for shared cross access and parking from School Boulevard
which falls within Outlot A (to the east of the Aldi lot). Outlot A is

Agriculture (B-4 Zoned)
Agriculture (B-4 Zoned)
Commercial (B-4 Zoned, Dollar Tree & Walmart)
Commercial (B-3 Zoned, Kwik Trip)
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owned by a separate party. The CUP was approved at that time
and allow for the shared parking/access and maintenance
agreement between ALDI and the owners of Outlot A. The
applicant is proposing an addition to the building and reduction of
parking spaces. ALDI is considered a retail use, which is permitted
in the B-4.
ANALYSIS:
The amendment of the Conditional Use Permit is to allow for the reduction of parking spaces
and to construct a building addition.
Cross Parking. Section 4.8(G)(2)(a) Access and Curbing for Commercial Uses states that
adjoining business properties may allow cross parking and/or access if authorized by a
Conditional Use Permit per the requirements of Section 2.4(D) (reviewed below) and subject to
the following conditions:
1. The required island and landscaping requirements in Section 4.1 are met.
Staff Response: All island and landscaping requirements are met by the proposed parking
area design. No changes are proposed as a part of this amendment.
2. The vehicular use area meets the required setback at the perimeter of the parcels in
question.
Staff Response: Vehicular use area setback requirements are met, including maintaining a
minimum 6-foot setback from property lines. No changes are proposed as a part of this
amendment.
3. The curb cut access locations to the parking lot(s) are approved by the City.
Staff Response: The curb cut access locations meet setback requirements from nearby
intersections and other access points. Access design (width, etc.) appear to meet the
requirements of the Zoning Ordinance. No changes are proposed as a part of this
amendment.
4. A shared parking/access and maintenance agreement is provided by the parking owners
and recorded against all subject properties.
Staff Response: A shared parking/access and maintenance agreement between ALDI
(owners of proposed Lot 1) and Ocello, LLC (owners of proposed Outlot A) was provided to
the City and recorded against the subject properties.
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Parking: The CUP was required for shared access from Cedar Street and School Boulevard and
shared parking area off School Boulevard. The shared parking areas provide parking for both
the ALDI lot and a future lot to the east of the ALDI lot. Based on the finished floor area of the
grocery store, the ALDI site is required to have 79 parking spaces. The applicant's proposal
(even with the reduction of seven existing parking spaces) will have 88 parking spaces, including
those 16 shared spaces on Outlot A. There are a total of 73 remaining stalls on the ALDI site. As
such, under the CUP for shared parking, it meets the requirements for parking spaces.
As a companion note, the applicant proposes to sign 4 existing parking spaces along the south
boundary of the site for curbside pick-up customers. The City’s ordinance does not distinguish
between undesignated parking and “customer pick-up” spaces by total supply or other factor.
There is some industry expectation that over time, delivery services and/or curbside pick-up of
pre-ordered goods may reduce overall parking demand. However, as this is a phenomenon
that has increased in popularity during Covid-19 restrictions, there is no consensus as to how
the delivery/pick-up trends will extend over time. As such, the City’s current parking
requirements should be retained and monitored over the next few years for any lasting change.
With the four spaces designated for pick-up, there remain 84 undesignated spaces available to
the ALDI facility, 69 of which are on-site, and 15 of which are shared.
Landscaping: The applicants are not proposing any changes to the existing landscaping at this
time.
Lighting: The applicant is proposing new exterior lighting on the outside of the building
addition. It appears that the lights are not expected to exceed existing conditions, however no
photometric plan has been provided. The applicant should provide a photometric plan for
verification as a part of building permit review.
Signage: No new signage is shown as a part of the project. The existing sign on the building’s
upper parapet will not be affected by the addition. The applicant has indicated to staff that
they may reface the existing pylon sign. Any proposed signage should meet the requirements of
the City’s Sign regulation in Zoning Ordinance Section 4.5.
Grading Drainage, and Utilities: The structure is expanding upon hard surfacing on the site
and as such does not appear to increase the hard surfacing on the site. The City Engineer will
comment separately on grading, drainage, and utility impacts of the project.
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Conditional Use Permit Requirements. In terms of overall compliance with conditional use
permit standards, Section 2.4-(D)-(4)-(a) lists the requirements for such permits. These
requirements must be met when considering a conditional use permit.
(i) The conditional use will not substantially diminish or impair values within the immediate
vicinity of the subject property.
Staff Response: The proposed expansion is anticipated to positively impact property values
in the surrounding area by expanding the commercial property, providing more amenities to
the community, and adding more to the local tax base.
(ii) The conditional use will not be detrimental to the health, safety, morals, or welfare of
persons residing or working near the use.
Staff Response: The proposed amendment will not change the use of the property which as a
grocery store is an allowed use in the B-4 District. The expansion and alteration to parking
supply meets planned land use objectives and meets all Zoning Ordinance requirements for
safe and functional development and is not otherwise anticipated to negatively impact the
health of the community.
(iii) The conditional use will not impede the normal and orderly development of surrounding
property for permitted uses predominant in the area.
Staff Response: The purpose of the CUP was to allow for shared access and parking area off
School Boulevard. The applicant's proposal to reduce parking does not impede the normal
and orderly development of surrounding properties. The future potential commercial lot to
the east of the ALDI lot can still share access and parking.
(iv) The conditional use will not pose an undue burden on public utilities or roads, and
adequate sanitary facilities are provided;
Staff Response: No burden is expected from this amendment to conditional use permit. The
adjoining roadways are collector-status commercial streets.
(v) The conditional use can provide adequate parking and loading spaces, and all storage on
the site can be done in conformance with City code requirements;
Staff Response: The applicant is proposing the reduction of parking spaces on the site. As
mentioned above the applicant is required to have 79 parking spaces and is providing for 88
spaces. As such the applicant is providing adequate parking for the site.
(vi) The conditional use will not result in any nuisance including but not limited to odor, noise,
or sight pollution;
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Staff Response: The conditional use will not result in any nuisance including but not limited
to odor, noise, or sight pollution.
(vii) The conditional use will not unnecessarily impact natural features such as woodlands,
wetlands, and shorelines; and all erosion will be properly controlled;
Staff Response: The expansion will not increase the hard surface on the site since it is being
constructed over an existing hard surface. As a result, the building expansion and reduction
of parking spaces is not expected to impact natural features in the area.
(viii) The conditional use will adhere to any applicable additional criteria outlined in Chapter 5
for the proposed use.
Staff Response: The proposed shared access and parking area is not on the same lot as the
principal structure, which is why a conditional use permit is being sought. The use is
otherwise anticipated to address criteria outlined in Chapter 5.
STAFF RECOMMENDED ACTION
City staff recommends approval of the Amendment to Conditional Use Permit, Alternative
Action 1, subject to conditions in Exhibit Z. The conditional use permit is consistent with the
existing agreement and existing site use and is unlikely to raise any issues with the land uses in
the area.
SUPPORTING DATA
A.
B.
C.
D.
E.
F.
G.
H.
I.
J.
Z.

Resolution PC-2021-008, Conditional Use Permit
Aerial Site Image
Applicant Narrative
Exterior Elevations
Erosion Control Plan
Existing Site Removal Plans
Site Plans
Site Utility Plans
Grading Plans
Legal Agreement
Conditions of Approval
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EXHIBIT Z
Conditions for Approval
CUP Amendment for ALDI Grocery Store
PID: 155227001010
1.

The applicant updates the legal instrument executed by the parties reflecting the
changes in off-street parking facilities, duly approved as to form and manner of
execution by the City Attorney, to be filed with the City Administrator and recoded with
the County Recorder of Wright County.

2.

The applicant submits a revised photometric plan as a part of building permit
application, verifying compliance with lighting standards.

3.

The proposed construction does not appear to be increasing the impervious surface, if
the amount of impervious surface changes further review of the existing infiltration
basins would be necessary.

4.

Add note to plans that contractor shall contact Public Works when reconfiguring water
service.

5.

Other comments and recommendations of City Staff and City Council.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC 2021-008

A RESOLUTION RECOMMENDING APPROVAL OF AN AMENDMENT TO CONDITIONAL USE
PERMIT TO ALLOW CROSS ACCESS AND SHARED PARKING REDUCTION FOR A BUILDING
EXPANSION
WHEREAS, ALDI has requested an amendment to Conditional Use Permit to allow cross access
parking between the ALDI parcel located at Lot 1, Block 1 of the Monticello Business Center 7th
Addition, and Outlot A of the Monticello Center Business Center 7th Addition; and
WHEREAS, the proposed building project expands square footage of the retail floor area of the
building; and
WHEREAS, the site has adequate existing parking, including shared parking areas on adjacent
land, to accommodate both existing and anticipated parking demand; and
WHEREAS, the Planning Commission has reviewed the application for Conditional Use Permit
pursuant to the regulations of the Monticello Zoning Ordinance; and
WHEREAS, the Planning Commission held a public hearing on March 2, 2021 on the application
and the applicant and members of the public were provided the opportunity to present
information to the Planning Commission; and
WHEREAS, the Planning Commission has considered all the comments and the staff report,
which are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission makes the following Findings of Fact in relation to the
recommendation of approval:
1. The proposed uses are consistent with the intent and purpose of the B-4, Regional
Business District.
2. The proposed uses are consistent with the existing and future land uses in the area in
which they are located.
3. The impacts of the improvements are those anticipated by the existing and future land
uses and are addressed through standard review and ordinances as adopted.
4. The proposed building addition meet the intent and requirements of the applicable
zoning regulations, pursuant to the conditions attached to the Conditional Use Permit.

CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC 2021-008

5. The proposed cross access and shared parking area is not anticipated to negatively
impact surrounding commercial properties, and instead may encourage future
commercial development in Outlot A to the east of the ALDI site.
6. Approval of the CUP for cross access and shared parking will not result in the need for
additional road or utility infrastructure and should not otherwise negatively impact the
health or safety of the community.
7. Parking is found to be adequate based on the available off-street parking on the
property.
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello,
Minnesota, that the Planning Commission hereby recommends to the City Council that the
proposed Conditional Use Permit be approved, subject to the conditions of Exhibit Z of the staff
report, as follows:
1.

The applicant updates the legal instrument executed by the parties reflecting the
changes in off-street parking facilities, duly approved as to form and manner of
execution by the City Attorney, to be filed with the City Administrator and recoded with
the County Recorder of Wright County.

2.

The applicant submits a revised photometric plan as a part of building permit
application, verifying compliance with lighting standards.

3.

The proposed construction does not appear to be increasing the impervious surface, if
the amount of impervious surface changes further review of the existing infiltration
basins would be necessary.

4.

Add note to plans that contractor shall contact Public Works when reconfiguring water
service.

5.

Other comments and recommendations of City Staff and City Council.

ADOPTED this 2nd day of March 2021 by the Planning Commission of the City of Monticello,
Minnesota.

CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC 2021-008

MONTICELLO PLANNING COMMISSION

By: ________________________________________
Paul Konsor, Chair

ATTEST:
____________________________________________
Angela Schumann, Community Development Director

ISG | Request for Amendment to Conditional Use Permit
9400 Cedar Street | Legal: Lot 1, Block 1, Monticello Business Center 7th | PID: 155-227-001010

182 ft

Created by: City of Monticello

JANUARY 28, 2021
Jacob Thunander
Community and Economic Development Coordinator
City of Monticello
505 Walnut Street, Ste 1
Monticello, MN 55362
763-271-3206
Jacob.Thunander@ci.monticello.mn.us

RE:

APPLICATION TO AMEND THE EXSITING CONDITIONAL USE PERMIT
ALDI EXPANSION @ 9400 CEDAR STREET

Dear Jacob,
Thank you for reviewing the Conditional Use Permit application and supporting documents for the proposed addition to the
existing ALDI at 9400 Cedar Street. We understand that an amendment to the Conditional Use Permit for the existing building
is needed for the proposed addition. The following narrative describes the proposal and addresses the Conditional Use Permit
(CUP) review criteria for the proposed addition.

SITE DESIGN
The existing ALDI grocery store was approved with a Conditional Use Permit and consists of a 17,018 square foot building. ALDI
would like to expand and remodel this store to offer a larger product line to customers. This application is for a 2,346 square
foot building addition to the south façade of the existing ALDI grocery store. As illustrated in the included plans, the expansion
would result in the removal of 8 parking spaces, but would the site would still conform to the parking requirements, basing
calculations off the size of the new overall building size. There would be no other changes to the remaining parking lot design or
access.
The proposed additional complies with all the B-4 zone district standards, including building height, setbacks and open space
requirements. With this minor building addition, there is very little change to the overall site. The appropriate engineering
documents are included for review to ensure the grading, erosion control and stormwater requirements are upheld.
Also included for review are the building elevations showing that the proposed addition would be architecturally integrated with
the existing building, using the same materials and color palette as the existing building for an overall cohesive design.

CUP REVIEW CRITERIA
Each item below is the City’s CUP Review Criteria and our response to each item:
(i)The conditional use will not substantially diminish or impair property values within the immediate vicinity of the subject
property;


The addition should have no impact to property values in the vicinity.

(ii)The conditional use will not be detrimental to the health, safety, morals, or welfare of persons residing or working near the
use;


The addition involves very minor changes to an existing commercial site. There should be no negative impacts to the
surrounding community.

115 East Hickory Street + Suite 300 + Mankato, MN 56001
507.387.6651 + ISGInc.com
Architecture + Engineering + Environmental + Planning

(iii)The conditional use will not impede the normal and orderly development of surrounding property for permitted uses
predominant in the area;


The proposed additional does not impact or impede any development of surrounding properties.

(iv)The conditional use will not pose an undue burden on public utilities or roads, and adequate sanitary facilities are provided;


There is adequate utility services available to support the small addition and there will be no burden to the existing
public utilities.

(v)The conditional use can provide adequate parking and loading spaces, and all storage on the site can be done in
conformance with City code requirements;


Even with the small addition, the site complies with the parking, loading and storage requirements.

(vi)The conditional use will not result in any nuisance including but not limited to odor, noise, or sight pollution;


There will be no nuisance to odor, noise or sight pollution.

(vii)The conditional use will not unnecessarily impact natural features such as woodlands, wetlands, and shorelines; and all
erosion will be properly controlled;


No natural features will be impacted and the required site grading, erosion and stormwater requirements will be met.

(viii)The conditional use will adhere to any applicable additional criteria outlined in Chapter 5 for the proposed use.
Thank you again for reviewing the attached information. Please contact me at 952-426-0699 with any questions or if there is
any additional information we can provide in support of this project.
Sincerely,

Andrea Rand
Andrea Rand, AICP
Project Coordinator
Andrea.Rand@ISGInc.com
Attachments:

Plans
Exterior Elevations

Page 2 of 2
952.426.0699 + ISGInc.com

EXTERIOR FINISH SCHEDULE
MATERIAL / MFG.

A1

PREFINISHED METAL COPING

A2

MODULAR BRICK

A3

MODULAR BRICK

COLOR / NO.

NOTES

A1 - SLATE GRAY TO MATCH EXISTING
A1a - SILVER METALLIC
A2 - EXISTING FIELD BRICK
A2a - NEW BRICK TO MATCH EXISTING FIELD
COLOR
A3 - EXISTING ACCENT BRICK
A3a - NEW BRICK TO MATCH EXISTING ACCENT
COLOR

QUANTITY

SQ. FT. PER SIGN

TOTALS

TOWER SIGN

2

74.9

149.8

SEE SPECIFICATIONS APPENDIX 'B'

TOTAL SIGNAGE
149.8
SIGNAGE IS SHOWN FOR REFERENCE ONLY AND SHALL BE UNDER SEPARATE
PERMIT SUBMITTAL

FIELD AND TRANSOM WINDOW SILLS

A
B
C
D
E

A2

STOREFRONT

ANODIZED ALUM.

RE: DWG. A602

A5

MEMBRANE ROOFING

GRAY

AT BACK OF ALDI LOGO SIGN TOWER, FOOD MARKET SIGN
TOWER AND CANOPY ROOF - SEE SPECIFICATIONS APPENDIX 'B'

A6

METAL SOFFIT PANELS

SOLID PANELS - SEE SPEC; SILVER METALLIC

RE: DWG. A301-A304

A5

A1

A3

A5

A1

A2

A3 A3a

E3

A9 A1a

REMOVE EXIST LOUVER AND

A2 INFILL OPENING TO MATCH

A3

A2

A3

A2

A3

EXIST CONDITIONS

A7

EXTERIOR PAINT

PT-19 / CL-5

RE: DWG. A603

A8

BLRD-2

PT-19 / CL-4

RE: DWG A603

A9

ALUMINUM COMPOSITE
PANEL

A9 - BRIGHT SILVER

PROVIDE PANEL JOINTS AS SHOWN - PROVIDE ONE PIECE TIGHT
FIT EXTRUDED MOLDING INSTALLATION SYSTEM WITH CENTER
REVEAL TRIM BETWEEN PANELS AND J TRIM AT PANEL EDGES.

16'-9 3/4" A.F.F.
T.O. WALL STUD

E2

Date:

Issued for Permit

01/29/21

Revisions:

PILASTERS

A4

Date:

1
2
3
4
5
6
7
8
9
I hereby certify that this plan,
specification, or report was
prepared by me or under my
direct supervision and that I am a
duly Licensed Architect under the
laws of the State of Minnesota.
Print Name
Amanda Speranza-Kelly, AIA
Signature:

A3a

A9a

FIBER CEMENT WALL PANELS

VINTAGEWOOD "CEDAR" PANELS

PROVIDE PANEL JOINTS AS SHOWN

A10

SPLIT-FACE CMU

SEE SPEC

WATER TABLE FIELD - TO MATCH EXIST

A11

BLRD-4

CG-8106 BK CHROMA HSE PE

RE: DWG A603

A12

BLRD-3

GALVANIZED

RE: DWG A603

A13

CONTROL JOINT

D

A11
3'-6 3/4" A.F.F.
T.O. W.T.
0'-0"
FIN. FLOOR

GRADE LINE - SEE CIVIL DWGS.

A3

MAX 30' OC RE: DWG. A504

CONDUIT

A15

ALDI TOWER SIGN

A16

CRTB

NATURAL

RE: DWG A603 - SEE STRUCTURAL DWGS

A17

CAST STONE SILL

SEE SPEC

WATER TABLE TRIM - TO MATCH EXIST

A18

NOT USED

A19

KNOX BOX

FACTORY FINISH

CONFIRM TYPE AND LOCATION WITH LOCAL FIRE MARSHAL

A20

AUTO DOOR & TRANSOM

ANODIZED ALUMINUM

RE. DWG A601 & A602

E1

EXIT DISCHARGE LIGHT

FACTORY FINISH

PROVIDE NEW AT ADDITION - MOUNT @ 8'-0" A.F.F.
REPLACE EXISTING w/ NEW AT REMAINDER OF BUILDING

E2

WALL SCONCE

FACTORY FINISH

MOUNT @ 7'-6" A.F.F.

EQ
8'-0 1/16"

EXIST UTILITY METERING & C.T.

E5

EXTERIOR WALL PACK

E6

EXTERIOR DUPLEX
RECEPTACLE
JUNCTION BOX WITH COVER
FOR FUTURE CARD READER

A15

SIGN
OPNG.

24'-6" A.F.F.
T.O. TOWER OUTRIGGER STUD

E3 A3a A1
4'-3 1/4"

9'-6"
SIGN OPNG.

EQ
EQ

16'-9 1/2" A.F.F.
T.O. WALL STUD

A9 A1a A4

FACTORY FINISH

PROVIDE NEW AT ADDITION - MOUNT @ 12'-0" A.F.F.
REPLACE EXISTING w/ NEW AT REMAINDER OF BUILDING

FACTORY FINISH

MOUNT @ 1'-6" A.F.F. IN 4" SQUARE J-BOX

11'-0" A.F.F.
T.O. CANOPY
A6
STEEL

F2

MOTOR GONG

FACTORY FINISH

SEE FIRE PROTECTION DWGS

P1

HOSE BIB

FACTORY FINISH

SEE FIRE PROTECTION DRAWINGS

P2

EXIST GAS METER

XX

STOREFRONT KEY

ANODIZED ALUMINUM

PROJECT LEAD

DATE

PROJECT DESIGNER

DATE

EQ

E3 TYP. A13
Copyright C 2021

4'-3 1/4"

E5

E3

A1

TYP. A13

E3

615 Fishers Run
Victor, NY 14564

E3

585.742.2222
585.924.4914.fax
www.apd.com

Drawing Alteration
It is a violation of law for any person, unless acting under the
direction of licensed Architect, Professional Engineer, Landscape
Architect, or Land Surveyor to alter any item on this document in any
way. Any licensee who alters this document is required by law to affix
his or her seal and to add the notation "Altered By" followed by his or
her signature and the specific description of the alteration or revision.

A @ BUILDING WALL

B @ BUILDING WALL

A2 @ CART WALL

B2 @ CART WALL

DO NOT SCALE PLANS

3'-6 3/4" A.F.F.
T.O. W.T.
0'-0"
FIN. FLOOR

EXIST FIRE DEPT. CONNECTION

EQ

A1

D

A3a

MOUNT CENTERED @ 42" A.F.F. - RE. SEE ELEC DWGS

F1

A14 A1a A9a A14

E1

12'-0" A.F.F.
B.O. PANEL

MOUNT HEIGHT SEE DIMENSION

DATE

APD Engineering & Architecture, PLLC

20'-6" A.F.F.
T.O. TOWER OUTRIGGER STUD

FACTORY FINISH

Seal

PROJECT ARCHITECT/ENGINEER

EQ

Copying, Printing, Software and other processes required to produce
these prints can stretch or shrink the actual paper or layout.
Therefore, scaling of this drawing may be inaccurate. Contact APD
E&A with any need for additional dimensions or clarifications.

10'-6"
TYP

E4

SCALE: 1/8" = 1'-0"

18'-0"
TYP

CYLINDER WALL SCONCE

Seal

North Elevation

4

E3 A3a A9

E3

Date: 02/05/2021 License# 55367

A4 A10 A17 A16

INSTALL 4x4 JUNCTION BOX FLUSH w/
PLYWOOD FACE. INSTALL FIBER CEMENT PANELS CONTRACTOR TO COORDINATE FINAL LOCATION WITH ALDI
OVER JUNCTION BOX AND MARK LOCATION
REP PRIOR TO INSTALLATION
w/ PAINTED FINISH SCREW
7'-11 1/8" w. x 9'-5 1/2" h. SEE DETAIL D1/A504; VERIFY SIGN SIZE
BY SIGN VENDOR
PRIOR TO FRAMING OPENING

A14

E7

DESCRIPTION

1'-10 1/2"

KEY

Issued:

SIGNAGE

GRADE LINE - SEE CIVIL DWGS.

E2 A11 A16 A10 A12 A17 A11 E2 A10 A17

A16 A4

3

SHADED WINDOWS ARE SPANDREL - RE: DWG A602

E2 A3a A11 A16 A17 A10 A4

A11 A3a E2 A2a A10 A17 E6

A7

E7 A3a P1

A2a A10 A17

A3a

A2a A10 A17

A3a

South Elevation
SCALE: 1/8" = 1'-0"

EXISTING FACADE
TO REMAIN

NEW FACADE CONSTRUCTION
EQ

615 Fishers Run Victor, NY 14564

EQ

585.742.2222 - www.apd.com

8'-0 1/16"

A1 A9a A14
4'-3 1/4"

A1a

A14

A2

E5

E1

E3

A3

E5

E1

A2

E3

A3

A2

E3

A3

A2

E3

A3

A2

E3

A3

A2

A1 A2a

EQ

1'-10 1/2"

A3

SIGN
OPNG.

A1

A3a E3
24'-6" A.F.F.
T.O. TOWER OUTRIGGER STUD

4'-3 1/4"

EQ

EQ

EQ

A3a E3 A9 A15

9'-6"
SIGN OPNG.

A13 A3a E3

20'-6" A.F.F.
T.O. TOWER OUTRIGGER STUD

A4 A9 A1a

16'-9 1/2" A.F.F.
T.O. WALL STUD

18'-0"
TYP

12'-0" A.F.F.
B.O. PANELS
11'-0" A.F.F.
T.O. CANOPY STEEL

C @ BUILDING WALL

7'-6"
TYP

10'-6"
TYP

D

E2

B2 @ CART WALL

A3a

GRADE LINE - SEE CIVIL DWGS.

A7

F1

A7

2

NEW FACADE CONSTRUCTION

West Elevation

A3a A11 E2 A16 A9 A4 A17

A10 A17

A10

3'-6 3/4" A.F.F.
T.O. W.T.

Inc.

0'-0"
FIN. FLOOR

4201 Bagley Avenue North
Faribault, MN 55021

A6 A20 A19 A16 A11 A17 A12 A10 A16 A17 A11

A3a A11 E2

(507) 333-9460
(507) 333-9475 fax

ALDI Inc. Store #: 27
Monticello, MN

SCALE: 1/8" = 1'-0"

EXISTING FACADE TO REMAIN

9400 Cedar St.
E3 A1a A3a A2a

A5

A1

A3

A13

A2

A5

A3

Monticello, MN 55362

A1

Wright County
Project Name & Location:
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A3

A2

A3

A2

16'-9 3/4" A.F.F.
T.O. WALL STUD

A1a

A4 A9

A3

A2

A3

A2

A3

A2

A3

Exterior
Elevations
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3'-6 3/4" A.F.F.
T.O. W.T.

Type: Expansion

0'-0"
FIN. FLOOR

GRADE LINE - SEE CIVIL DWGS.

A16 A3a A17 A10 A8

A17

A10
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E4

E1

A7

1

East Elevation
SCALE: 1/8" = 1'-0"

Drawn By:
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Scale: As Noted
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PROJECT
ADDRESS / LOCATION:

LEGEND
EXISTING

S14/T121N/R25W
9500 CEDAR ST
MONTICELLO, MN 55362
W

WET
X

I-94

ZONING:

B4, SHOPPING CENTER (REGIONAL BUSINESS DISTRICT)

SITE/LOT AREA:

87,187 SQ. FT / 2.00 AC.

IMPERVIOUS AREA:

64,375 SQ. FT / 1.48 AC.

GREENSPACE
PROVIDED:

17,018 SQ. FT / 0.513 AC.

X

X

X

>
>>
>>

SITE SUMMARY

<II
I
G
OE
UE
UT
UTV
OHL

PARKING REQUIREMENTS (PER CITY CODE)

UTL

STALLS REQUIRED STALLS PROVIDED

TYPE

UNIT / AREA

OFFICE 1,389 SF

1/300 SF

8

8

RETAIL 11,500 SF

1/200 SF

58

67

WAREHOUSE 5,201 SF

1/1000 SF

13

13

79

88

PARKING

BUILDING

SCHOOL BLVD

6'

-

CEDAR ST

6'

-

REAR YARD

6'

-

TOTAL:

FBO

990
989

CITY LIMITS
SECTION LINE
QUARTER SECTION LINE
RIGHT OF WAY LINE
PROPERTY / LOTLINE
EASEMENT LINE
ACCESS CONTROL
WATER EDGE
WETLAND BOUNDARY
WETLAND / MARSH
FENCE LINE
CULVERT
STORM SEWER
SANITARY SEWER
SANITARY SEWER FORCEMAIN
WATER
GAS
OVERHEAD ELECTRIC
UNDERGROUND ELECTRIC
UNDERGROUND TELEPHONE
UNDERGROUND TV
OVERHEAD UTILITY
UNDERGROUND UTILITY
UNDERGROUND FIBER OPTIC
CONTOUR (MAJOR)
CONTOUR (MINOR)

A
B
C
D
E

Date:

SITE PLAN SUBMITTAL 01

01/25/21

Revisions:

Date:

1
2
3
4
5
6
7
8
9

DECIDUOUS TREE
CONIFEROUS TREE
TREE LINE
MANHOLE/STRUCTURE
CATCH BASIN
HYDRANT
VALVE
CURB STOP
POWER POLE
UTILITY PEDESTAL / CABINET

SETBACKS

B.M. ELEVATION=964.83

PROPOSED

PROJECT GENERAL NOTES

>>

>>

CITY OF
MONTICELLO
AY 2

>

5

1.
ALL WORK SHALL CONFORM TO THE CONTRACT DOCUMENTS, WHICH INCLUDE, BUT
ARE NOT LIMITED TO, THE OWNER - CONTRACTOR AGREEMENT, THE PROJECT MANUAL
(WHICH INCLUDES GENERAL SUPPLEMENTARY CONDITIONS AND SPECIFICATIONS),
DRAWINGS OF ALL DISCIPLINES AND ALL ADDENDA, MODIFICATIONS AND CLARIFICATIONS
ISSUED BY THE ARCHITECT/ENGINEER.

I

IGHW

2.
CONTRACT DOCUMENTS SHALL BE ISSUED TO ALL SUBCONTRACTORS BY THE
GENERAL CONTRACTOR IN COMPLETE SETS IN ORDER TO ACHIEVE THE FULL EXTENT AND
COMPLETE COORDINATION OF ALL WORK.

G
OE
UE

3.
WRITTEN DIMENSIONS TAKE PRECEDENCE OVER SCALED DIMENSIONS. NOTIFY
ARCHITECT/ENGINEER OF ANY DISCREPANCIES OR CONDITIONS REQUIRING INFORMATION
OR CLARIFICATION BEFORE PROCEEDING WITH THE WORK.

MN H
EET

1015

5.
DETAILS SHOWN ARE INTENDED TO BE INDICATIVE OF THE PROFILES AND TYPE OF
DETAILING REQUIRED THROUGHOUT THE WORK. DETAILS NOT SHOWN ARE SIMILAR IN
CHARACTER TO DETAILS SHOWN. WHERE SPECIFIC DIMENSIONS, DETAILS OR DESIGN
INTENT CANNOT BE DETERMINED, NOTIFY ARCHITECT/ENGINEER BEFORE PROCEEDING
WITH THE WORK.

OO

STR

UTV

4.
FIELD VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS. NOTIFY
ARCHITECT/ENGINEER OF ANY DISCREPANCIES OR CONDITIONS REQUIRING INFORMATION
OR CLARIFICATION BEFORE PROCEEDING WITH THE WORK.

SC
H

LB

OU
L

CED

AR

I

EV
AR
D

PROJECT LOCATION

7.
ALL DISSIMILAR METALS SHALL BE EFFECTIVELY ISOLATED FROM EACH OTHER TO
AVOID GALVANIC CORROSION.
8.
THE LOCATION AND TYPE OF ALL INPLACE UTILITIES SHOWN ON THE PLANS ARE FOR
GENERAL INFORMATION ONLY AND ARE ACCURATE AND COMPLETE TO THE BEST OF THE
KNOWLEDGE OF I & S GROUP, INC. (ISG). NO WARRANTY OR GUARANTEE IS IMPLIED. THE
CONTRACTOR SHALL VERIFY THE SIZES, LOCATIONS AND ELEVATIONS OF ALL INPLACE
UTILITIES PRIOR TO CONSTRUCTION. CONTRACTOR SHALL IMMEDIATELY NOTIFY
ENGINEER OF ANY DISCREPANCIES OR VARIATIONS FROM PLAN.
9.
THE CONTRACTOR IS TO CONTACT "GOPHER STATE ONE CALL" FOR UTILITY
LOCATIONS, MINIMUM 2 BUSINESS DAYS PRIOR TO ANY EXCAVATION / CONSTRUCTION
(1-800-252-1166).

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

RYAN J. ANDERSON

DATE

01/25/2021

PROJECT DATUM
HORIZONTAL COORDINATES HAVE BEEN REFERENCED TO THE NORTH AMERICAN DATUM
OF 1983 (NAD83), 1996 ADJUSTMENT (NAD83(1996)) ON THE WRIGHT COUNTY COORDINATE
SYSTEM, IN U.S. SURVEY FEET.
ELEVATIONS HAVE BEEN REFERENCED TO THE NORTH AMERICAN VERTICAL DATUM OF
1988 (NAVD 88).
RTK GPS METHODS WERE USED TO ESTABLISH HORIZONTAL AND VERTICAL COORDINATES
FOR THIS PROJECT.

TOPOGRAPHIC SURVEY

55938

Sheet Title

C-010
C-020
C-021
C-110
C-120
C-210
C-310
C-320
C-410

SITE DATA
SITE DETAILS
SITE DETAILS
EROSOIN CONTROL PLAN
EROSION CONTROL DETAILS
EXISTING SITE + REMOVALS PLAN
SITE PLAN
SITE UTILITY PLAN
GRADING PLAN

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

Inc.

SPECIFICATIONS REFERENCE
ALL CONSTRUCTION SHALL COMPLY WITH THE PROJECT SPECIFICATIONS AND THE CITY OF
MONTICELLO REQUIREMENTS AND MnDOT STANDARD SPECIFICATIONS FOR
CONSTRUCTION, 2018 EDITION, THE STANDARD SPECIFICATIONS FOR SANITARY SEWER,
STORM DRAIN AND WATERMAIN AS PROPOSED BY THE CITY ENGINEERS ASSOCIATION OF
MINNESOTA 2013, AND CURRENT VERSION OF THE MINNESOTA STATE PLUMBING CODE
UNLESS DIRECTED OTHERWISE.

LIC. NO.

CIVIL SHEET INDEX
Sheet Number

6.
ALL MANUFACTURED ARTICLES, MATERIALS AND EQUIPMENT SHALL BE APPLIED,
INSTALLED, CONNECTED, ERECTED, CLEANED AND CONDITIONED ACCORDING TO
MANUFACTURERS' INSTRUCTIONS. IN CASE OF DISCREPANCIES BETWEEN
MANUFACTURERS' INSTRUCTIONS AND THE CONTRACT DOCUMENTS, NOTIFY
ARCHITECT/ENGINEER BEFORE PROCEEDING WITH THE WORK.

LOT LINE
RIGHT OF WAY
EASEMENT
CULVERT
STORM SEWER
STORM SEWER (PIPE WIDTH)
SANITARY SEWER
SANITARY SEWER (PIPE WIDTH)
WATER
GAS
OVERHEAD ELECTRIC
UNDERGROUND ELECTRIC
UNDERGROUND TV
CONTOUR
MANHOLE
CATCH BASIN
HYDRANT
VALVE

4201 Bagley Avenue North
Faribault, MN 55021
(507) 333-9460
(507) 333-9475 fax

ALDI Inc. Store #: 27
MONTICELLO, MN
9400 CEDAR ST
MONTICELLO, MN 55362
WRIGHT COUNTY
Project Name & Location:

SITE DATA

THIS PROJECT'S TOPOGRAPHIC SURVEY CONSISTS OF DATA COLLECTED IN OCTOBER 2020
BY ISG.

N

Drawing Name:

W

E
S

LOCATION MAP

CONSTRUCTION STAKING
OWNER TO PROVIDE 5 TRIPS TO THE CONSTRUCTION SITE FOR STAKING PURPOSES.
STAKING SHALL INCLUDE ANY COMBINATION OF THE FOLLOWING: ROUGH GRADE STAKING,
UTILITIES, CURB & GUTTER, LIGHT POLES, SIGNS, SIDEWALK. ANY ADDITIONAL SURVEY
WORK NEEDED OR REQUIRED SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO EMPLOY
AND PAY ISG, INC. CONTACT RYAN ANDERSON WITH ISG, INC. AT (952) 426-0699 FOR PRICING
INFORMATION.

ISG Project No.
Type:

V5.07

Drawn By:

OOA

Designed By:

OOA

Reviewed By:

RJA

SCALE IN FEET

0

500

1000

16-19864

C-010
Drawing No.
C-010 SITE DATA

---- ---- C-020

Issued:
A
B
C
D
E
NOTE:
CONCRETE SHALL HAVE A NON-SLIP
BROOM FINISH

TRANSITION AREA (FLUSH TO 6")
ANGLE WALK SECTION

Date:

TOP CONCRETE WALK

5" THICK CONC. WALK
(MIN. 4000 PSI)
1/2" EXPANSION JOINT

.02'/FT

ELEVATIONS DIFFERENCE VARIES
FROM FLUSH TO 6" (SEE SPOT
ELEVATION PLAN)

20"

STORE ENTRANCE STRIPING

01/25/21

1
2
3
4
5
6
7
8
9

BUILDING LINE
TURNED DOWN CONCRETE WALK, TYP.
W/2-#4 REBAR CONTINUOUS

SITE PLAN SUBMITTAL 01

Revisions:

BUILDING

1/2" EXPANSION JOINT
VARIES (SEE PLAN)

Date:

(ALWAYS YELLOW)

8"

TURN DOWN
CONCRETE WALK

SEE PLANS FOR SECTION
ADJACENT TO WALK

12" GRANULAR BASE

TURN DOWN WALK W/
PAVEMENT TRANSITION

TOP PAVEMENT

AGGREGATE BASE AS
CURB FOUNDATION

* DIRECTION OF DETAIL MAY BE MIRRORED

B.M. ELEVATION=964.83

STORE ENTRANCE NO PARKING STRIPING DETAIL

TURN DOWN CONCRETE WALK SECTION

TURN DOWN WALK TRANSITION A

NTS

NTS

NTS

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

RYAN J. ANDERSON

DATE

BITUMINOUS COURSE
MnDOT SPEC 2360,TYPE SPWEB240B
EXPOSED BUILDING
FOUNDATION

TURN DOWN
CONCRETE WALK

AGGREGATE BASE
MnDOT CLASS 5
TOP CONCRETE WALK

2"

COMPACTED SUBGRADE

SECTION TO MATCH CONCRETE CURB
SHOE ROTATED TO DRAIN SEE PLAN
FOR LOCATION

R3"

R3"

SLOPE TO DRAIN
2.0% (TYP)

7"

(507) 333-9460
(507) 333-9475 fax

TOP PAVEMENT
HORIZONTAL LINE

ALDI Inc. Store #: 27
MONTICELLO, MN

HORIZONTAL LINE
18"

Inc.
4201 Bagley Avenue North
Faribault, MN 55021

13 1

2"

2

3

2"

1

MATCH CONCRETE CURB & GUTTER
SECTION SEE PLAN FOR LOCATION

8"

55938

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

TURN DOWN WALK W/
PAVEMENT TRANSITION

8"

1

6"

R12"

LIC. NO.

BUILDING LINE

BITUMINOUS COURSE
MnDOT SPEC 2360,TYPE SPNWB230B

6"

01/25/2021

9400 CEDAR ST
MONTICELLO, MN 55362

NOTES:

WRIGHT COUNTY

1

LONGITUDINAL JOINT WHEN ADJACENT TO RIGID PAVEMENT OR BASE.

2

SLOPE 0.06FT/FT NORMAL, UNLESS OTHERWISE SPECIFIED. IF A DIFFERENT GUTTER SLOPE IS
PERMITTED, THE FORM MAY BE TILTED.

Project Name & Location:

SITE DETAILS
Drawing Name:
ISG Project No.

B618
CONCRETE CURB & GUTTER

REVERSE PITCH
CONCRETE CURB & GUTTER

BITUMINOUS PAVEMENT

NTS

NTS

NTS

ST20112

ST250

ST115

TURN DOWN WALK TRANSITION B
NTS

Type:

V5.07

Drawn By:

OOA

Designed By:

OOA

Reviewed By:

RJA

16-19864

C-020
Drawing No.
C-020 SITE DETAILS

---- ---- C-021

Issued:

*COORDINATE FINAL LOCATION WITH ALDI CONSTRUCTION MANAGER

A
B
C
D
E

POLE MOUNTED RESERVED CURBSIDE
PARKING SIGNS. SEE PLAN FOR
LOCATION AND TYPE (TYP)

1
PARKING SPACE
AND SIGN NUMBER
TO MATCH (TYP)

TRENCH WIDTH, SEE TABLE

30 - 1/8" ±1"

12"

EXPANSION JOINT

9 - 7/8"

CONSTRUCT BOLLARD, TYP.
(SEE ARCH. PLANS FOR DETAIL)

37" ± 1/2"

47" ± 1/2"

PAVEMENT SECTION
(SEE DETAIL)

PARK-IT BIKE RACK
(7YT7062)

RESTRIPE PARKING
SPACE TO MATCH
EXISTING COLOR

CONCRETE WALK SECTION
(SEE DETAIL)

PIPE OD (BC)

BACKFILL W/GRANULAR
MATERIAL OR SELECT
MATERIAL FROM
EXCAVATION TO 6"
ABOVE PIPE

GRADE

10"
3
8" ANCHOR ROD

0.63'

CURBSIDE

12"

6" GRANULAR
BEDDING

CURBSIDE

CURBSIDE

EX. PARKING
STALL WIDTH (TYP)

TRENCH WIDTH

4" DIA. PERFORATED PIPE, MAINTAIN MIN. 1%
SLOPE, (SEE UTILITY PLAN FOR LOCATIONS)

CONCRETE
GRANULAR
NATIVE SOIL

01/25/21

Date:

1
2
3
4
5
6
7
8
9

12"
LETTERS
(TYP)

CURBSIDE

0.6 BC

FINE FILTER AGGREGATE WRAPPED IN
FILTER FABRIC, (MIRIFI 140N OR EQUAL), TYP.

2"

GRADE

0.15 BC

STORM DRAIN PIPE

24"

36 - 3/4" ±1"

60"
NUMBERS
(TYP)

1 2 3 4

2.00% SLOPE
(SEE GRADING PLAN)

PAVEMENT BASE
(SEE DETAIL)

SITE PLAN SUBMITTAL 01

Revisions:

COMPACTED BACKFILL
1

Date:

ALDI BLUE CUSTOM COLOR:

PIPE Ø

TRENCH WIDTH

36" OR LESS

BC + 24"

42" TO 54"

1.5 x BC

60" OR OVER

BC + 36"

CCE COLORANT
L1-BLUE
R3-MAGENTA
Y3-DEEP GOLD

GRANULAR BEDDING AND BACKFILL FOR STORM DRAIN PIPES SHALL
BE INCIDENTAL TO STORM DRAIN CONSTRUCTION

PARK-IT BIKE RACK (5 BIKES)

BUILDING SIDEWALK DRAIN TILE SECTION

NTS

NTS

NTS

32
63
5
1

64
1
1

128
1
1
-

-ARIAL BOLD FONT SHALL BE USED FOR NUMBERS AND LETTERS
-PAINT SHALL BE SEALMASTERS 'COLOR PAVE' OR 'LIQUID THERMOPLASTIC'
TRAFFIC MARKING PAINT OR AS APPROVED BY ALDI CM. CONTACT ROCHESTER
JET-BLACK, GARY ROSBROOK, 585-441-4125 FOR ORDERING.
-a. COLOR PAVE SHALL BE USED FOR NEW PAVEMENT
-b. LIQUID THERMOPLASTIC SHALL BE USED FOR OLDER PAVEMENT THAT HAS
BEEN SEALED WITH A COAL TAR SEALER.
-SURFACE PREPARATION SHALL COMPLY WITH MANUFACTURERS REQUIREMENTS.
-SIGNS, NUMBERS AND WORDING TO BE PLACED CENTERED

NOTES:

NON-CONCRETE
STORM DRAIN PIPE BEDDING

OZ
-

ENTIRE PARKING
SPACES TO BE
PAINTED "ALDI BLUE"
WITH WHITE
NUMBERS AND
LETTERS

SD600

CURBSIDE PARKING DETAIL
NTS

B.M. ELEVATION=964.83

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

RYAN J. ANDERSON

DATE

01/25/2021

LIC. NO.

55938

GRADE
THREADED, INTERNAL NUT PLUG MARK
WITH BURIED METAL FOR METAL
DETECTION

NOTE:
CLEANOUT LINE TO BE THE SAME DIAMETER
AS DRAIN TILE AND SHALL BE TYPE PSM,
PVC SEWER PIPE, SDR 35. SEE PLANS FOR
SIZE.

DRILL18" HOLE AND STUB 6" OF TRACER WIRE

45° LONG RADIUS BEND
TRACER WIRE

HEAVY DUTY CAST IRON CLEANOUT
HOUSING W/ HEAVY DUTY CAST IRON
COVER

1/4" ALUMINUM BOLTS
WITH LOCK NUTS

SIGN FACE

SEE PAVEMENT SECTION
A

THREADED PLUG WITH
INTERNAL NUT

A

END OF DRAIN TILE
WYE

OPTION 1
LONG SWEEP 90° SANITARY TEE

POUR CONCRETE COLLAR AROUND
HOUSING. 2.0' MIN. DIAMETER, DEPTH
SUFFICIENT TO COVER HOUSING
FLANGE

4" CLEANOUT PIPE W/ PLUG,
FREE FLOATING INSIDE OF
CLEANOUT HOUSING

4'-0"

SEE SIGN SCHEDULE FOR
MOUNTING HEIGHT

U-SECTION POST WITH
5/16" HOLES AT 1" O.C.
(#20/FT.)

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

Inc.

SIGN
AS NOTED ON
PLANS/SCHEDULE

SECTION A-A

4201 Bagley Avenue North
Faribault, MN 55021
(507) 333-9460
(507) 333-9475 fax

U-SECTION POST

ALDI Inc. Store #: 27
MONTICELLO, MN

SEE BREAK AWAY
CHANNEL POST DETAIL
5/16" STANDARD
GALVANIZED OR ZINC
PLATED SQUARE OR HEX
HEAD MACHINE BOLT
WITH NUT

1"
2 1/2"

9400 CEDAR ST
GROUND SURFACE

1
2"

BREAK AWAY CHANNEL POST

COIL 24" OF TRACER WIRE

MONTICELLO, MN 55362
WRIGHT COUNTY
Project Name & Location:

SITE DETAILS
Drawing Name:

OPTION 2

ISG Project No.

POST MOUNTED SIGN
IN GRASS AREA

Type:

SANITARY CLEANOUT

HEAVY-DUTY
SANITARY CLEANOUT

NTS

NTS

NTS

Drawn By:

OOA

Designed By:

OOA

Reviewed By:

RJA

SA200

SA201
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C-021
Drawing No.
C-021 SITE DETAILS

---- ---- C-110

Issued:

EROSION CONTROL LEGEND
SYMBOL

A
B
C
D
E

DESCRIPTION

PERIMETER CONTROL

PC

Date:

SITE PLAN SUBMITTAL 01

01/25/21

Revisions:
STORM DRAIN INLET PROTECTION

1
2
3
4
5
6
7
8
9

CONCRETE WASHOUT AREA

EXISTING DRAINAGE ARROW

PROPOSED DRAINAGE ARROW

959.06

>>

>>

>>

>>

G

>>

>>

>>

EX STM MH
R=962.26
I=962.22 SE

EX cb c
R=959.05
I=955.69 NW

>>

EX STM MH
R=962.12
I=954.66 NW
I=958.84 SE
I=956.98 NE

UTV

EXISTING CONTOUR (MAJOR INTERVAL)

100

PROPOSED CONTOUR (MAJOR INTERVAL)

PERIMETER CONTROL CAN BE SILT FENCE OR SEDIMENT CONTROL LOG.
SEE SITE RESTORATION PLAN FOR FINAL TURF ESTABLISHMENT.

G

NOTE: SWPPP COVERAGE INCLUDES ELECTRIC, GAS, TELEPHONE, AND CABLE INSTALLATION. EACH
COMPANY OR THEIR SUBCONTRACTOR IS RESPONSIBLE TO FOLLOW THE REQUIREMENTS OF THIS
SWPPP INCLUDING PROVIDING THEIR OWN RESTORATION IF INSTALLATION OCCURS AFTER PRIMARY
INSTALLATION OF SEEDING/SODDING/MULCHING DURING CONSTRUCTION OF EACH UTILITY.

G

UTV

100

>>

UTV

EX CB
R=960.73
I=958.44 SW

Date:

5

EX CB
T/C=961.66
I=957.67 S

G

UTV

>>

B.M. ELEVATION=964.83
>>

UTV

G

EXISTING BUILDING

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

FFE = 963.50

PC

PC

RYAN J. ANDERSON

UTV

G

>>

14

10

DATE
PC

55938

UTV

EM

>>

G

LIC. NO.

PC

17

01/25/2021

UT

PC

UE

UTV

957.48

PC

PROPOSED EXPANSION
PC

UT

962

2
96

FFE = 963.50

PC

>>

G

G

>>

>>

UTV

PC

963

PC

UE

GM

G

G

963

UTV

962

>>

961

I

>>

UT

963

G

>>962

1 2 3 4
G

PC

PC

UTV

PC

PC

PC

PC

PC

PC

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

ALDI Inc. Store #: 27
MONTICELLO, MN

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UE

UTV

I

UTV

(507) 333-9460
(507) 333-9475 fax

UE

PC

I

4201 Bagley Avenue North
Faribault, MN 55021
PC

V
UTV

UE

961

UTV

G

CURBSIDE

I

CURBSIDE

PC

CURBSIDE

UTV

CURBSIDE

961

UTV

UTV
UTV

Inc.

961

UTV
UT

G

G

G

G

G

G

G

G

962

15
>

G

EXISTING LOT LINE

962

EX HH

G

1

PC

16
G

96

EX CB
T/C=960.81
I=957.10 N
I=956.51 W

>>

>>

11

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

>>

>

>>

>>

962

PC

PC

I

>>

PC

UTV

3
96

>>

EX CB
T/C=961.92
I=958.41 NE
I=958.36 SE

UE

UE

UE

UE

UE

UE

UE

UE

UE

9400 CEDAR ST
UE

UE

UE

UE

UE

UE

UE

UE

UE

UE

UE

UE
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Drawing No.
C-110 EROSOIN CONTROL PLAN

---- ---- C-120

Issued:

REAR CURB GUARD FLAP WITH
MAGNETIC TIE DOWNS
(SLIDE 2x4 THROUGH FLAP IF IRON
CURB BACK NOT AVAILABLE)

11 GA GALVANIZED STEEL SUSPENSION SYSTEM

NATIVE
MATERIAL

MINIMUM 10-MIL THICK
PLASTIC SHEETING OR
APPROVED EQUAL

5'x10'x3' CONCRETE
WASHOUT AREA

MIN

6"

2'

6"

SILT FENCES TO BE CONSTRUCTED
ON DOWNHILL SIDE OF ALL
MANHOLES

Date:

SEDIMENT CONTROL LOG

1' DEEP IMPERVIOUS
CLAY LINER

REPLACEABLE SEDIMENT BAGS WITH
GEOTEXTILE FILTER FABRIC

MIN

1'

01/25/21

1
2
3
4
5
6
7
8
9

3' DEEP

24" MIN

LIFT HANDLES

DIRECTION OF
RUNOFF FLOW

1.5' MIN
POST
EMBEDMENT

10'

SITE PLAN SUBMITTAL 01

Revisions:

FLOW

STANDARD 2"
OVERFLOW AREA

GEOTEXTILE FABRIC

FABRIC ANCHORAGE TRENCH
BACKFILL WITH TAMPED NATURAL
SOIL

SEDIMENT CONTROL LOG

1' MIN

5' TEE POST AT 5' - 4' MAX
SPACING

A
B
C
D
E

Date:

NOTES:

EMBED IN 2" DEEP TRENCH

FOR SPECIFICATIONS AND MAINTENANCE GUIDELINES VISIT
WWW.INLETFILTERS.COM

NOTES:

INSTALLATION:
REMOVE GRATE
DROP FLEXSTORM INLET FILTER ONTO LOAD BEARING LIP OF CASTING OR
CONCRETE STRUCTURE

REPLACE GRATE

MATERIALS:
FRAMING - 11 GAUGE STEEL; CORROSION RESISTANT
SEDIMENT BAG - WOVEN GEOTEXTILE FABRIC; 2 CUBIC FOOT TYP VOLUME;
STAINLESS STEEL LOCKING BAND SECURING BAG TO FRAME

CONTRACTOR SHALL INSTALL A SIGN INDICATING THE CONCRETE WASHOUT AREA.

SEDIMENT CONTROL LOGS TO BE 6" DIAMETER UNLESS OTHEWISE NOTED.
CONTRACTOR SHALL MAINTAIN WASHOUT AREA TO REMOVE MATERIALS BEYOND 75% CAPACITY.

1 " UNLESS PRECLUDED BY PAVED SURFACE OR ROCK.
WOOD STAKES ARE A MINIMUM OF 2"x16"x
2

CONTRACTOR SHALL INSPECT WASHOUT AREA AS NECESSARY TO PREVENT LEAKS AND OVER TOPPING.

WOOD STAKES DRIVEN THROUGH BACK HALF OF SEDIMENT CONTROL LOG AT AN APPROXIMATE ANGLE OF
45° WITH THE TOP OF STAKE POINTING UP STREAM.

WASHOUT AREA SHALL BE REMOVED AFTER CONSTRUCTION IS COMPLETE.

WHEN MORE THAN ONE SEDIMENT CONTROL LOG IS NEEDED, OVERLAP ENDS A MINIMUM OF 6" AND STAKE

SILT FENCE

CONCRETE WASHOUT

NTS

NTS

NTS

EC212

STAKED INTO THE GROUND WITH WOOD STAKES.

WASHOUT AREA SHALL NOT BE PLACED WITHIN 50' OF STORM DRAINS, OPEN DITCHES OR BODIES OF WATER.

CURB BOX FILTER
INLET PROTECTION

EC100

NOTES:

EC500

SEDIMENT CONTROL LOG STAKING
NTS

EC300

B.M. ELEVATION=964.83

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

RYAN J. ANDERSON

DATE

01/25/2021

LIC. NO.

55938

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

Inc.
4201 Bagley Avenue North
Faribault, MN 55021
(507) 333-9460
(507) 333-9475 fax

ALDI Inc. Store #: 27
MONTICELLO, MN
9400 CEDAR ST
MONTICELLO, MN 55362
WRIGHT COUNTY
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Drawing No.
C-120 EROSION CONTROL DETAILS

---- ---- C-210

REMOVAL LEGEND
SYMBOL

DESCRIPTION

REMOVE BITUMINOUS
PAVEMENT

Issued:
A
B
C
D
E

Date:

SITE PLAN SUBMITTAL 01

01/25/21

Revisions:

Date:

1
2
CONTRACTOR SHALL VERIFY EXISTING PAVEMENT SECTION
3
AND NOTIFY ENGINEER OF ANY DISCREPANCIES.
4
PAVEMENT REMOVALS SHALL INCLUDE FULL DEPTH
5
SAWCUT & SECTION REMOVAL.
6
7
8
9
REMOVE CONCRETE WALK

959.06

>>

>>

>>

>>

G

>>

>>

>>

EX STM MH
R=962.26
I=962.22 SE

>>

UTV

EX CB
R=960.73
I=958.44 SW

EX cb c
R=959.05
I=955.69 NW

>>
G

UTV

G

UTV

EX STM MH
R=962.12
I=954.66 NW
I=958.84 SE
I=956.98 NE

EX CB
T/C=961.66
I=957.67 S

G

UTV

>>

B.M. ELEVATION=964.83
>>

UTV

G

EXISTING BUILDING

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

FFE = 963.50

SAWCUT TURNDOWN WALK

RYAN J. ANDERSON
UTV

LIC. NO.

55938

958

EXISTING LOT LINE

960
962
UT
963
UTV UE

SO
EX

CO

G

W

REMOVE APPROXIMATELY 20 LF
OF SANITARY SERVICE TO ALLOW
FOR BUILDING EXPANSION

REMOVE LANDSCAPING
& SALVAGE ROCKS
957.48
PROTECT TREE

963

UTV

>>

G

GM

UE

G

REMOVE BOLLARDS TYP.
PROTECT LANDSCAPE
ROCKS & SHRUBS

01/25/2021

959

DEMOLISH BUILDING CANOPY
(SEE ARCH)

>>

UTV

DATE

961

963

REMOVE TURNDOWN
SIDEWALK
EM

G

>>

REMOVE CANOPY DRAIN

2

96
962

REMOVE 85 LF OF EXISTING
STORM SEWER STARTING
15 LF FROM CATCH BASIN

>>

>

4201 Bagley Avenue North
Faribault, MN 55021

G
UTV

I

V

PROTECT EXISTING
GAS LINE
UTV
UTV

PROTECT EXISTING CURB & GUTTER
UTV

UTV

UTV

UTV

UTV

UTV
REMOVE TELECOM LINE
(COORDINATE WITH UTILITY COMPANY) PROTECT EXISTING SIDEWALK
UTV

UTV

Inc.

PROTECT TREE

UTV

UTV

UE

UTV
UT

G

G

G

G

G

G

G

G

G

G

PROTECT EXISTING CURB

1

PROTECT SHRUB

962

UE

UTV

I

REMOVE GAS LINE (COORDINATE
962
WITH UTILITY COMPANY)

EX HH

G

EX CB
T/C=960.81
I=957.10 N
I=956.51 W

>>

PROTECT EXISTING
LIGHT POLE & BASE

RELOCATE TRANSFORMER

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

96

PROTECT TREES

>>

I
>>

G

UTV

>>

>>

SAWCUT AND REMOVE
BITUMINOUS PAVEMENT

PROTECT EXISTING
LIGHT POLE & BASE

1
96

961

>>

962

UT

>>
962

G

REMOVE APPROXIMATELY 21 LF
OF WATER SERVICE TO ALLOW
FOR BUILDING EXPANSION

UTV

G
UTV

PROTECT EXISTING
LIGHT POLE & BASE

963

>>

>

PROTECT LANDSCAPE ROCKS

EX CB
T/C=961.92
I=958.41 NE
I=958.36 SE

SAWCUT AND REMOVE
CURB & GUTTER

GUT

UE

I

REMOVE CANOPY DRAIN

(507) 333-9460
(507) 333-9475 fax

PROTECT ALL EXISTING
IRRIGATION HEADS TYP.

UTV

ALDI Inc. Store #: 27
MONTICELLO, MN

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UE

UTV

I

PROTECT LANDSCAPING
UE

UE

UE

UE

UE

UE

UE

UE

UE

9400 CEDAR ST
UE

UE

UE

UE

UE

UE

UE

UE

UE

UE

UE

UE
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C-210
Drawing No.
C-210 EXISTING SITE + REMOVALS PLAN

---- ---- C-310

NOTES:
· F&I: ALL PARKING LOT STRIPING AND MARKINGS AS SHOWN
· ALL EXISTING BITUMINOUS PAVEMENT THAT IS NOT REPLACED, IS TO BE
CRACK FILLED AND SEALCOATED.
· ALL EXISTING POLE MOUNTED LIGHT FIXTURES SHALL BE REPLACED WITH
NEW LED FIXTURES. FIXTURES SHOULD MATCH EXISTING HEAD COUNT AND
HEAD ORIENTATION. THE NEW FIXTURES SHALL BE "CREE LIGHTING
#QSQ-1-NM-4ME-K-57K-UL-SV, W/QSQ-DA-SV"
· ALL EXISTING PYLON POLES SHALL BE REFINISHED. REMOVE ALL EXISTING
RUST, SCALE, CHIPPED AND/OR PEELING FINISH. PREPARE THE
SUBSURFACE, PRIME AND PAINT ALL PYLON POLES IN ACCORDANCE WITH
THE PROJECT MANUAL PAINTING SPECIFICATIONS AND REQUIREMENTS FOR
EXTERIOR FINISHES. PAINT COLOR SHALL BE "SHERWIN WILLIAMS SW-7019
GAUNTLET GRAY".

PAVEMENT LEGEND
SYMBOL

DESCRIPTION

BITUMINOUS PAVEMENT

Issued:
A
B
C
D
E

Date:

SITE PLAN SUBMITTAL 01

01/25/21

Revisions:

Date:

TURNDOWN CONCRETE WALK 1

2
3
REVERSE PITCH CONCRETE
4
CURB & GUTTER
5
6
7
8
9

5

B.M. ELEVATION=964.83

EXISTING BUILDING

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

FFE = 963.50

RYAN J. ANDERSON

NO PARKING
ZONE STRIPING

14

10

DATE

12'

01/25/2021

LIC. NO.

55938

EM

17
BOLLARDS, TYP.
(SEE ARCH)

GM

ELECTRICAL TRANSFORMER PAD
(COORDINATE WITH UTILITY COMPANY)

117'

NO PARKING STRIPING
(SEE DETAIL)

20'

PROPOSED EXPANSION
FFE = 963.50
5'

REVERSE PITCH
CURB & GUTTER (SEE DETAIL)

12'

HEAVY DUTY BITUMINOUS
PAVEMENT (SEE DETAIL)

CONCRETE TURNDOWN WALK
(SEE DETAIL)

BIKE RACK
(SEE DETAIL)

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

EXISTING LOT LINE
PARKING STRIPING TYP.

9'

20'

CURBSIDE

CURBSIDE

CURBSIDE

1 2 3 4

16

CURBSIDE

11

Inc.

15

4201 Bagley Avenue North
Faribault, MN 55021

EX HH

G

(507) 333-9460
(507) 333-9475 fax

CURBSIDE PARKING
STRIPING (SEE DETAIL)

CURBSIDE PARKING
SIGNAGE (SEE DETAIL)

ALDI Inc. Store #: 27
MONTICELLO, MN
9400 CEDAR ST
MONTICELLO, MN 55362
WRIGHT COUNTY
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C-310
Drawing No.
C-310 SITE PLAN
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Issued:

UTILITY LEGEND
EXISTING

>>

>>

>>

>>

>>

>>

>>

>>

G

>

SANITARY SEWER

>

SANITARY SEWER FORCEMAIN

I
UTV

>>

WATER MAIN

I

EX STM MH
R=962.26
I=962.22 SE

STORM DRAIN

<II
EX CB
R=960.73
I=958.44 SW

>>

II>

959.06

A
B
C
D
E

PROPOSED

G

GAS

G

OE

OVERHEAD ELECTRIC

OE

UE

UNDERGROUND ELECTRIC

UE

UT

UNDERGROUND TELEPHONE

UT

UTV

UNDERGROUND TV

OHL

OVERHEAD UTILITY

UTL

UNDERGROUND UTILITY

FBO

FIBER OPTIC

Date:

SITE PLAN SUBMITTAL 01

01/25/21

Revisions:

Date:

1
2
3
4
5
6
7
8
9

NOTE:

EX cb c
R=959.05
I=955.69 NW

CONTRACTOR SHALL FIELD VERIFY THE LOCATIONS OF ALL EXISTING UTILITIES.

>>
G

UTV

G

UTV

EX STM MH
R=962.12
I=954.66 NW
I=958.84 SE
I=956.98 NE

5

EX CB
T/C=961.66
I=957.67 S

G

UTV

>>

B.M. ELEVATION=964.83
>>

UTV

G

EXISTING BUILDING

CONNECT PROPOSED
SUBDRAIN TO EXISTING

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

FFE = 963.50

RYAN J. ANDERSON
UTV

G

>>

14

10

DATE

01/25/2021

LIC. NO.

55938

17

UTV

EM

UE

UT

UTV

G

EX P-2 (1) 16'x15" @ 0.85%

ELECTRICAL TRANSFORMER
(COORDINATE WITH UTILITY COMPANY)

UE

P-3B 54'x6" @ 2.00%

GM

ENSURE 18" VERTICAL
SEPARATION BETWEEN
UTILITIES

>>

>>

G

UTV

G

>>

P-3A (6")

957.48

PROPOSED EXPANSION

G

UT

>>

G

EX CB
T/C=961.92
I=958.41 NE
I=958.36 SE

G

CURBSIDE

1 2 3 4

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

ALDI Inc. Store #: 27
MONTICELLO, MN

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UTV

UE

UE

UE

UE

UE

UE

UE

UE

UE

UTV

I

REDIRECT GAS LINE LINE AROUND
PROPOSED BUILDING (COORDINATE
WITH UTILITY COMPANY)

(507) 333-9460
(507) 333-9475 fax

EXISTING LOT LINE

UE

UTV
UTV

V

UTV
UTV

4201 Bagley Avenue North
Faribault, MN 55021

G

I

REDIRECT WATER SERVICE

Inc.

15
>

UTV
UT

G

G

G

G

G

G

G

G

G

REDIRECT TELECOM LINE
AROUND PROPOSED BUILDING
(COORDINATE WITH UTILITY COMPANY)

UE

>>
I

CURBSIDE

UTV

CURBSIDE

A-1
R=963.08
I=958.83 (6'') P-4
16 (15'') P-1
I=957.60
I=957.50 (15'') EX P-2 (2)

CURBSIDE

A-2
R=962.51
I=958.04 (15'') P-2
I=958.50 (6'') P-3B
I=957.94 (15'') P-1

EX CB
T/C=960.81
I=957.10 N
I=956.51 W

>>

EX P-2 (2) 118'x15" @ 0.85%

UTV

P-1 69'x15" @ 0.50%

EX HH

G

UTV

>>

P-2 20'x15" @ 0.45%

11

I

>>

MANAGING LOCATION:
MINNEAPOLIS / ST. PAUL OFFICE
7900 INTERNATIONAL DRIVE
INTERNATIONAL PLAZA, SUITE 550
MINNEAPOLIS, MN 55425
PHONE: 952.426.0699

EX P-1 (18")
>>

>>

UT

>>

>

G

P-4 21'x6" @ 2.00%

I

UTV

A-3
R=962.21
I=958.23 (15'') EX P-2 (1)
I=958.13 (15'') P-2

G

REVERSE PITCH
CURB & GUTTER (SEE DETAIL)

>>

FFE = 963.50

UE

9400 CEDAR ST
UE

UE

UE

UE

UE

UE

UE

UE

UE

UE

UE

UE
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Issued:

GRADING LEGEND
101

EXISTING CONTOUR (MINOR INTERVAL)

100

EXISTING CONTOUR (MAJOR INTERVAL)

A
B
C
D
E

Date:

SITE PLAN SUBMITTAL 01

01/25/21

Revisions:
101

XX
X.

XX

XX
X.

XX

100

959.06

-X.X%
EX CB
R=960.73
I=958.44 SW
EX STM MH
R=962.26
I=962.22 SE

Date:

PROPOSED CONTOUR (MINOR INTERVAL)

1
2
3
PROPOSED CONTOUR (MAJOR INTERVAL)
4
5
PROPOSED SPOT ELEVATION
6
7
PROPOSED TOP BACK OF CURB SPOT ELEVATION 8
9
SURFACE GRADE / DIRECTION

GENERAL GRADING NOTES

EX cb c
R=959.05
I=955.69 NW

PROPOSED CONTOURS SHOW FINISHED GRADE ELEVATIONS. BUILDING PAD AND PAVEMENT HOLD
DOWNS ARE NOT INCLUDED. WHEN CONSTRUCTING BUILDING PADS WITH A HOLD DOWN, GRADE
AREAS TO ENSURE POSITIVE BUILDING PAD DRAINAGE.

EX STM MH
R=962.12
I=954.66 NW
I=958.84 SE
I=956.98 NE

963

CONSTRUCTION EXPECTATIONS

962

FOR COMPLETE CONSTRUCTION CONSIDERATIONS AND
EXPECTED CONDITIONS, SEE GEOTECHNICAL REPORT
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Public Hearing - Consideration of a Conditional Use Permit for Vehicle Sales, Rental,
and Repair for Recreational Vehicles, with Accessory Auto Repair – Minor and
Variance for Additional Signage Allowance in the B-3 (Highway Business) District.
Applicant: RJ Ryan Construction

Prepared by: Northwest Associated
Consultants (NAC)

Meeting Date:
3/2/21

Council Date (pending
Commission action):
3/22/21

Additional Analysis by: Community Development Director, Chief Building and Zoning
Official, Community & Economic Development Coordinator, Project Engineer

ALTERNATIVE ACTIONS
Decision 1: Conditional Use Permit
1. Adopt Resolution PC-2021-009 recommending approval of a Conditional Use Permit for
vehicle sales and rental, with accessory minor vehicle repair, for Lazy Days RV, based on
conditions and findings in said resolution.
2. Adopt Resolution PC-2021-009 recommending approval of a Conditional Use Permit for
vehicle sales and rental, with accessory minor vehicle repair, for Lazy Days RV, based on
findings to be made by the Planning Commission following the public hearing.
3. Table action on Resolution PC-2021-009, subject to additional information from applicant
and/or staff.
Decision 2: Variance
No action required. The applicant has withdrawn their request for variance.
REFERENCE AND BACKGROUND
Property:

Legal Description:
Lot 1, Block 1, Gould Addition
3939 Chelsea Road West

Planning Case Number:

2021-005

Request(s):

Conditional Use Permit for Vehicle Sales and Rental; Variance for
additional pylon sign (variance request withdrawn)
1

Deadline for Decision:

April 9, 2021 (60-day deadline)
June 8, 2021 (120-day deadline)

Land Use Designation:

Regional Commercial

Zoning Designation:

B-3, Highway Business
The purpose of the “B-3” (Highway Business) district is to provide
for limited commercial and service activities and provide for and
limit the establishment of motor vehicle oriented or dependent
commercial and service activities.

Overlays/Environmental
Regulations Applicable:

NA

Current Site Uses:

Religious Place of Assembly; Automotive Repair

Surrounding Land Uses:

North:
East:
South:
West:

I-94
Commercial Service
Commercial Self Storage (Affordable Storage)
Commercial RV Sales (Camping World)

2

Project Description:

Lazy Days RV is seeking a Conditional Use Permit to reintroduce
vehicle sales and rental to the subject property, replacing the
current occupants of the site which include a religious assembly
use (Quarry Church) and vehicle repair (Monticello Automotive).
The applicants propose to make minor changes to the building to
accommodate access to the interior showroom space in the
building, and limited changes to the parking and vehicle display
areas, primarily pavement markings. The applicants would add a
bulk fuel facility for its customers, and a waste dump station as
well. The second aspect of the application involves a request to
install two pylon signs along the I-94 frontage, one in each corner
of the property. The variance request was formally withdrawn by
the applicant.

ANALYSIS:
Highway Commercial (B-3) land uses are to be located in areas primarily along I-94 and Trunk
Highway 25, and then west along Chelsea Road. Vehicle Sales and Rental facilities are allowed
in the B-3 District by Conditional Use Permit, which is the subject of this application. The zoning
ordinance applies both general performance standards – applicable to all uses – and specific
standards applicable to this conditional use. As with all Conditional Use Permits, there is a
presumption that the use is allowed in the zoning district, subject to conditions necessary to
mitigate specific aspects of the proposed activity. As can be seen on the zoning map above,
there are several vehicle sales facilities in the immediate area.
Because this proposal is an existing developed site, with few changes to the site or building,
most of the improvements subject to zoning review are in place. The applicant notes in their
narrative that few changes are proposed to site improvements, including paved area, building
area, landscaping or fencing.
With regard to the building, the applicant notes that some changes to showroom doors are
planned to accommodate access to the interior of the building by larger recreational vehicles,
rather than the passenger vehicles for which the building was originally designed. This
alteration is minor, and does not impact its consistency with building materials requirements in
the commercial districts. Other alterations include paint color changes and revised wall
signage, all within the allowances of the zoning ordinance. Freestanding signage is discussed
separately below.
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The specific zoning regulations related to Vehicle Sales and Rental are listed in the ordinance as
follows:
Conditional Use Permit Requirements
(30) Vehicle Sales or Rental
(a) The minimum building size for any vehicle sales or rental use shall comply
with the standards in Table 5-3.

Staff Response: The proposed building, at approximately 48,200 square feet, covers
approximately 10.3% of the 10.7 acre lot, complying with the code as adopted.
(b) When abutting a residential use, the property shall be screened with an opaque
buffer (Table 4-2, Buffer Type “D”) in accordance with section 4.1(G) of this
ordinance.
Staff Response: No residential uses are in the area.
(c) All lighting shall be in compliance with Section 4.4 of this ordinance.
Staff Response: The applicants are not making any changes to site lighting. The
applicant should ensure that existing lighting meets the City’s maximum 1.0 foot-candles
at all property lines.
(d) The outside sales and display area shall be hard surfaced.
Staff Response: The entire use area is paved and curbed in accordance with the
ordinance.
(e) The outside sales and display area does not utilize parking spaces which are
required for conformance with this ordinance.
Staff Response: The site includes separate customer and employee parking exceeding
the ordinance requirements. The parking areas are far in excess of that which would be
expected for a facility of this type. In the event that customer or employee parking were
in need of additional space, there is extensive area on the site to accommodate such
expansion.
(f) Vehicular access points shall create a minimum of conflict with through
traffic movement and shall be subject to the approval of the Community
4

Development Department.
Staff Response: The plans show a single access point from Chelsea Road. No change is
proposed for this location.
(g) There is a minimum lot area of twenty-two thousand five hundred (22,500)
square feet and minimum lot dimensions of one hundred fifty (150) feet by
one hundred thirty (130) feet.
Staff Response: The lot area is more than 10 acres and more than 600 feet in width,
exceeding the requirements.
(h) A drainage system subject to the approval of the Community Development
Department shall be installed.
Staff Response: No changes are proposed for either drainage or grading.
Accessory Uses
The applicant proposes to include vehicle service and repair as a part of its sales facility.
Both “Automobile Repair-Major” and “Automobile Repair-Minor” are accessory uses
allowed by Conditional Use Permit in the B-3 District. The code does not technically
distinguish between automobiles and recreational vehicles, however, the proposed use
is specific to recreational vehicles, which have a specific licensing classification under
state vehicle registration rules. Accessory repair operations are subject to the following
requirements:
Automobile Repair – Major
(a) Door opening to service area garage must not face street frontage.
(b) All vehicles being serviced and all vehicle parts must be stored inside or in
designated vehicle storage area.
(c) Repair of all vehicles shall occur within an enclosed building.
(d) Temporary outdoor vehicle storage may be allowed in an outdoor storage
area that is no larger than 25 percent of the buildable area of the lot, is located
behind the front building line of the principal structure, and is screened with a
wooden fence or masonry wall in accordance with Section 4.3, Fences & Walls.
(e) The entire site other than that taken up by a building, structure, or plantings
shall be surfaced with a material to control dust and drainage which is subject to
the approval of the Community Development Department.
(f) No conditional use permit shall be granted for an auto repair shop-major
located within 300 feet of a residential zone existing at the time the conditional
use permit is granted.
Automobile Repair -- Minor
(a) The use shall be designed to ensure proper functioning of the site as related to
vehicle stacking, circulation, and turning movements.
5

(b) Repair of all vehicles shall occur within an enclosed building. Temporary
outdoor vehicle storage may be allowed in an outdoor storage area that is no
larger than 25 percent of the buildable area of the lot, is located behind the front
building line of the principal structure, and is screened with a wooden fence or
masonry wall in accordance with Section 4.3, Fences & Walls.
(c) Vehicles not being repaired but used as a source of parts shall be prohibited
unless fully enclosed within a building or fully screened in accordance with b)
above.
(d) Vehicles that are repaired and are awaiting removal shall not be stored or
parked for more than 30 consecutive days. In cases where a vehicle is abandoned
by its lawful owner before or during the repair process, the vehicle may remain
on site as long as is necessary after the 30 day period, provided the owner or
operator of the establishment demonstrates steps have been taken to remove
the vehicle from the premises using the appropriate legal means.
The site appears to be able to comply with the terms of these sections – they are
primarily operational in nature.
With regard to the applicant’s request for bulk fuel (propane) and sanitary dump
station, the applicants should meet conditions required by the City Engineer and Public
Works staff. The site plan submitted by the applicants indicates the general location for
each installation. The applicant should verify details of each facility and revise a final
site plan with that information.
Bulk Fuel Bulk Fuel specifically, is a permitted accessory use in the B-3 District, and is
subject to the following requirements:
(9) Bulk Fuel Sales & Storage
(a) All accessory use bulk fuel storage must be associated with the principal
activity on the site. In Industrial Districts, accessory fuel dispensing shall not be
available for sale to the public.
(b) Accessory use bulk fuel storage tank containers shall be limited to 1000
gallons.
(c) Accessory use bulk fuel storage may not be located within the required front
yard setback.
(d) Accessory use bulk fuels storage facilities shall include 1 shrub landscaping
planting per every 10 feet of bulk fuel facility perimeter, planted in accordance
with required safety clearances.
(e) Accessory use bulk fuel storage shall be setback 10’ from all property lines and
20’ from any public right of way.
(f) Accessory use bulk fuel storage must include a containment structure and
bollards for tank protection per applicable fire code or other regulations.
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(g) Accessory use bulk fuel storage facilities shall comply with all MPCA and State
Fire Marshal requirements, all other permit, testing and listing requirements, and
all applicable codes and standards such as NFPA 58.
(h) Accessory use bulk fuel storage facilities located within the Drinking Water
Supply Management Area (DWSMA) must comply with the City Engineer’s
recommendations for site and containment arrangement.
The applicant shall revise their site plan to meet the above requirements for setback
and landscaping.
The ordinance has no specific standards for the waste dump station accessory use.
Sign Variance
The applicant has withdrawn their application for sign variance. With the variance
withdrawal, it is expected that the applicant will comply with the base code
requirements for free-standing and wall signage.
The subject site is located in the Freeway Bonus district. The current sign regulations
limit sites such as the subject property to two freestanding signs. As opposed to those
commercial/industrial properties outside of the Freeway Bonus District, which are
limited to one free-standing sign. One of those signs may be a pylon style, and in the
Freeway Bonus Sign District, may be up to 32 feet in height and 200 square feet in area.
The second sign is required to be a monument style sign of 14 feet in height and 100
square feet in area. The property currently has such a monument sign near the Chelsea
Road entrance which, as noted, is not changing in location, size or structure.
STAFF RECOMMENDED ACTION
City Staff recommends approval of the Conditional Use Permit for Vehicle Sales and Rental,
with accessory vehicle repair, subject to the conditions in Exhibit Z and as specified in the
resolution for approval. The site is properly zoned and appears to meet the various criteria for
CUP consideration of both principal and accessory uses.
As the variance request has been withdrawn, no recommendation is applicable to the variance
request.
SUPPORTING DATA
A.
B.
C.
D.
E.

Resolution PC-2021-009
Aerial Site Image
Applicant Narrative
Site Plan
Building Elevations
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F. City Engineer’s Letter, February 17th, 2021
G. Monticello Zoning Ordinance, Code Excerpts

EXHIBIT Z
Conditional Use Permit for Vehicle Sales and Rental and Accessory Vehicle Repair
Lazy Days RV
PID: 155184001010

1.

The applicant complies with the requirements of the City Engineer in his letter dated
February 17th, 2021.

2.

The applicant complies with the terms of Section 5.2 (E) 30., Vehicle Sales and Rental.

3.

The applicant complies with the operational requirements of Section 5.3 (D) (6) and (7)
Automobile Repair – Major and Minor, respectively.

4.

The applicant revises their site plan to comply with the terms of Section 5.3 (D) (9), Bulk
Fuel Sales and Storage.

5.

All prior zoning permits, including Conditional Use Permits for Automotive Service,
Public Assembly, Commercial Recreation, and other zoning approvals are hereby
extinguished as a part of this Conditional Use Permit approval and the City Clerk shall
record such documentation with the County Recorder’s Office.

6.

Comments and recommendations of other City Staff and City Council.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-009
RECOMMENDING APPROVAL OF
A CONDITIONAL USE PERMIT FOR VEHICLE SALES AND RENTAL, INCLUDING ACCESSORY
VEHICLE REPAIR AND BULK FUEL SALES AND STORAGE
WHEREAS, the applicant is proposing to establish a recreational vehicle sales and rental use,
with accessory vehicle repair and bulk fuel on an existing developed parcel, with a legal
description of Lot 1, Block 1, Gould Addition; and
WHEREAS, the subject property is zoned B-3, Highway Business, in which the proposed use
is allowed through a Conditional Use Permit; and
WHEREAS, the proposed use and site improvements, subject to the conditions identified in
Exhibit Z of the applicable staff report for March 2, 2021, are consistent with the intent for
the Conditional Use requirements and the City’s land use objectives for the site; and
WHEREAS, the Planning Commission held a public hearing to consider the matter at its
regular meeting on March 2nd, 2021 and the applicant and members of the public were
provided the opportunity to present information to the Planning Commission; and
WHEREAS, the Planning Commission has considered all the comments and the staff report,
which are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission of the City of Monticello makes the following Findings
of Fact in relation to the recommendation of approval:
1. The proposed Conditional Use is consistent with the intent of the Monticello
Comprehensive Plan.
2. The proposed use will meet the requirements of the Monticello Zoning Ordinance.
3. The proposed use will not create undue burdens on public systems, including streets
and utilities.
4. The proposed use will not create substantial impacts, visual or otherwise, on
neighboring land uses.
5. The proposed use is found to be consistent with the proposed and planned land uses
in the area.
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello,
Minnesota that the Planning Commission recommends that the proposed Conditional Use
Permit is hereby recommended for approval, with the following conditions:
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-009
1.

The applicant complies with the requirements of the City Engineer in his letter dated
February 17th, 2021.

2.

The applicant complies with the terms of Section 5.2 (E) 30., Vehicle Sales and
Rental.

3.

The applicant complies with the operational requirements of Section 5.3 (D) (6) and
(7) Automobile Repair – Major and Minor, respectively.

4.

The applicant revises their site plan to comply with the terms of Section 5.3 (D) (9),
Bulk Fuel Sales and Storage.

5.

All prior zoning permits, including Conditional Use Permits for Automotive Service,
Public Assembly, Commercial Recreation, and other zoning approvals are hereby
extinguished as a part of this Conditional Use Permit approval and the City Clerk
shall record such documentation with the County Recorder’s Office.

6.

Comments and recommendations of other City Staff and City Council.

ADOPTED this 2nd day of March, 2021, by the Planning Commission of the City of
Monticello, Minnesota.
MONTICELLO PLANNING COMMISSION

ATTEST:

By: _____________________________________
Paul Konsor, Chair

____________________________________________
Angela Schumann, Community Development Director
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RJ Ryan Construction | Request for Conditional Use Permit and Variance
Address: 3939 Chelsea Road | Legal: Lot 1, Block 1, Gould Addition | PID: 155-184-001010

364 ft

Created by: City of Monticello

3939 Chelsea Road CUP Narrative
About Lazydays RV
As an iconic brand in the RV industry, Lazydays, The RV Authority, consistently provides the best
RV sales, service, and ownership experience, which is why RVers and their families become
Customers for Life. Lazydays continues to add locations at a rapid pace as it executes its
geographic expansion strategy that includes both acquisitions and greenfields.
Since 1976, Lazydays RV has built a reputation for providing an outstanding customer
experience with exceptional service excellence and unparalleled product expertise, along with
being a preferred place to rest and recharge with other RVers. By offering the largest selection
of RV brands from the nation's leading manufacturers, state-of-the-art service facilities, and
thousands of accessories and hard-to-find parts, Lazydays RV provides everything RVers need
and want.
Lazydays currently operates eleven dealerships
in Florida (2), Colorado (2), Arizona (2), Minnesota (1), Tennessee (2), and Indiana (2); and
operates a dedicated Service Center location near Houston, Texas. It recently announced its
intent to add a second dealership location in Minnesota and acquire Sprad's RV in Reno,
Nevada and Chilhowee RV near Knoxville, TN.
Lazydays Holdings, Inc. is a publicly listed company on the Nasdaq stock exchange under the
ticker "LAZY."

Sales
Lazydays RV is proposing to sell both new and used RV’s at the proposed site at 3939 Chelsea
Road West. The site is currently zoned B-3 for cars and small truck vehicle types sales, and we
are requesting in this conditional use to have this changed for Recreational Vehicles. Please
note there are no plans to alter existing site lighting, landscaping, or fencing from its current
condition.
Service
Lazydays RV is proposing to service both new and used RV’s at the proposed site at 3939
Chelsea Road West. The site is currently zoned B-3 for cars and small truck vehicle types
service, and we are requesting in this conditional use to have this changed for Recreational
Vehicles. Please note there are no plans to alter existing site lighting, landscaping, or fencing
from its current condition.

3939 Chelsea Road Variance Narrative
We noticed that the city code permits (2) pylon signs for buildings with double frontage lots,
which we feel would fit into that category, as we have Chelsea Road and Hwy 94. However, in
lieu of (2) 14’ tall signs, with 100 square foot signage each, we are requesting to have (2) 32’ tall
signs with 200 square foot signage along the highway in the proposed locations shown on the
site plan. We are requesting this to maximize the signage that can be viewed from the highway,
as we feel like this would be the best way to advertise to, and perhaps solicit, potential
customers. The philosophy to maximize on highway visible signage has been an extremely
successful marketing tool for us at our other dealerships across the country and we want to see
that get implemented at this new dealership in Monticello as well. 32 feet allows for good
visibility off the adjacent Highway 94, and we feel that 14’ is simply too short.
We would also be open to exploring the use of (1) 40’-50’ tall pylon sign in lieu of (1) 32’ tall
pylon sign.
There is an existing monument sign on the south end of the site, adjacent to the entry off of
Chelsea Road. We are planning to keep this sign in place, and would change the cabinet to
match the existing and feature the Lazydays logo.
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OFFICE: 763-295-2711

FAX: 763-295-4404

505 Walnut Street Suite 1 Monticello, MN 55362

February 17, 2021
Re: Lazy Days RV
City Project # 2021-005
The Engineering Department has reviewed the site plan dated 2/8/21 as prepared Pope Architects and
offers the following comments:
General Comments
1. Please provide construction details for the sanitary dump station.
2. Please provide construction details for the propane fill station.
3. The Sanitary dump station will require a SAC unit charge as determined by the building
department.
4. Provide parking count and ADA stall count for ADA compliance.
5. If changes are proposed to the site access, please provide plan sheet for review.
The City is not responsible for errors and omissions on the submitted plans. The owner, developer, and
engineer of record are fully responsible for changes or modifications required during construction to
meet the City’s standards.
Please have the applicant provide a written response addressing the comments above. Please contact
the Engineering Department with any questions.
Sincerely,

Ryan Melhouse
Project Engineer

www.ci.monticello.mn.us

CHAPTER 5: USE STANDARDS
Section 5.1 Use Table
Subsection (A) Explanation of Use Table Structure

TABLE 5-1: USES BY DISTRICT (cont.)
Use Types
“P” = Permitted
“C” = Conditionally
Permitted
“I” = Interim Permitted
Retail Commercial Uses
(other) Buildings Less
than 10,000 SF
Retail Commercial Uses
(other) Buildings Over
10,000 SF
Specialty Eating
Establishments
Vehicle Fuel Sales

Base Zoning Districts
A
O

R
A

R
1

R
2

T
N

R
3

R
4

M
H

B
1

C

I
B
C

I
1

I
2

Additional
Requirements

B
3

B
4

P

P

P

5.2(E)(27)

C

P

P

5.2(E)(27)

P

P

P

5.2(E)(28)

C

C

C

5.2(E)(29)

Vehicle Sales and Rental
Veterinary Facilities
(Rural)
Veterinary Facilities
(Neighborhood)
Wholesale Sales

C
C
D

B
2

C

5.2(E)(30)

C

5.2(E)(31)
C

C

C

5.2(E)(31)
P

P

P

None

P

P

5.2(F)(1)

P

P

5.2(F)(2)

I

I

5.2(F)(4)

I

I

5.2(F)(5)

P

P

5.2(F)(6)

C

5.2(F)(7)

C

P

None

C

C

5.2(F)(8)

C

C

C

5.2(F)(9)

P

P

P

5.2(F)(10)

P

P

5.2(F)(11)

C

C

5.2(F)(14)

C

C

5.2(F)(15)

C

5.2(F)(16)

P

5.2(F)(17)

Industrial Uses
Auto Repair – Major
Bulk Fuel Sales and
Storage
Contractor's Yard,
Temporary
Extraction of Materials

C

I
I

General Warehousing

C

Industrial Services
Industrial Self-Storage
Facilities
Land Reclamation
Light Manufacturing
Machinery/Truck Repair
& Sales
Recycling and Salvage
Center
Truck or Freight
Terminal
Waste Disposal &
Incineration
Wrecker Services

City of Monticello Zoning Ordinance

C

C

C

C

C

C

C

C

C

C

C

C

C

*SEE TABLE 5-1A

Heavy Manufacturing
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CHAPTER 5: USE STANDARDS
Section 5.3 Accessory Use Standards
Subsection (C) Table of Permitted Accessory Uses

(3)

Table of Permitted Accessory Uses and Structures

TABLE 5-4: ACCESSORY USES BY DISTRICT
Use Types
“P” = Permitted
“C” = Conditionally
Permitted
“I” = Interim Permitted
Accessory Building –
minor
Accessory Building –
major
Adult Use – accessory
Agricultural Buildings
Air Conditioning Units
Automated Teller
Machines (ATMs)
Automobile Repair –
Major
Automobile Repair –
Minor
Boarder(s)
Bulk Fuel Sales/Storage
Cocktail Room (Retail
Sales Accessory to MicroDistillery)
Co-located Wireless
Telecommunications
Antennae
Columbarium (Accessory
use to Cemeteries)
Commercial Canopies
Commercial Transmission/
Reception Antennae/
Structures
Donation Drop-off
Containers
Drive-Through Services
Entertainment/Recreation
– Outdoor Commercial
Fences or Walls
Greenhouse/Conservatory
(non-commercial)
Heliports
Home Occupations
Indoor Food /
Convenience Sales
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Public Hearing- Consideration of a request Consideration of a Preliminary and Final
Plat for Spaeth Second Addition and an Amendment to Planned Unit Development for
the Spaeth Industrial Planned Unit Development. Applicant: Ken Spaeth, Spaeth
Development

Prepared by: Northwest Associated
Consultants (NAC)

Meeting Date:
3/2/21

Council Date (pending
Commission action):
3/22/21

Additional Analysis by: Community Development Director, Chief Building and Zoning
Official, Community & Economic Development Coordinator, Project Engineer
ALTERNATIVE ACTIONS
1. Adopt Resolution PC-2021-010 recommending approval of an amendment to a Planned Unit
Development allowing individual lot subdivisions of private and common property within
the Spaeth Industrial Park PUD District and a Preliminary and Final Plat replatting Lot 8 into
three separate parcels, based on conditions and findings in said resolution.
2. Deny adoption of Resolution PC-2021-010 recommending approval of an amendment to a
Planned Unit Development allowing individual lot subdivisions of private and common
property within the Spaeth Industrial Park PUD District and a Preliminary and Final Plat
replatting Lot 8 into three separate parcels, based on findings to be made by the Planning
Commission.
3. Table action on Resolution PC-2021-010, subject to additional information from applicant
and/or staff.
REFERENCE AND BACKGROUND
Property:

Legal Descriptions:
Spaeth Industrial Park, Lot 8, Block 1 (Plat)
Spaeth Industrial Park (PUD)
PID: 155255001080, 155255001070, 155255001060,
155255001050, 155255001040, 155255001030, 155255001020,
155255001010

Planning Case Number:

2021-006
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Request(s):

Amendment to PUD; Preliminary and Final Plat

Deadline for Decision:

April 13, 2021 (60-day deadline)
June 12, 2021 (120-day deadline)

Land Use Designation:

General Industrial

Zoning Designation:

The site is zoned Spaeth Industrial Park PUD.

The aerial photo below shows the subject parcel within the
Spaeth Industrial Park (highlighted in yellow).

Overlays/Environmental
Regulations Applicable:

NA

Current Site Uses:

Partially developed industrial

Surrounding Land Uses:

North:
East:

Heavy Industrial
Heavy Industrial
2

South:
West:

Residential Townhouses (R-2, PUD)
Heavy Industrial

Project Description:

The project is intended to subdivide a single existing platted lot
and existing building within that lot into three parcels. This
subdivision will allow individual unit owners to own a share of the
building and what is otherwise common property, rather than
leasing space or owning a “condo” share of a building unit only.

Background:

The project was originally approved in 2017 and required a PUD
to allow for common ownership of the lot, circulation, and parking
areas in the Industrial Park project. The concept was designed to
allow individual ownership of lots within the Park, with common
access and shared responsibility for land and building exteriors
among the 8 platted lots. The proposed amendment and plat
would incorporate the ability for individual unit owners to also
own the real estate on which their individual building unit sits.
This restructures the ownership relationships in the Industrial
Park, necessitating changes to the restrictive covenants and other
requirements. No change to the PUD approved land uses or
configuration/design of buildings or other improvements is
anticipated under this amendment.

ANALYSIS:
Preliminary and Final Plat
At this time, the applicant is seeking to subdivide only Lot 8. The subdivision would create
three lots from the existing single lot and common walls within the existing building between
the three units on Lot 8.
The proposed subdivision will be internal to a single lot and creates common, or party walls,
and therefore the zero lot line condition varies from setback and drainage and utility perimeter
easement requirements. The configuration can be accommodated under the PUD zoning in
place for the plat and development.
The applicant is seeking the plat arrangement as an alternative to a condo plat. In platting,
each parcel is separately owned, including the land area, rather than just the building unit itself
as in a condominium plat.
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Lot 8 is a developed lot, with an existing building. Subdivision for ownership of the individual
buildings space lots requires that the City Engineer comment on utility services to the building
and units/lots.
The preliminary and final plat will also be subject to an amendment to the Development
Contract and Planned Unit Development for the Spaeth Industrial Park.
Amendment to Planned Unit Development
As noted above, the subdivision requires the flexibility of the previously approved planned unit
development.
To support both this subdivision and the possibility of future subdivisions within the other
seven lots, staff has prepared an amendment to the PUD ordinance for the project. The
proposed amendment creates an ability to subdivide individual units within the eight proposed
buildings and would allow those owners to subdivide separate lots so the owner owns both
building and real estate.
The applicant’s narrative stated that no changes to the development plan for the property,
either building or site design and improvements, is proposed, only ownership and lot
configuration.
The change in ownership options does raise two potential concerns. First, owners of attached
units would have independent responsibility for both building and lot maintenance of their
individual parcels. Under the original plan, a common owners’ association is responsible for all
exterior maintenance, including landscaping and parking lot maintenance, as well as exterior
building materials. This arrangement can continue, but requires attention to the restrictive
covenants, ensuring that each individual unit/lot owner subscribes to the larger association,
and its decisions as to continued site and building maintenance, as well as cross access, shared
parking, and similar common interests.
The second issue relates to the ownership interests of all lot owners, and how those interests
relate to the overall site. Under the original plan, each of the 8 lots would have been owned in
full interest by a single party, who would also own a share of the common improvements
through membership in the association. The buildings could also then be further divided
through a condominium plat, with condo unit owners potentially owning a share of the
common improvements. With the proposed change, there are now 10 individual owners,
changing the real estate interest that each owner would have. Again, it is anticipated that
these arrangements can be addressed to ensure continued maintenance and cooperative
occupancies of the various units, but it will be important to have City Attorney review and
approval of those legal interests to avoid long-term conflicts. To this end, the applicant has
4

submitted amended declarations for the city’s review, as well as a Grant of Easement document
which addresses building and unit water services. While the City has no review authority over a
condominium plat, as a PUD, staff would also recommend that should the property owner(s) in
the future elect to pursue a condominium plat, the condominium association documents be
further subject to the review of the City Attorney.
Assuming the legal ownership interests are satisfactorily addressed, the look, use, and
operation of the Spaeth Industrial Park should not change from its original intent. The
Preliminary and Final Plat will create three new parcels from Lot 7, but each of those owners
should remain subject to the physical and operational conditions of the PUD. The City Engineer,
Building Official and Fire Department staff will also need to address any necessary changes to
building structure and utility access within the overall PUD and plat area.
STAFF RECOMMENDED ACTION
City staff recommends adoption of Resolution PC-2021-010 for approval of the PUD
Amendment and Preliminary and Final Plat, subject to conditions in Exhibit Z. This includes
review by the City Attorney related to ongoing responsibilities of owners in the PUD and City
Engineer as related to unit services.
SUPPORTING DATA
A.
B.
C.
D.
E.
F.
G.
H.
I.
J.
K.
L.
M.
N.
Z.

Resolution PC-2021-010, PUD and Preliminary and Final Plat
Ordinance Amendment, Spaeth Industrial Park
Aerial Image
Applicant Narrative
Preliminary Plat
Final Plat
Exterior Elevations
Original PUD Site Plans
Site Utility Plans
Building Code Compliance
Spaeth PUD Ordinances
Monticello Zoning Ordinance, Excerpt
Declarations Agreement, Draft
Grant of Easement, Draft
Conditions of Approval
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EXHIBIT Z
Conditions for Approval
PUD Amendment and Preliminary and Final Plat for Spaeth Industrial Park PUD Second
Addition
PID: 155255001080 (Plat) and 155255001080, 155255001070, 155255001060, 155255001050,
155255001040, 155255001030, 155255001020, 155255001010 (PUD)
1.

The applicant updates the legal instrument executed by the parties reflecting the
changes to ownership and common interest for maintenance, access, parking, and
similar association requirements, duly approved as to form and manner of execution by
the City Attorney, to be filed with the City Administrator and recoded with the County
Recorder of Wright County.

2.

The amendment to legal documents are recorded against all lots in the PUD and Spaeth
Industrial Park, including the three new lots in Spaeth Industrial Park “Second Addition”.

3.

As a PUD, future condominium association documents are subject to the review of the
City Attorney for conformance to PUD requirements.

4.

No other changes under this amendment or plat are made as a part of this amendment.

5.

Execution of an amendment to the Development Contract and Planned Unit
Development for the Spaeth Industrial Park.

6.

Compliance with the comments of the City Engineer as related to all site utilities,
including those on the proposed Grant of Easement document.

7.

Other comments and recommendations of City Staff and City Council.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC 2021-010
RECOMMENDING APPROVAL OF AN AMENDMENT TO A
PLANNED UNIT DEVELOPMENT AND PRELIMINARY PLAT
FOR SPAETH INDUSTRIAL PARK
WHEREAS, the applicant owns property along Dundas Road, PID No. 15525500-1010, 1020, 1030,
1040, 1050, 1060, 1070, and 1080; and
WHEREAS, the applicant proposes to amendment the PUD District approvals to which these lots are
subject by authorizing separate ownership of land and buildings; and
WHEREAS, the applicant has submitted a request to plat Lot 8 (15525500-1080) property into three
such parcels, and develop it with said separate ownership under the PUD; and
WHEREAS, the applicant proposes to develop the property for industrial uses, and no changes to
development design or common operations would change; and
WHEREAS, the site is guided for industrial uses under the label “General Industrial” in the City’s
Comprehensive Plan; and
WHEREAS, the proposed PUD amendment, along with the companion Plat, are consistent with the
long-term use and development of the property for industrial uses; and
WHEREAS, the Planning Commission held a public hearing on March 2, 2021 on the application and
the applicant and members of the public were provided the opportunity to present information to
the Planning Commission; and
WHEREAS, the Planning Commission has considered all the comments and the staff report, which
are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission of the City of Monticello makes the following Findings of Fact
in relation to the recommendation of approval:
1.
2.
3.
4..

The Plat provides an appropriate means of furthering the intent of the
Comprehensive Plan for the site by putting the existing and proposed buildings to
industrial use.
The proposed improvements on the site under the Preliminary Plat are consistent
with the needs of the development in this location as an industrial area.
The improvements will have expected impacts on public services, including sewer,
water, stormwater treatment, and traffic which have been planned to serve the
property for the development as proposed.
The PUD flexibility for the project, including parcels without public street frontage,
are consistent with the intent of the City’s economic development objectives, as
well as with the intent of the PUD zoning regulations.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC 2021-010
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello,
Minnesota, that the Planning Commission hereby recommends that the Monticello City Council
approves the Preliminary Plat for Spaeth Industrial Park, subject to the conditions listed in Exhibit Z
of the staff report as follows:
1.

The applicant updates the legal instrument executed by the parties reflecting the changes to
ownership and common interest for maintenance, access, parking, and similar association
requirements, duly approved as to form and manner of execution by the City Attorney, to
be filed with the City Administrator and recoded with the County Recorder of Wright
County.

2.

The amendment to legal documents are recorded against all lots in the PUD and Spaeth
Industrial Park, including the three new lots in Spaeth Industrial Park “Second Addition”.

3.

As a PUD, future condominium association documents are subject to the review of the City
Attorney for conformance to PUD requirements.

4.

No other changes under this amendment or plat are made as a part of this amendment.

5.

Execution of an amendment to the Development Contract and Planned Unit Development
for the Spaeth Industrial Park.

6.

Compliance with the comments of the City Engineer as related to all site utilities, including
those on the proposed Grant of Easement document.

7.

Other comments and recommendations of City Staff and City Council.

ADOPTED this 2nd day of March, 2021, by the Planning Commission of the City of Monticello,
Minnesota.
MONTICELLO PLANNING COMMISSION

By: _________________________________________
Paul Konsor, Chair
ATTEST:
____________________________________________
Angela Schumann, Community Development Director
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ORDINANCE NO. ___
CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA

AN ORDINANCE AMENDING TITLE 10 OF THE MONTICELLO CITY CODE,
KNOWN AS THE ZONING ORDINANCE, SPAETH INDUSTRIAL PARK PUD,
PLANNED UNIT DEVELOPMENT:
THE CITY COUNCIL OF THE CITY OF MONTICELLO HEREBY ORDAINS:
Section 1.
Section 3.8 – Planned Unit Developments, Title 10 – Zoning Ordinance is
hereby amended by adding the following:
(5)

Spaeth Industrial Park PUD District
(f) Subdivisions within the Spaeth Industrial Park PUD District may occur
following the City’s Subdivision Ordinance procedures for Preliminary
and Final Plat. Subdivisions may create lot lines which result in common
wall buildings, and in all cases shall adhere fully to requirements of the
City’s Building Code and other applicable regulations. Any such
subdivision shall be accompanied by restrictive covenants or similar
instruments that ensure common maintenance of all exterior site and
building components of the PUD and an amendment to the Development
Contract.

Section 2.

The City Clerk is hereby directed to mark the official zoning map to reflect this
ordinance. The map shall not be republished at this time.

Section 3.

The City Clerk is hereby directed to make the changes required by this Ordinance
as part of the Official Monticello City Code, Title 10, Zoning Ordinance, and to
renumber the tables and chapters accordingly as necessary to provide the intended
effect of this Ordinance. The City Clerk is further directed to make necessary
corrections to any internal citations that result from said renumbering process,
provided that such changes retain the purpose and intent of the Zoning Ordinance
as has been adopted.

Section 4.

This Ordinance shall take effect and be in full force from and after its passage
and publication. The ordinance in its entirety and map shall be posted on the
City website after publication. Copies of the complete Ordinance and map are
available online and at Monticello City Hall for examination upon request.

ADOPTED BY the Monticello City Council this ___ day of ____, 2021.
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ORDINANCE NO. ___

__________________________________
Brian Stumpf, Mayor
ATTEST:
___________________________________
Rachael Leonard, City Administrator

AYES:
NAYS:
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Spaeth Development | Request for Preliminary & Final Plat and Amdt to Planned Unit Development
Address: 108 Dundas Road | Legals: Lots 1-8, Block 1, Spaeth Industrial Park
Created by: City of Monticello

364 ft
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02/10/2021

Ken Spaeth
108 Meadowlark Rd. Se.
St. Michael, MN 56557
612-889-3100
Project Narrative
Spaeth Industrial Park Second Addition
We are submitting application and associated items requesting the following:
1) Re-plat of current Lot 8 into 3 lots.
2) Amendment to Spaeth Industrial Park PUD
3) Approve of Amended Declarations to accommodate re-plat
4) Revised building occupancy designation to S-2 Low-hazard Storage.
5) Approval of Grant of Easement to accommodate existing water service.
Replat of current Lot 8:
Application is submitted for re-plat of current Lot 8, Spaeth Industrial Park, that
would subdivide the existing lot into 3 lots. The replat name proposed is Spaeth
Industrial Park Second Addition. Preliminary Plat and Final Plat drawings are
included as part of the submittal.
The purpose of the original Spaeth Industrial Park project was to provide
individuals or small companies with a land option where they can own or lease a
building that makes it affordable for their business. The goal is to provide a costeffective option that they can have ownership while keeping their payments to
$3,000 - $4,000 per month. The project currently has 8 small lots that will allow
them to construct a 4,000-6000 sq. ft. buildings on each lot.
A building has been constructed on existing Lot 8 of the project. The building
was built in 2020 in accordance with architectural building plans that include
party-walls to accommodate multi-tenant occupancy of 3 users. Each tenant
space in this building has separate access doors from the exterior.
Potential buyers have requested the ability to purchase, as an owner/occupant, the
individual tenant spaces. In order to accommodate this request, re-plat is needed
that will establish common lot lines through the building on the existing party
walls. The re-plat only affects existing Lot 8, no changes to existing Lots 1-7 are
proposed.

Project Narrative
Spaeth Industrial Park Second Addition

Page 2 of 2
02/10/2021

Amendment to Spaeth Industrial Park PUD:
In conjunction with the re-plat of Lot 8, we are requesting an Amendment to the
Spaeth Industrial Park PUD that was approved by Ordinance No. 722 dated May
28th, 2019. No changes are proposed to the PUD conditions regarding intended
uses, landscaping, parking, or site plan beyond the proposed plat and lot lines.
Approve of Amended Declarations:
Recorded Declarations and Covenants are in place for the original 8 lots of the
Spaeth Industrial Park plat. In conjunction with the re-plat of Lot 8, the
declarations and covenants need to be modified accordingly. A draft copy of
Amended Declarations and Covenants are included as part of the submittal.
Revise building occupancy designation to S-2 Low-hazard Storage:
We are requesting the existing building code occupancy designation be revised to
S-2 Low-hazard Storage for the existing building constructed on existing Lot 8.
This designation is requested to comply with building code requirements related
to property boundary location and party-wall design. The existing building partywall design was designed and constructed with a 1-hour fire-resistance rating.
An architect’s opinion letter with code analysis information is included as part of
the submittal.
Approval of Grant of Easement to accommodate existing water service:
The existing building was constructed with a single water service line and shutoff exterior of the building. The single water service line was extended into the
center unit of the building (the center unit is proposed re-plat Lot 2). Existing
plumbing interior of the building separates the water service with 3 water meters,
shut-off valves, and piping that then extend to the 3 tenant spaces appropriately.
An easement is proposed in favor of the City to allow the following:
a) Access to the 3 water meters and shut-off valves
b) Hold harmless benefiting City from water shut-off claims if exterior single
line shut-off is necessary
A draft copy of Grant of Easement is included as part of the submittal.

SPAETH
DEVELOPMENT
LLC.
108 Meadowlark Road SE
St Michael, Mn 55376
Ken Spaeth
spaethmasonry@gmail.com

612-889-3100
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February 1, 2021
CITY of MONTICELLO
505 Walnut Street – Unit 1
Monticello, MN 55362

Attention: Mr. Ron Hackenmueller, Building Official
Dear Mr. Hackenmueller:
SDK Architects LLC has been retained by Scott Dahlke of Civil Engineering Site Design, Monticello, on
behalf of the property owner, Spaeth Development, LLC, to offer an opinion on the recently completed
construction of a storage facility located at 108 Dundas Road in Monticello, Minnesota. Specifically, is this
building suited for multiple owners within the same building?
Spaeth Development, LLC is marketing these individual condominium units with a “rental” or “purchase”
option for one, two or all three units within each building, so this inference supports the “multiple owners”
premise. However, marketing is one thing, construction is another. Let’s look at the construction of this
building in question.
Building designer is the Cole Group Architects- St. Cloud, MN. Code Summary lists this building as
Groups S-1 & B occupancies, Type V-B with no fire rated assemblies or occupancy separations required,
however, common walls between units are listed as Wall Type #4 1-hour fire-resistance rating, allowable
area is 9000 square feet per building, total actual building area is 6976 square feet and the building is not
sprinkled given its aggregate area is less than 12000 square feet. Also, plans indicate a draft stop centered
on the common walls and terminating at the underside of the roof deck.
According to 2020 Minnesota Building Code, this building must meet the following provisions:
1) Code allows for the sub-division of a building for a variety of purposes- the end result is a multiple
building scenario within a common structure provided the construction of the separating element(s)
follows the code;
2) Section 602, Table 602 references Section 706.1.1 for party wall design and constructiona) Code specifically states in Section 706.1.1, exception #2 …
“Fire walls are not required on lot lines dividing a building for ownership purposes where the
aggregate height and area of the portions of the building located on both sides of the lot line do
not exceed the maximum height and area requirements of this code. For the code official’s
review and approval, he or she shall be provided with copies of dedicated access easements and
contractual agreements that permit the owners of portions of the building located on either side
of the lot line access to the other side for purposes of maintaining fire and life safety systems
necessary for the operation of the building.”

SDK Architects LLC · 5075 Holly Lane North, Unit 7 · Minneapolis, Minnesota 55446
info@sdk-architects.com · phone: 763.331.5178

Opinion Letter
Civil Engineering and Site Design
108 Dundas Road – Monticello, Mn
February 1, 2021
Page 2
b) Section 706.1.1, exception #2 eliminates the need for a fire wall in this case given the total
building area of 6976sf is less than the total allowable area of 9000sf; building height
requirement remains in compliance,
c) Since no fire wall is required, party walls may terminate at the finished ceiling level;
d) Spaeth Development, LLC has developed a Declarations of Covenants, Conditions, Easements
and Restrictions for the Spaeth Industrial Park development located at 108 Dundas Road and
is attached hereto for your consideration. Owner acknowledges further modifications to this
document will be required to fully comply with City and Code provisions including signature(s).
3) Section 602 Table 602 requires party walls located on lot lines to be 2 hour fire-resistance rating for
S-1 Moderate-hazard storage occupancy.
Visual observation of the completed building was limited and no access point was found to gain access to
the attic. However, during later discussions, it was revealed a removable interior ceiling metal liner panel
was put in place to cover this attic access typical for each individual space. Review of the Contract
Documents does not further clarify, so it is presumed the party or common walls separating each unit
terminate at the ceiling with draft stops continuing up to the underside of the roof deck. Subsequent
discussion with the Structural Engineer of Record, Duffy Engineering of St. Cloud, did confirm these
assumptions.
With an occupancy designation of S-1 Moderate-hazard storage, Table 602 requires a 2-hour fire-resistance
rating for the party walls that would sub-divide this building into smaller units for individual
ownership. The common party wall between the units may terminate at the ceiling level as constructed, but
this wall must be upgraded to a 2-hour fire-resistance rating.
With an occupancy designation of S-2 Low-hazard storage, Table 602 requires a 1-hour fire-resistance
rating for the party walls that would sub-divide this building into smaller units for individual
ownership. The common party wall between the units may terminate at the ceiling level as
constructed. The party walls as currently constructed with 1-hour fire-resistance rating would comply.
It is understood the property owner, Spaeth Development LLC, requests City approval that this building be
re-classified as S-2 Low-hazard storage occupancy. The owner will convey this information to potential
tenants / owners as a prerequisite for their occupancy and use of any spaces of this building. Full code
compliance with S-2 Low-hazard storage occupancy will be required.
Thank you for this opportunity to provide you professional services. Contact me with any questions.
Sincerely,
SDK Architects LLC
Stephen D. Krause
Principal

SDK Architects LLC · 5075 Holly Lane North, Unit 7 · Minneapolis, Minnesota 55446
info@sdk-architects.com · phone: 763.331.5178

ORDINANCE NO. 672
CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
AN ORDINANCE AMENDING TITLE 10 OF THE MONTICELLO CITY CODE,
KNOWN AS THE ZONING ORDINANCE, BY ESTABLISHING THE SPAETH
INDUSTRIAL PARK PUD AS A ZONING DISTRICT IN THE CITY OF
MONTICELLO, AND REZONING THE FOLLOWING PROPERTY FROM 1-2,
HEAVY DISTRICT TO SPAETH INDUSTRIAL PARK PUD, PLANNED UNIT
DEVELOPMENT:
LOT 2 BLOCK 3, OAKWOOD INDUSTRIAL PARK
THE CITY COUNCIL OF THE CITY OF MONTICELLO HEREBY ORDAINS:
Section 1.
Section 2.4(0) - Planned Unit Developments, Title 10 - Zoning Ordinance is
hereby amended by adding the following:
(XX) Spaeth Industrial Park PUD District
(a) Purpose. The purpose of the Spaeth Industrial Park PUD District is to
provide for the development of certain real estate subject to the District
for industrial land uses.
(b) Permitted Uses. Permitted principal uses in the Spaeth Industrial Park
PUD District shall be indoor industrial uses as found in the 1-2, Heavy
Industrial District of the Monticello Zoning Ordinance, subject to the
approved Final Stage Development Plans dated July 24, 2017, and
development agreement dated May 28, 2019, as may be amended. The
introduction of any other use from any district, including Conditional
Uses in the 1-2 District, shall be reviewed under the requirements of
the Monticello Zoning Ordinance, Chapter 2, Section (0) - Planned
Unit Developments for Development Stage PUD and Final Stage
PUD..
(c) Accessory Uses. Accessory uses shall be those commonly accessory
and incidental to industrial uses, and as specifically identified by the
approved final stage PUD plans, but shall not include outdoor storage
or other activities.
(d) District Performance Standards. Perfonnance standards for the
development of any lot in the Spaeth Industrial Park PUD District shall
adhere to the approved final stage PUD plans and development
agreement. In such case where any proposed improvement or use is
not addressed by the Final Stage PUD, then the regulations of the I-2,
Heavy Industrial District shall apply.
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e) Amendments.

NO. 672

Where changes to the PUD are proposed in the manner

of use, density, site plan, development layout, building size, mass, or
coverage, or any other change, the proposer shall apply for an
amendment to the PUD under the terms of the Monticello Zoning
Ordinance, Section 2. 4 ( 0)( 10). The City may require that substantial
changes in overall use of the PUD property be processed as a new

project, including a zoning district amendment.
Section 2.

The zoning map of the City of Monticello is hereby amendment to rezoned the
following described parcels from I-2, Heavy Industrial District to Spaeth
Industrial Park PUD, Planned Unit Development

District:

Lot 2, Block 3, Oakwood Industrial Park Addition to Monticello ( subject to the
replat as Lots 1- 8, Block 1, Spaeth Industrial Park).

Section

3.

The City Clerk is hereby directed to mark the official zoning map to reflect this
ordinance. The map shall not be republished at this time.

Section

4.

The City Clerk is hereby directed to make the changes required by this Ordinance
as part of the Official Monticello City Code, Title 10, Zoning Ordinance, and to
renumber the tables and chapters accordingly as necessary to provide the intended
effect of this Ordinance.

The City Clerk is further directed to make necessary
corrections to any internal citations that result from said renumbering process,
provided that such changes retain the purpose and intent of the Zoning Ordinance
as has been adopted.

Section 5.

This Ordinance shall take effect and be in full force from and after its passage

and publication. The ordinance in its entirety and map shall be posted on the
City website after publication. Copies of the complete Ordinance and map are
available online and at Monticello City Hall for examination upon request.

ADOPTED BY the Monticello City Council this

24h

day of July, 2017.

i

Brian Stumpf, M
ATTEST:

Jeff

AYES:

NAYS:

Administrator

Davidson,

Fair, Gabler,

Hilgart, and Stumpf

None
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or

ORDINANCE NO. 722

CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA

AN ORDINANCE AMENDING TITLE 10 OF THE MONTICELLO CITY CODE,
KNOWN AS THE ZONING ORDINANCE, BY AMENDING SECTION 2.4(O),
THE “SPAETH INDUSTRIAL PARK PUD”, A ZONING DISTRICT
IN THE CITY OF MONTICELLO,

THE CITY COUNCIL OF THE CITY OF MONTICELLO HEREBY ORDAINS:
Section 1.
Section 2.4(O) (a) – Planned Unit Developments, Title 10 – Zoning Ordinance
is hereby amended to read as follows:

(a) Permitted Uses. Permitted principal uses in the Spaeth Industrial Park
PUD District shall be
i. Indoor industrial uses as found in the I-2, Heavy Industrial
District of the Monticello Zoning Ordinance, subject to the
approved Final Stage Development Plans dated May 29, 2017,
and development agreement dated May 29, 2017, as may be
amended.
ii. The introduction of any other use from any district, including
Conditional Uses in the I-2 District, shall be reviewed under
the requirements of the Monticello Zoning Ordinance, Chapter
2, Section (O) – Planned Unit Developments for Development
Stage PUD and Final Stage PUD.
iii. Industrial Self-Storage, as defined by the Monticello Zoning
Ordinance.

Section 2.

The City Clerk is hereby directed to make the changes required by this Ordinance
as part of the Official Monticello City Code, Title 10, Zoning Ordinance, and to
renumber the tables and chapters accordingly as necessary to provide the intended
effect of this Ordinance. The City Clerk is further directed to make necessary
corrections to any internal citations that result from said renumbering process,
provided that such changes retain the purpose and intent of the Zoning Ordinance
as has been adopted.

Section 3.

This Ordinance shall take effect and be in full force from and after its passage
and publication. The ordinance in its entirety and map shall be posted on the
City website after publication. Copies of the complete Ordinance and map are
available online and at Monticello City Hall for examination upon request.
1

ORDINANCE

NO. 722

ADOPTED BYthe Monticello City Council this 28"' day of May, 2019.

Brian Stumpf, May
ATTEST:

J

ill, Administrator

AYES: Davidson, Fair, Gabler, Hilgart, and Stumpf
NAYS: None

2

CHAPTER 3: ZONING DISTRICTS
Section 3.4 Residential Base Zoning Districts
Subsection (B) Standards Applicable to All Residential Base Zoning Districts

(b) Each condominium unit shall have the minimum lot area for the type of
housing unit and usable open space as specified in the area and building size
regulations of this ordinance.
(c) Condominiums shall be designed to meet the International Building Code as
adopted in Title 4, Chapter 1 of the Monticello City Code.

(3)

City Code
Title 4, Ch 1:
International
Building Code

Multi-Story Buildings
Applications for a conditional use permit to exceed the maximum heights allowed
in Section 3.4 shall be subject to the general CUP review criteria listed in Section
2.4(D)(4)(a) as well as the following:

CUP Review
Criteria: Section
2.4(D)(4)(a)

(a) The building shall not cast additional shadow on adjacent residential
structures between the hours of 9:00 a.m. and 3:00 p.m. “Additional shadow”
shall be defined as any additional shading of a residential structure over and
above that which could exist if a proposed building met the maximum height
requirement of the underlying zoning district and was sited in a location
conforming to all setback requirements.
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SPAETH INDUSTRIAL PARK
FIRST AMENDED AND RESTATED
DECLARATION OF COVENANTS, CONDITIONS, EASEMENTS AND
RESTRICTIONS
This Declaration of covenants, conditions, restrictions and easements (“Declaration”)
THIS FIRST AMENDED AND RESTATED DECLARATION is made in the County of
Wright, State of Minnesota, on this ___________ day of ______________,
2019________________, 2021, by Spaeth Development, LLC, a Minnesota limited liability
company (the "Declarant") for the purpose of creating Spaeth Industrial Park and the Spaeth
Industrial Park Owners Association, a Minnesota nonprofit corporation (the “Association”). ").
WHEREAS, Declarant is the Owner of certain real property located in filed a
Declaration of covenants, conditions, restrictions, easements and restrictions
(“Declaration”) with the County Recorder in and for Wright County, Minnesota, on July 9,
2019, as Document No. 1399814 (the “Original Declaration”) over that real property
legally described inon Exhibit A, attached hereto, and Declarant desires to submit said real
property and all improvements constructed thereon (collectively (the “Property”) to this
Declaration, and
WHEREAS, Declarant desires to establish on the Property a permanent”), for the purpose of
creating a commercial and industrial development (the “Development”), to be owned, occupied
and operated for commercial and industrial purposes for the benefit of its Owners and Occupants
and for the purpose of preserving the value, the quality, and the character of the Property,; and
WHEREAS, the AssociationDevelopment is not subject to the Minnesota Common
Interest Ownership Act (“MCIOA”), Chapter 515B of the Minnesota Statutes.
The
AssociationDevelopment is exempt from MCIOA pursuant to Minn. Stat. §515B.1-102(e)(4)
because this planned communitythe Property is limited by this Declaration to non-residential use
and Declarant has not elected to subject the PropertyDevelopment to MCIOA, and
WHEREAS, the Property is not subject to an ordinance referred to in §515B.1-106 of
MCIOA, governing conversions of common interest ownership, ; and

NOW, THEREFORE, WHEREAS, the Declarant makes this Control Period as defined in
the Original Declaration has not expired, and submits the the Declarant holds 100% of the
Membership Votes in the Association; and
WHEREAS, the Declarant desires to amend the Original Declaration pursuant to Section
13 of the Original Declaration, as set forth herein.
NOW THEREFORE, the Declarant hereby amends and modifies the Original Declaration
by means of this First Amended and Restated Declaration (hereafter, the “Declaration”), which
shall constitute the complete Declaration and shall supersede in all respects the provisions of the
Original Declaration. The Property subject to this Declaration as anshall constitute a commercial
and industrial park under the name "Spaeth Industrial Park," consisting of the Lots referred to in
Section 2, declaring that this. This Declaration shall constitute covenants to run with the Property,
and that the. The Property shall be owned, used, occupied and conveyed subject to the covenants,
restrictions, easements, charges and liens set forth herein, all of which shall be binding upon all
persons owning or acquiring any right, title or interest therein, and their heirs, personal
representatives, successors and assigns.
SECTION 1
DEFINITIONS
The following words when used in the Governing Documents shall have the following
meanings (unless the context indicates otherwise):
1.1

“Act” means the Minnesota Nonprofit Corporation Act, Minnesota Statutes Chapter 317A,
as amended.

1.1

1.2
“Attached Lot” means a Lot on which there is a building that is attached to a
building on an adjacent Lot.

1.2

"Assessments" means and refer to all assessments levied by the Association pursuant to
Section 6 of this Declaration, including annual assessments, special assessments and
limited allocation assessments.

1.3

"Association" means the Spaeth Industrial Park Owners’ Association, a nonprofit
corporation which has been created pursuant to Chapter 317 A of the laws of the State of
Minnesota, whose members consist of all Owners.

1.4

"Board" means the Board of Directors of the Association as provided for in the Bylaws.

1.5

"Bylaws" means the Bylaws governing the operation of the Association, as amended from
time to time.

1.6

“City” means the City of Monticello, a Minnesota municipal corporation.

1.7

"Common Expenses" means and include all expenditures made or liabilities incurred by or
on behalf of the Association and incident to its operation, including without limitation
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Assessments and items otherwise identified as Common Expenses in the Declaration or
Bylaws, together with any allocation to reserves.
1.8

“Declarant Control Period” means the time period during which Declarant has the
exclusive right to appoint and remove the members of the Board as provided in Section 4
of this Declaration.

1.91.9 “Detached Lot” means a Lot on which there is a freestanding building.
1.10

“General Assessment” means and refers to an Assessment levied against all of the Lots in
accordance with Section 6 of this Declaration.

1.1011 "Governing Documents" means this Declaration, the Articles of Incorporation and
Bylaws of the Association and the Rules and Regulations, as amended from time to time,
all of which shall govern the use and operation of the Property.
1.1112 “Improvement” means the following: Any physical improvement of any kind, including
but not limited to any building, wall, fence, sign, enclosure, screening, utilities system,
communication system, irrigation or drainage system, pond, roadway, walkway, parking
area, landscaping, or any type of structure of physical improvement and any additions or
changes thereto, located on the Property.
1.1213 “Limited Assessment” means and refers to an Assessment levied by the Association against
fewer than all of the lots in the Association pursuant to Section 6 of this Declaration.
1.13
1.14

1.15

“Limited Common Elements” means fixtures or Improvements designated to serve one or
more, but fewer than all of the Lots, and which may be located partially or wholly outside
the Lot’s boundaries, such as water lines and sanitary sewer lines. Limited Common
Elements are subject to the rights granted to the Association herein or in a separate recorded
easement, including the Association’s right to improve, inspect, use, repair, replace,
maintain and regulate. The Limited Common Elements are further described in Section
2.3, below.
“Lot” means any platted lot subject to this Declaration and shown on the Plat of Spaeth
Industrial Park, including all improvements thereon.

1.1416 "Member" means a Person who is a member of the Association by virtue of being an Owner
as defined in this Declaration. The words "Owner" and "Member" may be used
interchangeably in the Governing Documents.
1.1517 "Occupant" means any Person or Persons, other than an Owner, in possession of or
conducting a business on a Lot, including but not limited to tenants and their employees.
1.1618 "Owner" means a Person, whether one or more persons or entities, who is the record owner
of fee simple title to a Lot, but excluding contract for deed vendors, mortgagees and other
secured parties and other reversionary interests.
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1.1719 "Person" means a natural individual, corporation, limited liability company, partnership,
trustee, or other legal entity capable of holding title to real property.
1.1820 "Plat" means the plat of Spaeth Industrial Park, depicting the Property pursuant to the
requirements of Minnesota Statutes Chapter 505, as amended and recorded in the office of
the County Recorder, Wright County Recorder, Minnesota, and anyall amendments or
supplements thereto orand replats thereof.
1.1921 "Property" means all the real property submitted to this Declaration including all
Improvements located thereon. The Property is legally described in Exhibit A attached
hereto.
1.2022 “Reciprocal Easements” means the non-exclusive easements created by this Declaration,
which establish non-exclusive easements upon each of the Lots for the benefit of each of
the other Lots, Owners, Occupants, Association, employees, customers, vendors and other
invitees.
1.2123 "Rules and Regulations" means the Rules and Regulations of the Association as approved
from time to time pursuant to Section 5 of this Declaration.
1.2224 “Special Assessment” means and refers to an Assessment levied against the Lots in
accordance with Section 6.3 of this Declaration.

SECTION 2
DESCRIPTION OF LOTS AND, BOUNDARIES AND LIMITED COMMON
ELEMENTS
2.1
Lots. There are eight (8ten (10) Lots. All Lots are restricted exclusively to
commercial and industrial use. Each Lot constitutes a separate parcel of real estate. No additional
Lots may be created by the physical subdivision, combination or conversion of Lots. The Lot
identifiers and locations of the Lots are as shown on the Plat, which is incorporated herein by
reference. The Lot identifier for a Lot shall be its lot and block number and subdivision name.,
and shall be an Attached Lot or a Detached Lot, as defined above. The number of Lots may be
increased or decreased by subdivision, combining Lots, or moving boundaries, in accordance with
Section 13.3 or 14.6, below. The legal description of the Lots is set forth on Exhibit A, and the
locations of the Lots are as shown on the Plat. The Lot identifiers, designation as a Detached Lot
or Attached Lot, and allocation of Votes and Common Expense Assessments is set forth on
Exhibit F. Upon subdivision of a Lot, or combining Lots, Declarant or other Owner shall file an
amended Exhibit A and Exhibit F, reflecting such changes.
2.2
Lot Boundaries. The front, rear and side boundaries of each Lot shall be the
boundary lines of each platted Lot as shown on the Plat. The Lots shall have no upper or lower
boundaries.
Subject to Section 2.3, all spaces, walls, and other improvements within the
boundaries of a Lot are a part of the Lot.
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2.3
Limited Common Elements. Fixtures, Improvements, or components thereof,
designated to serve one or more, but fewer than all of the Lots, and which may be located partially
or wholly outside such Lot’s boundaries, such as chutes, flues, ducts, pipes, wires, conduit or other
utility installations, bearing walls, bearing columns, water lines and sanitary sewer lines, shall be
considered Limited Common Elements, and shall be reserved for the exclusive use of the Owners
of the Lot or Lots they are designed to serve. Limited Common Elements are subject to the rights
granted to the Association herein or in a separate recorded easement, including the Association’s
right to improve, inspect, use, repair, replace, maintain and regulate. It is expected that only the
Attached Lots will have Limited Common Elements.
SECTION 3
EASEMENTS.
3.1
Grant of Reciprocal Easements. Subject to any express conditions, limitations or
reservations contained herein, Declarant hereby declares that the Lots shall be benefited and
burdened by the following nonexclusive, perpetual Reciprocal Easements which are hereby
imposed upon the Lots:
(a)
Access Easement. Each Lot shall be subject to and the Association and each Lot
shall be the beneficiary of perpetual, appurtenant, non-exclusive easements for reasonable
access, ingress and egress over, upon and across all paved surfaces, presently or hereafter
constructed, of each Lot, as depicted on Exhibit B attached hereto, including without
limitation the private road that runs around the perimeter of the Property (the “Ring Road”)
to provide for the passage of motor vehicles and pedestrians to and from and across each
Lot and to and from all abutting streets or rights of way furnishing access to the Property.
Except for authorized maintenance activities, no Person shall construct any Improvement,
nor obstruct, dump or store anything on the Ring Road or other paved access areas, nor
undertake or permit any activity which may impair the access easement described herein;
(b)
Shared Parking Easement. Each Lot shall be subject to and the Association and each
Lot shall be the beneficiary of perpetual, appurtenant, non-exclusive easements for parking
over, upon and across those parts of each Lot which are identified for such purposes as
depicted on Exhibit C attached hereto. The shared parking easement is subject to the
following qualifications:
(i)

Handicapped parking spaces as required by applicable law shall be maintained
adjacent to each building for the benefit of handicapped persons visiting that
building.

(ii)

Except for authorized maintenance activities no Person shall construct any
Improvement, nor obstruct, dump or store anything, on the parking areas, nor
undertake or permit any activity, which may impair access to or use of such
parking areas.
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(c)
Storm Sewer and Drainage Easements. Each Lot shall be subject to and the
Association and each Lot shall be the beneficiary of perpetual, appurtenant, non-exclusive
easements for storm sewer and drainage improvements and the maintenance, repair and
replacement of said storm sewer and drainage improvements over, upon and across those
areas of each Lot which are subject to public drainage and utility easements as shown on
the Plat.
(d)
Storm Water Pond Maintenance Easement. Lots 7 and 8 shall be subject to and the
Association and each Lot shall be the beneficiary of a perpetual, appurtenant, nonexclusive easement for storm water pond improvements and the maintenance, repair and
replacement thereof, over, upon and across those parts of said Lots 7 and 8 as depicted on
Exhibit D attached hereto.
(e)
Landscape Easement. Each Lot shall be subject to and the Association and each Lot
shall be the beneficiary of perpetual, appurtenant, non-exclusive easements for landscape
purposes over, upon and across those parts of each Lot which are identified for such
purposes as depicted on Exhibit E attached hereto.
(f)
Maintenance Access Easement. The Property is subject to a perpetual, nonexclusive easement in favor of the Association and its agents for access upon and across
the Lots as reasonably necessary for the purpose of performing maintenance, repair and
replacement for which the Association is responsible as set forth in this Declaration or any
agreement with the City. The easement rights shall be exercised, whenever practicable,
upon reasonable notice to any Owner whose Lot is directly affected.
(f
(g)
Public Safety and Health Easement. In case of emergency, all Lots are subject to
an easement for access, without notice and at any time, by an officer or member of the
Board, by the Association's management agents or by any public safety personnel.

(h)
Easement for Encroachments. Each Lot, and the rights of the Owners and
Occupants thereof, shall be subject to an exclusive easement for encroachments, in favor
of the adjacent Lots, for walls, roof overhangs, utility installations and other appurtenances
which are part of the original construction on the adjacent Lot. If there is a building or
improvement located on a Lot that encroaches upon another Lot as a result of the
construction, reconstruction, repair, shifting, settlement or movement of any part of the
Property, an appurtenant easement for the encroachment, for the use, enjoyment and
occupation of any encroaching building or improvement, and for the maintenance thereof,
shall exist. Such easements shall continue for as long as the encroachment exists and shall
not affect the marketability of title.
(i)
Utilities Easements. Each Attached Lot shall be subject to a non-exclusive
appurtenant easement in favor of the adjacent Lots for the use and enjoyment of water lines
and sanitary sewer lines and related equipment connected to such Lot. Each Attached Lot
shall also be subject to a non-exclusive easement in favor of the Association and the City
to access, monitor, inspect, maintain, repair, improve and replace the water lines and
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sanitary sewer lines and related equipment.
(j)
Creation of Additional Easements. While the Declarant is the Owner of at least one
Lot, Declarant may, without vote of the members of the Association, cause the Board to
execute and deliver such easements or other conveyances for the creation of utilities or
other dedications as may be required incident to the development of the Property. The
Owners hereby designate the Declarant and/or Association as their lawful attorney-in-fact
to execute any instrument on their behalf as may hereafter be required or deemed necessary
for the purpose of creating such easement.
(k)
Emergency Access Easement. For the purpose of performing emergency action to
seal a building on an Attached Lot from weather or otherwise to prevent damage or
destruction to any structure on an adjacent Attached Lot, the Association through its duly
authorized agents or employees, shall have the right to enter any such building at any time,
without notice, with such persons and material as the Association deems necessary to
accomplish such emergency repairs or to take such emergency action.
3.2
Reasonable Use of Easements. The easements herein above granted shall be used
and enjoyed by the Owners and the Association, as the case may be, and their invitees in such a
manner so as not to unreasonably interfere with, obstruct or delay the conduct and operations of
the business of the Owners or Occupants at any time being conducted on the Lots including,
without limitation, public access to and from said businesses, and the receipt or delivery of
merchandise/inventory in connection therewith.
3.3
Duration, Restrictions and Use. The rights and easements granted or reserved by
this Section 3 shall be permanent, shall run with the land, unless otherwise expressly indicated,
and shall be subject to the following qualifications:
(a)
The easements shall supplement and not limit any easements described elsewhere
in this Declaration, or in any recorded instrument.
(b)
The easements shall be subject to reasonable regulation by the Association and shall
be subject to such reasonable limitation as to location and routing as may be established by
the Association, or any governmental authority.
(c)
The easements shall include reasonable access over, under and across the Property
to maintain, repair, replace and reconstruct the easement areas and any Improvements
located thereon.
3.4
No Interference. No Improvement shall be erected or maintained, nor shall
excavation, grading or reshaping be undertaken, and no refuse, fill or other material shall be placed
in an easement area which may damage or interfere with the installation, use or maintenance of
such area, or which may change or impede the flow of water through any drainage easement area.
3.5
Reasonable Care. All Persons exercising easement rights shall (i) take reasonable
care to avoid damaging the Property or creating safety hazards; (ii) promptly repair any damage to
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the Property which they or their employees or agents or invitees caused; (iii) promptly reimburse
the Association for all costs incurred by it for repairing damage to an easement area caused by the
person exercising the easement rights; and (iv) hold harmless, indemnify and defend the
Association and other Owners, and their officers and directors, from and against all claims,
damages, losses and other liabilities arising out of the exercise of the easement rights.
3.6
No Benefit to the Public. No grant, dedication or creation of an easement under
this Declaration shall constitute a dedication of the easement area or the use thereof to the public,
it being the intent of this Declaration that the easement areas be and remain private property subject
to the operation, control and regulation by the Association, and that the Lots be and remain private
property subject to operation, control or regulation by the respective Owners thereof, and/or the
Association, as applicable, all in compliance with the Governing Documents.
3.7
Restriction on Third Party Easement Grants. Except for the Declarant and the
exercise of its rights under this Declaration, and the Board, in the exercise of authority granted by
the Governing Documents, no Person shall create, grant or convey any easement or comparable
rights upon any portion of the Property without the prior written approval of the Board; provided
that the Board shall grant such approval if (i) the easement will not adversely affect the Property
or any Lot; (ii) the easement will not adversely and materially affect shared parking, ingress and
egress rights of the Owners and Occupants under the easements described in this Section 3; and
(ii) the easement is consistent with the overall design and plan for the Property as established by
the Declarant and approved by the City. Approval by the Board shall not be unreasonably withheld
if the easement satisfies the foregoing criteria.
SECTION 4
ASSOCIATION MEMBERSHIP RIGHTS AND OBLIGATIONS
Membership in the Association, and the allocation to each Lot of a portion of the votes in
the Association and a portion of the Common Expenses of the Association shall be governed by
the following provisions:
4.1
Membership. Each Owner shall be a member of the Association by virtue of
ownership of a Lot, and the membership shall be automatically transferred with the conveyance of
the Owner's interest in the Lot. An Owner's membership shall terminate when the Owner's Lot
ownership terminates. When more than one Person is an Owner of a Lot, all such Persons shall
be members of the Association, but multiple Ownership of a Lot shall not increase the voting rights
allocated to such Lot nor authorize the division of the voting rights.
4.2
Voting and Common Expenses. Voting rights andare allocated among the Lots as
set forth on Exhibit F. Common Expense obligations are allocated equally among the Lots unless
otherwise stated in this Declarationthe percentages set forth on Exhibit F. The voting rights and
common expense obligations may be reallocated as a result of subdivision or determined by the
Board.combination of Lots, but the total number of votes in the Association shall at all times equal
twenty-four (24). The Board may authorize special allocations of Common Expenses to address
operational, physical or administrative differences among certain Lots or classes of Lots., as more
specifically described in Section 6.
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4.3
Appurtenant Rights and Obligations. The Ownership of a Lot shall include the
voting rights and Common Expense obligations described in Section 4.2. Said rights, obligations
and interests, and the title to the Lots, shall not be separated or conveyed separately, and any
conveyance, encumbrance, judicial sale or other transfer of any allocated interest in a Lot, separate
from the title to the Lot shall be void. The allocation of the rights, obligations and interests
described in this Section may not be changed, except in accordance with the Governing
Documents.
4.4
Authority to Vote. The Owner, or some natural person designated to act as proxy
on behalf of the Owner and who need not be an Owner, may cast the vote allocated to such Lot at
meetings of the Association. However, if there are multiple Owners of a Lot, only the Owner or
other Person designated pursuant to the provisions of the Bylaws may cast such vote. The voting
rights of Owners are more fully described in the Bylaws.
4.5
Declarant Control. Notwithstanding the vote of any Owner to the contrary, the
Declarant hereby reserves a period of Declarant control of the Association during which the
Declarant, or persons designated by the Declarant, may appoint or remove the officers and
directors of the Association (“Declarant Control Period”). The Declarant Control Period shall
extend from the date of filing of the Declaration until the earlier of the following:
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(a)

The date that Declarant no longer owns any Lot in the Association; or,

(b)

Voluntary termination of the Declarant Control Period by Declarant. Upon
termination of the Declarant Control Period, the Owners shall elect a Board of
Directors of at least three (3) individuals. In electing the Board, all Owners may
cast the votes allocated to any lot owned by them. The Board shall elect the officers.
The directors and officers shall take office upon election.

4.6
Meetings of the Board. Except as otherwise provided herein, meetings of the Board
must be open to all Owners. To the extent practicable, the Board shall give reasonable notice to
the Owners of the date, time and place of a Board meeting. If the date, time and place of meetings
are provided for in this Declaration, the Articles of Incorporation or By-Laws of the Association,
were announced at a previous meeting of the Board, posted in a location accessible to the Owners
and designated by the Board from time to time, or if an emergency requires immediate
consideration of a matter by the Board, notice is not required. “Notice” has the meaning given in
Minnesota Statutes, §317A.011, Subd. 14. Nothing in this section imposes a duty upon the Board
to provide special facilities for meetings. The failure to give Notice as required by this section
shall not invalidate the Board meeting or any action taken at the meeting.
SECTION 5
ADMINISTRATION
The administration and operation of the Association and the Property, including but not
limited to the acts required of the Association, shall be governed by the following provisions:
5.1
General. The operation and administration of the Association and the Property shall
be governed by the Governing Documents and the Act. The Association shall, subject to the rights
of the Owners set forth in the Governing Documents and the Act, be responsible for the operation,
management and control of the Property. The Association shall have all powers described in the
Governing Documents and the Act. All power and authority of the Association shall be vested in
the Board, unless action or approval by the individual Owners is specifically required by the
Governing Documents or the Act. All references to the Association shall mean the Association
acting through the Board unless specifically stated to the contrary.
5.2
Operational Purposes. The Association shall operate and manage the Property for
the purposes of (i) administering and enforcing the covenants, restrictions, easements, charges and
liens set forth in this Declaration and the Governing Documents, (ii) maintaining, repairing and
replacing those portions of the Property for which it is responsible and (iii) preserving the value,
and the architectural uniformity and character, of the Property.
5.3
Binding Effect of Actions. All agreements and determinations made by the
Association in accordance with the powers and voting rights established by the Governing
Documents shall be binding upon all Owners and Occupants, and their lessees, guests, heirs,
personal representatives, successors and assigns, and all secured parties.
5.4
Bylaws. The Association shall have Bylaws which shall govern the operation and
administration of the Association, and shall be binding on all Owners and Occupants.
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5.5
Management. The Board may delegate to a manager or managing agent the
management duties imposed upon the Association's officers and directors by the Governing
Documents. However, such delegation shall not relieve the Association officers and directors of
the ultimate responsibility for the performance of their duties as prescribed by the Governing
Documents and by law.
5.6
Rules and Regulations. The Board shall have exclusive authority to approve and
implement such reasonable Rules and Regulations as it deems necessary from time to time for the
purpose of operating and administering the affairs of the Association and regulating the use of the
Property; provided that the Rules and Regulations shall not be inconsistent with the other
Governing Documents or the Act. Each Owner and Occupant shall abide by and comply with the
Rules and Regulations. The inclusion in other parts of the Governing Documents of authority to
approve Rules and Regulations shall be deemed to be in furtherance, and not in limitation, of the
authority granted by this Section. New or amended Rules and Regulations adopted by the
Association shall be effective only after reasonable notice thereof has been given to the Owners.
5.7
Association Assets; Surplus Funds. All funds and real or personal property
acquired by the Association shall be held and used for the benefit of the Owners for the purposes
stated in the Governing Documents. Surplus funds remaining after payment of or provision for
Common Expenses and reserves shall be credited against future assessments or added to reserves,
as determined by the Board.
SECTION 6
ASSESSMENTS
6.1
General. Assessments for Common Expenses shall be determined and assessed
against the Lots by the Board, in its discretion, subject to the requirements and
procedureslimitations set forth in this Section 6Sections 6.2 and 6.3, and the requirements of the
BylawsBy-Laws. Assessments for Common Expenses shall include annual Assessments under
Section 6.2,assessments and may include Special Assessments under Section 6.3. Annual and
Specialspecial assessments.
General Assessments shall be allocated among the Lots
equally,according to the Common Expense allocations set forth on Exhibit F, subject to the
following qualifications:
a.

Any Common Expense associated with the Maintenance (as that term is defined in
Section 9.1, below) of a Limited Common Element undertaken by the Association
shall be assessed exclusively against the Lot or Lots to which that Limited Common
Element is assigned or serves, on an equitable basis, which may factor-in the actual
cost incurred with respect to each such Lot.

b.

Any Common Expense related to Maintenance or other services or benefits
provided to one or more, but fewer than all of the Lots, shall be assessed exclusively
against the Lot or Lots receiving such Maintenance, service or benefit, on an
equitable basis, which may factor-in the actual cost incurred with respect to each
such Lot
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c.

The costs of insurance obtained by the Association, if any, may be assessed in
proportion to value, risk or coverage.

d.

Reasonable attorneys’ fees and other costs incurred by the Association in
connection with (i) the collection of assessments and (ii) the enforcement of the
Governing Documents against an Owner or Occupant or their guests, may be
assessed against the Owner’s Lot.

e.

Fees, charges, late charges, fines and interest may be assessed for failure to pay
assessments when due, as determined by the Board of Directors.

f.

If any damage to the Common Elements or another Lot is caused by the act or
omission of any Owner or Occupant, or their guests, the Association may assess
the costs of repairing the damage exclusively against the Owner’s Lot to the extent
not covered by insurance.

g.

If any installment of an assessment becomes more than 30 days past due, then the
Association may, upon 10 days written notice to the Owner, declare the entire
amount of the assessment immediately due and payable in full.

h.

If Common Expense liabilities are reallocated for any purpose, Common Expense
assessments and any installment thereof not yet due shall be recalculated in
accordance with the allocation formula set forth in Section 4.2. reallocated
Common Expense liabilities.

i.

Assessments under Subsections 6.1 a.-g. shall not be considered special
assessments as described in Section 6.3.

6.2
Annual Assessments. Annual Assessments shall be established and levied by the
Board, subject to the limitations set forth hereafter. Each annual Assessment shall cover all the
anticipated Common Expenses of the Association for that year which are to be shared by all Lots
in accordance with the allocation set forth in Section 4.2 and Exhibit F attached hereto.on Exhibit
F, as well as certain Common Expenses subject to special allocations, as provided in accordance
with Section 6.1. Annual Assessments shall be payable in equal monthly installments. Annual
Assessments shall provide, among other things, for an adequate reserve fund for the maintenance,
repair and replacement of the easements areas and those parts of the Lots for which the Association
is responsible.
6.3
Special Assessments. In addition to annual Assessments, and subject to the
limitations set forth hereafter, the Board may levy in any assessment year a Special Assessment
against all Lots in accordance with the allocation formula set forth in Section 4.2.the Lots. Special
assessments shall be used for the purpose of (a) defraying in whole or in part the cost of any
unforeseen and unbudgeted Common Expense, (b) reserves for maintenance, repair or replacement
and (c) the maintenance, repair or replacement of any part of the Property and any improvements
related thereto.
6.4

Working Capital Fund. There shall be established a working capital fund to meet
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unforeseen expenditures or to purchase additional equipment or services during the Association's
beginning years of operation. The Board shall include in each subsequent annual budget a
reasonable amount of working capital, based upon the anticipated needs of the Association for the
year in question. There shall be contributed on a one-time basis for each Lot sold an amount equal
to two (2) months installments of the estimated Common Expense Assessment for the Lot. The
contribution shall be paid at the earlier of the time of closing of sale of the Lot or the time of
termination of the period of Declarant Control under Section 4. The contributions to this fund are
in addition to the regular monthly installments of Assessments. The funds shall be deposited into
a segregated Association account no later than the termination of the period of Declarant Control.
Declarant may not use the funds to defray any of its expenses, reserve contributions or construction
costs, or to make up any budget deficit while Declarant is in control of the Association. However,
upon the closing of the sale of an unsold Lot, Declarant may reimburse itself from funds collected
from the purchaser at the closing for any contributions made by Declarant to the working capital
fund with respect to that Lot.
6.5
Liability of Owners for Assessments. The obligation of an Owner to pay
Assessments shall commence at the later of (i) the time at which the Owner acquires title to the
Lot, or (ii) the due date of the first Assessment levied by the Board; provided that neither the
Declarant nor any unsold Lot owned by Declarant shall be liable for an Assessment, nor subject to
any Assessment lien. Subject to the foregoing exemption, the Owner at the time an Assessment
is payable with respect to the Lot shall be personally liable for the share of the Common Expenses
assessed against such Lot. Such liability shall be joint and several where there are multiple Owners
of the Lot. The liability is absolute and unconditional. No Owner is exempt from liability for
payment of Assessments by right of set-off, by waiver of use or enjoyment of any part of the
Property, by absence from or abandonment of the Lot, by the waiver of any other rights, or by
reason of any claim against the Association or its officers, directors or agents, or for their failure
to fulfill any duties under the Governing Documents or the Act. The Association may invoke the
charges, sanctions and remedies set forth in this Declaration in addition to any remedies provided
elsewhere in the Governing Documents or by law for the purpose of enforcing its rights hereunder.
6.6
Assessment Lien. The Association has a lien on a Lot for any Assessment levied
against that Lot from the time the Assessment becomes due. If an Assessment is payable in
installments, the full amount of the Assessment is a lien from the time the first installment thereof
becomes due. Fees, charges, late charges, fines and interest charges imposed by the Association
are liens and are enforceable as Assessments, under this Section 6. Recording of the Declaration
constitutes record notice and perfection of any lien under this Section 6, and no further recordation
of any notice of or claim for the lien is required. The release of the lien shall not release the Owner
from personal liability unless agreed to in writing by the Association.
6.7
Foreclosure of Lien; Remedies. A lien for Assessments may be foreclosed against
a Lot under the laws of the state of Minnesota (i) by action, or (ii) by advertisement in a like
manner as a mortgage containing a power of sale. The Association, or its authorized
representative, shall have the power to bid in at the foreclosure sale and to acquire, hold, lease,
mortgage and convey any Lot so acquired. The Owner and any other Person claiming an interest
in the Lot, by the acceptance or assertion of any interest in the Lot, grants to the Association a
power of sale and full authority to accomplish the foreclosure. The Association shall, in addition
to its other remedies, have the right to pursue any other remedy at law or in equity against the
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Owner who fails to pay any Assessment or charge against the Lot.
6.8
Lien Priority; Foreclosure. A lien for Assessments is prior to all other liens and
encumbrances on a Lot except (i) liens and encumbrances recorded before the Declaration, (ii) any
first mortgage encumbering the fee simple interest in the Lot, and (iii) liens for real estate taxes
and other governmental Assessments or charges against the Lot. Notwithstanding the foregoing,
if (1) a first mortgage on a Lot is foreclosed, (2) the first mortgage was recorded on or after the
date of recording of this Declaration, and (3) no Owner redeems during the Owner's period of
redemption provided by Minnesota Statutes Chapters 580, 581, or 582, then the holder of the
sheriff's certificate of sale from the foreclosure of the first mortgage shall take title to the Lot
subject to unpaid Assessments for Common Expenses levied by the Association which became
due, without acceleration, during the six (6) months immediately preceding the first day following
the end of the Owner's period of redemption.
6.9
Voluntary Conveyances, Statement of Assessments. In a voluntary conveyance of
a Lot, the buyer shall not be personally liable for any unpaid Assessments and other charges made
by the Association against the seller or the seller's Lot prior to the time of conveyance to the buyer,
unless expressly assumed by the buyer. However, the lien of such Assessments shall remain
against the Lot until released. Any seller or buyer shall be entitled to a statement, in recordable
form, from the Association setting forth the amount of the unpaid Assessments against the Lot,
including all Assessments payable in the Association's current fiscal year, which statement shall
be binding on the Association, seller and buyer.

SECTION 7
RESTRICTIONS ON USE OF PROPERTY
All Owners and Occupants, and all secured parties, by their acceptance or assertion of an
interest in the Property, or by their occupancy of a Lot, covenant and agree that, in addition to any
other restrictions which may be imposed by the Governing Documents, the occupancy, use,
operation, alienation and conveyance of the Property shall be subject to the following restrictions:
7.1
General. The Property shall be owned, conveyed, encumbered, leased, used and
occupied subject to the Governing Documents, as amended from time to time or as further adopted
from time to time by the Association. All covenants, restrictions and obligations set forth in the
Governing Documents are in furtherance-of a plan for the Property, and shall run with the Property
and be a burden and benefit to all Owners and Occupants and to any other Person acquiring or
owning an interest in the Property, their heirs, personal representatives, successors and assigns.
7.2
Use of the Lots. The Lots shall be used by Owners, Occupants and their guests for
commercial and industrial purposes which comply with applicable laws, ordinances and
regulations and for no other purpose. No Lots shall be used for residential purposes. No changes
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in the use of the Property shall be made without prior receipt of all required governmental
approvals. Rental of the Lots by Owners for uses set forth herein shall be permitted subject to the
condition that the lease shall provide that it is subordinate and subject to the provisions of the
Governing Documents and that any failure of the tenant to comply with the terms of such
documents shall be a default under the lease.
7.3
Resale of Lots. All Owners shall be required to provide written notice to the
Association of the Owner’s intent to list or offer the Owner’s Lot for sale fifteen (15) days prior
to offering or listing the Lot for sale.
7.4
Delegation of Use. An Owner may delegate, in accordance with the Governing
Documents, the Owner's right of use and enjoyment of the Lot to persons occupying the Lot
pursuant to a legal right of possession; provided, that such persons shall be subject to the
Governing Documents.
7.5
Quiet Enjoyment; Interference Prohibited. All Owners and Occupants and their
invitees shall have a right of quiet enjoyment in their respective Lots. The Property shall be
occupied and used in such a manner as will not cause a nuisance, nor unduly restrict, interfere with
or impede the use and quiet enjoyment of the Property by other Owners and Occupants and their
guests.
7.6
Compliance with Law. No use shall be made of the Property which would violate
any existing municipal codes or ordinances, or state or federal laws, nor shall any act or use be
permitted which could cause waste to the Property, cause a material increase in insurance rates on
the Property, or otherwise cause any unusual liability, health or safety risk, or expense, for the
Association or any Owner or Occupant.
7.7
Vegetation and Trees. Vegetation and trees located on the Lots, whether natural or
otherwise, shall be maintained in substantially the same condition as originally established, subject
only to (i) changes authorized by the Association consistent with all statutes, requirements, rules,
ordinances and regulations imposed on such areas and items by governmental authorities having
jurisdiction and (ii) the prior approval of any such governmental authorities, if required. No
cutting, mowing, trimming, draining, dredging or other alteration of such areas and items shall be
permitted, except as authorized by this Section, it being the intention that such areas and items
remain and be maintained in substantially their condition as of the date of recording of this
Declaration, and subject to natural changes.
SECTION 8
ARCHITECTURAL AND LANDSCAPE CONTROLS
8.1
Architectural Review. It is the intent of Declarant to create a general plan and
uniform scheme of development of the Property and to create within the Property high quality and
harmonious Improvements that comply with all requirements of the Planned Unit Development
approved for the Property by the City. Accordingly, the Board shall have the right to approve or
disapprove all architectural, landscaping and location of any proposed buildings or improvements
on all Lots within the Property. In addition, the Board shall have the right to approve or disapprove
all proposed additions, changes and any other type of remodeling to the exterior of any building,
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however, this approval shall not be necessary with respect to any proposed changes to a building
by the Declarant. The Board may, in its sole discretion, impose standards for construction and
development which may be greater or more stringent than standards prescribed in applicable,
building, zoning or other local governmental codes.
8.1.1 No building shall be constructed, erected, removed from or maintained upon
a Lot, nor shall any addition to or any change, replacement or alteration therein be made
until the plans and specifications showing the nature, kind, shape, height, materials, color
and the location of same shall have been submitted to and approved in writing by the Board.
A complete set of plans and specifications prepared by an architect, landscape architect,
engineer or other person found to be qualified by the Board shall be submitted for approval
by written application. The Board may require submission of samples of building materials
and colors proposed to be used.
8.1.2 The Board shall have the right to refuse to approve any plans and
specifications which are not suitable or desirable, in its sole and absolute discretion, for
aesthetic or any other reasons. In approving or disapproving such plans and applications,
the Board shall consider the suitability of the proposed buildings, the materials of which
the same are to be built, the harmony thereof with the surrounding area and the effect
thereof on adjacent or neighboring Lots.
8.1.3 Construction of all buildings for which the approval of the Board is required
under this Declaration shall be completed within the time period specified by the Board
8.1.4 Upon approval by the Board of any plans and specifications submitted to it,
the Board shall notify the applicant in writing, which notification shall set forth any
qualifications or conditions of approval. In the event that the Board disapproves any plans
and specifications submitted to it, the Board shall so notify the applicant in writing, stating
the grounds upon which such disapproval is based. No building shall be erected or allowed
to remain upon a Lot which violates any of the covenants, conditions or restrictions
contained in this Declaration, or which violates any zoning or building ordinance or
regulation.
8.1.5 There is specifically reserved unto the Board, and to any agent or member
of the Board, the right of entry and inspection upon any Lot for the purpose of
determination by the Board whether there exists any construction of any building which
violates the terms of any approval by the Board or the terms of this Declaration or any
amendments thereto, or of any other covenants, conditions and restrictions to which any
deed or other instrument of conveyance makes reference. If any building of any nature shall
be constructed or altered without the prior written approval of the Board, the Owner shall,
upon demand of the Association, cause such building to be removed, or restored in order
to comply with the plans and specifications originally approved by the Board. The Owner
shall be liable for the payment of all costs of removal or restoration, including all costs and
attorneys’ fees incurred by the Association to enforce the requirements herein. Such costs
may also be the basis for an individual assessment against the Lot upon which such noncompliant building is located.
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8.1.6 The Board may, in its sole discretion, grant variances from the requirements
contained herein or as elsewhere promulgated by the Board, on a case by case basis;
provided however, that the variance sought is reasonable and does not impose a hardship
upon other Owners. The granting of such a variance by the Board shall not nullify or
otherwise affect the Board 's right to require strict compliance with the requirements set
forth herein on any other occasion.
8.1.7 Notwithstanding anything contained herein to the contrary, any
Improvements of any nature at any time made or to be made by the Declarant on any Lot
shall not be subject to the review or other procedures of the Board.
8.2
Landscaping Approval. To preserve the aesthetic appearance of the Property, no
landscaping, grading, excavation, or filling of any nature whatsoever shall be implemented or
installed by any Owner, other than the Declarant, unless and until the plans therefor have been
submitted to and approved in writing by the Board.
8.3
Building Restrictions. All buildings and other structures shall be constructed in
compliance with any and all applicable state, county and municipal zoning and building
restrictions.
8.4
Alteration of Attached Buildings. An Owner of an Attached Lot may not make any
Improvements or alterations that would impair the structural integrity or mechanical systems or
support of any attached building or shared Limited Common Elements. In addition to the other
requirements set forth herein, the owner of an Attached Lot shall be required to make prior
arrangements with the Association to ensure that the adjacent Attached Lot owners will not be
disturbed, and that the attached building(s) and any shared Limited Common Elements will not be
damaged.
SECTION 9
MAINTENANCE
9.1
General Maintenance by Association. The Association shall provide for all
maintenance, repair, reconstruction or replacement of the Ring Road, the paved areas between
buildings located on the Lots up to the concrete apron at the rear of each building and up to the
sidewalk in front of each building, landscaping, storm sewer and drainage and storm water pond,
as depicted on Exhibit G attached hereto. The Association shall have reasonable access over,
under and across the Property to provide said maintenance, repair, reconstruction or replacement.
The costs of the maintenance, repair, reconstruction or replacement performed by or at the
direction of the Association shall be allocated equally among the Lots unless the Association
determines that one or more Lots shall be assessed for any particular cost.
9.2
Storm Water Facilities Maintenance by Association. The Association shall inspect,
maintain, operate and replace in a good state of repair and safe condition all storm water facilities,
including, without limitation, drainage swales, storm sewer systems, infiltration basins,
sedimentation basins and ponding systems on the Property to ensure that the storm water facilities
(“Facilities”) function as intended and comply with the requirements set forth in the Stormwater
Facilities Maintenance Agreement of even date herewith between Declarant and the City.
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9.2.1 The Association shall be responsible for the inspection and maintenance of
the Facilities so that the Facilities function properly. The Association shall submit a report
to the City, upon request, that includes the inspection date(s) of the Facilities, conditions
of the Facilities, testing of the Facilities and any corrective actions taken.
9.2.2 The Association shall annually in the Fall inspect and document inflow
points and infiltration surface for buildup of road sand associated with spring melt period,
remove as necessary and replant areas that have been impacted by sand/salt build up.
9.2.3 The following operational maintenance activities shall be performed on all
Facilities on an annual basis or as needed:
a.
b.
c.
d.

e.

Removal of trash and debris,
Inspection of sump catch basins, inlets and outlets monthly,
Removal of sediments when the storage volume or conveyance capacity of
the storm water management system is below design levels
Ensure systems designed for infiltration are drawing down within 48 hours,
infiltration testing is performed as identified in the Minnesota Pollution
Control Agency (MPCA) Storm Water Manual and
Stabilization and restoration of eroded areas.

9.2.4 If the Facilities are not functioning as designed and permitted, operational
maintenance must be performed immediately to restore the system. If operational
maintenance measures are insufficient to enable the system to meet the design and
performance standards of this chapter, the permittee must either replace the system or
construct an alternative design.
9.2.5 In the event The Association fails to maintain the Facilities in good working
condition acceptable to the City, the City may enter upon the Property and take such steps
as are necessary to correct deficiencies identified in the inspection report and to charge the
costs of such repairs to The Association. This provision shall not be construed to allow the
City to erect any structure of permanent nature on the Property for the storm water
Facilities. The City is under no obligation to routinely maintain or repair said Facilities,
and in no event shall this Declaration be construed to impose any such obligation on the
City. Declarant grants to the City, its authorized agents and employees, a non-exclusive,
perpetual easement over, across, under and through the Property for such purposes.
9.3
Maintenance by Owner. All9.3
Maintenance of Limited Common Elements.
The Association shall provide for maintenance, repair, reconstruction, and replacement
(“Maintenance”) of all sanitary sewer lines that connect an Attached Lot to a main municipal
sanitary sewer line, and all water lines that connect an Attached Lot to the main municipal water
line, and related components, to the extent deemed necessary or desirable by the Board or as
required by the City. The Association shall assess the cost of such Maintenance exclusively against
the Attached Lots that are serviced by such sewer lines or water lines, pursuant to Section 6.1.a,
above. The Association shall have the easements granted herein to complete such Maintenance.
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9.4
Maintenance of Attached Units. The Association shall provide exterior
Maintenance of the buildings on the Attached Lots to the extent deemed necessary and desirable
by the Board, including, without limitation, roofs, gutters, downspouts, siding, entry doors and
garage doors (except hardware), and other exterior building surfaces, but excluding door hardware,
air conditioning equipment, glass and window frames. The Association shall assess the cost of
such Maintenance exclusively against the Attached Lots that receive such Maintenance, pursuant
to Section 6.1.b, above. The Association shall have the easements granted herein to complete such
Maintenance.
9.5
Maintenance by Owner. Except as expressly stated above, all maintenance of the
exterior and interior of a building located on a Lot, the sidewalk in front of a building and the
concrete apron at the rear of a building shall be the sole responsibility and expense of the Owner
thereof, who shall maintain the Improvements located upon the Owner’s Lot in first class, clean,
safe and sanitary condition in compliance with the Governing Documents or with specific uniform
criteria established by the Association. The Association may also undertake any exterior
maintenance which the responsible Owner fails to or in the reasonable determination of the
Association improperly performs, and charge and assess the Lot for the cost thereof. Such cost
shall be a personal obligation of the Owner and a lien against the Owner's Lot.
9.46 Damage Caused by Owner. Notwithstanding any provision to the contrary in this
Section, if, in the judgment of the Association, the need for maintenance of any part of the Property
is caused by the willful or negligent act or omission of an Owner or Occupant, or their invitees, or
by a condition in a Lot which the Owner or Occupant has willfully or negligently allowed to exist,
the Association may cause such damage or condition to be repaired or corrected (and enter upon
any Lot to do so), and the cost thereof may be charged and assessed against the Lot of the Owner
responsible for the damage. Such cost shall be a personal obligation of the Owner and a lien
against the Owner's Lot. In the case of party walls between adjoining buildings located on different
Lots, the Owners of the affected buildings shall be liable as provided in Section 10.
SECTION 10
PARTY WALLS
10.1

General Rules of Law to Apply. Each wall built as part of the original
construction of a building on a Lot and located on the boundary line between Lots
shall constitute a party wall, and, to the extent not inconsistent with the provisions
of this Section, the general rules of law, regarding party walls and liability for
property damage due to negligent or willful acts or omissions shall apply thereto.

10.2

Repair and Maintenance. The Owners of the Lots which share the party wall shall
be responsible for the maintenance repair and replacement of the party wall in
proportion with their use; provided (i) that any maintenance, repair or replacement
necessary due to the acts or omissions of a certain Owner of Occupant sharing such
party wall shall be paid for by such Owner, and (ii) that the Association may
contract for and supervise the repair of damage caused by an Owner or Occupant
and assess the Owners for their respective shares of the cost to the extent not
covered by insurance.
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10.3

Destruction by Fire or Other Casualty. If a party wall is destroyed or damaged
by fire or other casualty, the Association shall promptly restore it. Insurance claims
shall be made promptly following any such loss.
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SECTION 11
INSURANCE
1011.1
Required Coverage. The Association shall obtain and maintain policies of
insurance in accordance with the requirements set forth herein, issued by a reputable insurance
company or companies authorized to do business in the state of Minnesota, as follows:
a.

Comprehensive public liability insurance covering the activities of the Association
with minimum limits of two million dollars ($2,000,000) per occurrence, against
claims for death, bodily injury and property damage, and such other risks as are
customarily covered by such policies for projects similar in construction, location
and use to the Property. The policy shall contain a "severability of interest"
endorsement which shall preclude the insurer from denying the claim of an Owner
or Occupant because of negligent acts of the Association or other Owners or
Occupants.

bb.

Property insurance, written on a Special form, covering risks of physical loss in an
amount equal to one hundred percent (100%) of the insurable estimated
"replacement cost" of the Attached Units, less deductibles determined by the Board,
and exclusive of land, footings, excavation and other items normally excluded from
coverage. Provided, such insurance coverage shall not include glass or window
frames, or interior improvements and betterments, such as (without limitation)
ceiling or wall finishing materials, finished flooring, cabinetry, finished millwork,
electrical, heating, ventilating, and air conditioning equipment, or other fixtures or
equipment of any kind located inside the building.

c.

Fidelity bond or insurance coverage against dishonest acts on the part of directors,
officers, managers, trustees, employees or persons responsible for handling funds
belonging to or administered by the Association if deemed to be advisable by the
Board. The fidelity bond or insurance shall name the Association as the named
insured. The Board may include an appropriate endorsement to the policy to cover
any persons who serve without compensation if the policy would not otherwise
cover volunteers, or a waiver of defense based upon the exclusion of persons
serving without compensation.

d.

Workers' Compensation insurance as required Bylaws.

ce.

Such other insurance as the Board may determine from time to time to be in the
best interests of the Association and the Owners, including directors’ and officers’
liability insurance.

10f.

The Association shall not be responsible for obtaining or maintaining personal
liability insurance with respect to any of the Lots, or Property insurance on the
Detached Lots.
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11.2 Premiums. All insurance premiums for insurance maintained by the Association
shall be assessed and paid as Annual Assessments, and allocated among the Lots as determined by
the Board consistent with the Governing Documents.a Common Expense. The cost of property
insurance on the Attached Lots shall be assessed exclusively against the Attached Lots, in
accordance with Section 6.1.c.
1011.3 Loss Payee, Insurance Trustee. All insurance coverage maintained by the
Association shall be written in the name of, and the proceeds thereof shall be payable to, the
Association as trustee for the benefit of the Owners and secured parties, including Eligible
Mortgagees, which suffer loss. The Association shall have exclusive authority to negotiate, settle
and collect upon any claims or losses under any insurance policy maintained by the Association.
1011.4 Required Policy Provisions. All policies of property insurance carried by the
Association shall provide that:
a.

Each Owner and secured party is an insured Person under the policy with respect
to liability arising out of the Owner's membership in the Association.

b.

The insurer waives its right to subrogation under the policy against any Owner or
member of the Owner's household and against the Association and members of the
Board.

c.

No act or omission by any Owner or secured party, unless acting within the scope
of authority on behalf of the Association, shall void the policy or be a condition to
recovery under the policy.

d.

If at the time of a loss under the policy there is other insurance in the name of an
Owner covering the same property covered by the policy, the Association's policy
is primary insurance.

1011.5 Cancellation; Notice of Loss. All policies of property insurance and comprehensive
liability insurance maintained by the Association shall provide that the policies shall not be
cancelled or substantially modified, for any reason, without at least thirty (30) days' prior written
notice to the Association and Owners of the Lots affected.
1011.6 Effect of Acts Not Within Association's Control. All policies of insurance
maintained by the Association shall provide that the coverage shall not be voided by or conditioned
upon (i) any act or omission of an Owner, Occupant, or Eligible Mortgageesecured party, unless
acting within the scope of authority on behalf of the Association, or (ii) any failure of the
Association to comply with any warranty or condition regarding any portion of the Property over
which the Association has no control.
SECTION 1112
COMPLIANCE AND REMEDIES
1112.1 Compliance with Governing Documents. Each Owner and Occupant, and any other
Person owning or acquiring any interest in the Property, shall be governed by and comply with the
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provisions of the Governing Documents and such amendments thereto as may be made by the
Association from time to time, and the decisions of the Association. A failure to comply shall
entitle the Association to the relief set forth in this Section, in addition to the rights and remedies
that may be authorized elsewhere by the Governing Documents.
1112.2 Entitlement to Relief. The Association or any Owner may commence legal action
to recover sums due for damages, for injunctive relief or to foreclose a lien owned by it, or any
combination thereof, or an action for any other relief authorized by the Governing Documents or
available at law or in equity. Legal relief may be sought by the Association against any Owner to
enforce compliance with the Governing Documents, the Act or the decisions of the Association.
Owners may also enforce compliance with the Governing Documents by a private legal action,
independent of this Section. No Owner may withhold any Assessments payable to the Association,
or take or omit other action in violation of the Governing Documents and the Rules and
Regulations as a measure to enforce such Owner's position, or for any other reason.
1112.3 Sanctions and Remedies. In addition to any other remedies or sanctions, expressed
or implied, administrative or legal, the Association shall have the right, but not the obligation, to
implement any one or more of the following actions against Owners and Occupants and/or their
invitees, who violate the provisions of the Governing Document:
a.

Commence legal action for damages or equitable relief in any court of competent
jurisdiction.

b.

Impose late charges of $50.00, or such other amount as may from time to time be
determined by the Association, for each past due Assessment or installment thereof,
and impose interest at the highest rate permitted by law accruing beginning on the
first day of the month after the Assessment or installment was due.

c.

In the event of default of more than thirty (30) days in the payment of any
Assessment or installment thereof, all remaining installments of Assessments
assessed against the Lot owned by the defaulting Owner may be accelerated and
shall then be payable in full if all delinquent Assessments or installments thereof,
together with all attorneys' fees, costs of collection and late charges, are not paid in
full prior to the effective date of the acceleration. Not less than ten (l0) days
advance written notice of the effective date of the acceleration shall be given to the
defaulting Owner.

d.

Impose reasonable fines, penalties or charges for each violation of the Governing
Documents.

e.

Suspend the rights of any Owner to vote when the Assessments due with respect to
the Owner's Lot are past due. Such suspensions shall be limited to periods of
default by such Owners and Occupants in their obligations under the Governing
Documents, and for up to thirty (30) days thereafter, for each violation.

f.

Enter any Lot in which, or as to which, a violation or breach of the Governing
Documents exists which is likely to materially affect the health or safety of the
other Owners or Occupants, or their invitees and to summarily abate and remove,
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at the expense of the offending Owner or Occupant, any structure, thing or
condition in the Lot which is causing the violation.
g.

Foreclose any lien arising under the provisions of the Governing Documents or
under law, in the manner provided by Minnesota statutes for the foreclosure of
mortgages by action or under power of sale.

1112.4 Rights to Hearing. Before the imposition of any of the remedies authorized by
Section 1112.3 d., e., f. or g., the Board shall, upon written request of the offender, grant to the
offender an opportunity for a hearing. The offender shall be given notice of the nature of the
violation and the right to a hearing, and at least ten (10) days within which to request a hearing.
The hearing shall be scheduled by the Board and held within thirty (30) days of receipt of the
hearing request by the Board, and with at least ten (10) days prior written notice to the offender.
If the offender fails to timely request a hearing or to appear at the hearing, then the right to a hearing
shall be deemed waived and the Board may take such action as it deems appropriate. The decision
of the Board and the rules for the conduct of hearings established by the Board shall be final and
binding on all parties. The Board's decision shall be delivered in writing to the offender within ten
(10) days following the hearing, if not delivered to the offender at the hearing. The Board may
delegate the foregoing hearing authority to a committee of three or more disinterested Owners,
who shall conduct the hearing and make a recommendation to the Board regarding the disposition
of the matter.
1112.5 Lien for Charges, Penalties. Etc. Any Assessments, charges, fines. expenses,
penalties or interest imposed under this Section shall be a lien against the Lot of the Owner or
Occupant against whom the same are imposed and the personal obligation of such Owner in the
same manner and with the same priority and effect as Assessments under Section 6. The lien shall
attach as of the date of imposition of the remedy, but shall not be final as to violations for which a
hearing is held until the Board makes a written decision at or following the hearing. All remedies
shall be cumulative, and the exercise of, or failure to exercise, any remedy shall not be deemed a
waiver of the Association's right to pursue any others.
1112.6 Costs of Proceeding and Attorneys' Fees. With respect to any collection measures,
or any measures or action, legal, administrative, or otherwise, which the Association takes to
enforce the provisions of the Governing Documents, whether or not finally determined by a court
or arbitrator, the Association may assess the violator and the violator’s Lot with any expenses
incurred in connection with such enforcement, including without limitation fines or charges
previously imposed by the Association, reasonable attorneys' fees, and interest (at the highest rate
allowed by law) on the delinquent amounts owed to the Association. Such expenses shall also
include any collection or contingency fees or costs charged to the Association by a collection
agency or other Person acting on behalf of the Association in collecting any delinquent amounts
owed to the Association by an Owner or Occupant. Such collection or contingency fees or costs
shall be the personal obligation of such Owner and shall be a lien against such Owner's Lot.
1112.7 Liability for Owners' and Occupants' Acts. An Owner shall be liable for the
expense of any maintenance, repair or replacement of the Property rendered necessary by such
Owner's acts or omissions, or by that of Occupants or invitees in the Owner's Lot, to the extent
that such expense is not covered by the proceeds of insurance carried by the Association or such
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Owner or Occupant. However, any insurance deductible amount and/or increase in insurance
rates, resulting from the Owner's acts or omissions may be assessed by the Association against the
Owner responsible for the condition and against said Owner’s Lot.
1112.8 Enforcement by Owners. The provisions of this Section shall not limit or impair
the independent rights of other Owners to enforce the provisions of the Governing Documents.

SECTION 12
SECTION 13
AMENDMENTS
1213.1 Approval Requirements. Except for amendments by Declarant during the
Declarant Control Period, this Declaration may be amended only by the approval of:
a.

Owners of Lots to which are allocated at least sixty-six and two-thirds (66.66%)
percent of the total votes in the Association.

b.

Declarant as to certain amendments as provided in Section 1314.

1213.2 Procedures. Approval of the Owners may be obtained in writing or at a meeting of
the Association duly held in accordance with the Bylaws. Consents of Eligible Mortgagees
andConsent of the Declarant shall be in writing. An affidavit by the Secretary of the Association
as to the outcome of the vote, or the execution of the foregoing agreements or consents, shall be
adequate evidence thereof for all purposes, including without limitation, the recording of the
amendment.
13.3 Subdivision of Lots. Notwithstanding the foregoing, the Owner of a Lot shall have
the power to subdivide such Owner’s Lot at his or her own expense, without the consent of the
other Owners, provided such subdivision complies with all requirements of the City. In connection
with any such subdivision, the Owner shall record an amended Plat, and amended Exhibit A and
Exhibit F, accordingly, provided that the reallocation of votes and common expense assessments
shall not change the percentage of common expenses allocated to any to any Lot that is not subject
to such subdivision, nor increase the total number of votes in the Association.
SECTION 14
SECTION 13
SPECIAL DECLARANT RIGHTS
Declarant, its successors and assigns, hereby reserves exclusive and unconditional
authority to exercise the following special Declarant rights for as long as it owns a Lot, or for such
shorter period as may be specifically indicated:
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1314.1
Complete Improvements. To complete all the Lots and other improvements
indicated on the Plat, or otherwise included in Declarant's development plans or allowed by the
Declaration, and to make alterations in the Lots to accommodate the exercise of any special
declarant rights.
1314.2 Signs. To erect and maintain signs and other sales displays offering the Lots for
sale or lease, in or on any Lot owned by Declarant.
1314.3 Easements. To have and use easements, for itself, its employees, contractors,
representatives, agents and prospective purchasers through and over the paved areas of the Lots
for the purpose of exercising its special Declarant rights.
1314.4 Control of Association. To control the operation and administration of the
Association, including without limitation the power to appoint and remove the members of the
Board until the earliest of: (i) voluntary surrender of control by Declarant or (ii) the date on which
Declarant no longer owns a Lot.
1314.5 Consent to Certain Amendments. Until such time as Declarant no longer owns any
Lot for initial sale, Declarant's written consent shall be required for any amendment to the
Governing Documents which directly or indirectly affects Declarant's rights under the Governing
Documents.
14.6 Subdivide, Combine Lots, and Relocate Boundaries. To subdivide or combine Lots
and to relocate boundaries between Lots owned by the Declarant, or with the written consent of
the Owner of the Lots affected, provided such action complies with all requirements of the City.
In connection with any such action, the Declarant shall record an amended Plat, and amended
Exhibit A and Exhibit F, accordingly, provided that the reallocation of votes and common
expense assessments shall not change the percentage of common expenses allocated to any Lot
that is not subject to such subdivision, combination or boundary relocation, nor increase the total
number of votes in the Association.
SECTION 15
SECTION 14
MISCELLANEOUS
1415.1 Severability. If any term, covenant, or provision of this instrument or any exhibit
attached hereto is held to be invalid or unenforceable for any reason whatsoever, such
determination shall not be deemed to alter, affect or impair in any manner whatsoever any other
portion of this Declaration or exhibits attached hereto.
1415.2 Construction. Where applicable, the masculine gender of any word used herein
shall mean the feminine or neutral gender, or vice versa, and the singular of any word used herein
shall mean the plural, or vice versa.
1415.3 Notices. Unless specifically provided otherwise in the Governing Documents, all
notices required to be given by or to the Association, the Board, the Association officers or the
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Owners or Occupants shall be in writing and shall be effective upon hand delivery, or mailing if
properly addressed with postage prepaid and deposited in the United States mail; except that
registrations pursuant to the Bylaws shall be effective upon receipt by the Association.
1415.4 Conflicts Among Documents. As among the Declaration, Bylaws and Rules and
Regulations, the Declaration shall control, and as between the Bylaws and the Rules and
Regulations, the Bylaws shall control.
1415.5 Duration of Covenants. The covenants, conditions, restrictions, easements, liens
and charges contained in this Declaration shall be perpetual, subject only to termination as
provided in this Declaration.
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IN WITNESS WHEREOF, the undersigned has executed this instrument the day and year
first set forth in accordance with the requirements of the Act.
DECLARANT:

Spaeth Development, LLC.

By: ______________________________
Kenneth J. Spaeth, President

STATE OF MINNESOTA
COUNTY OF WRIGHT

)
( ss.
)

The foregoing instrument was acknowledged before me this _______ day of ____________,
20192021, by Kenneth J. Spaeth, the President of Spaeth Development, LLC, a Minnesota limited
liability company, on behalf of the company.

____________________________________
Notary Public

THIS INSTRUMENT DRAFTED BY:
Gries Lenhardt Allen, P.L.L.P.
12725 43rd Street NE, S. 201
St. Michael, MN 55376
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SPAETH INDUSTRIAL PARK
EXHIBIT A
LEGAL DESCRIPTION
Lots 1, 2, 3, 4, 5, 6 and 7, Block 1, Spaeth Industrial Park, Wright County, Minnesota; and
Lots 1, 2 and 3, Block 1, Spaeth Industrial Park Second Addition, Wright County, Minnesota.
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SPAETH INDUSTRIAL PARK
EXHIBIT B
ACCESS EASEMENT
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SPAETH INDUSTRIAL PARK
EXHIBIT C
SHARED PARKING EASEMENT
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SPAETH INDUSTRIAL PARK
EXHIBIT D
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STORM WATER POND MAINTENANCE EASEMENT
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SPAETH INDUSTRIAL PARK
EXHIBIT E
LANDSCAPE EASEMENT
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SPAETH INDUSTRIAL PARK
EXHIBIT F
LOT IDENTIFIERS, LOT DESIGNATIONS, VOTING RIGHTS
AND COMMON EXPENSE ALLOCATION
Legal Description

Lot Identifier Lot Designation

Lot 1, Block 1,
Spaeth Industrial Park
Lot 2, Block 1,
Spaeth Industrial Park
Lot 3, Block 1,
Spaeth Industrial Park
Lot 4, Block 1,
Spaeth Industrial Park
Lot 5, Block 1,
Spaeth Industrial Park
Lot 6, Block 1,
Spaeth Industrial Park
Lot 7, Block 1,
Spaeth Industrial Park
Lot 1, Block 1,
Spaeth Industrial Park
Second Addition
Lot 2, Block 1,
Spaeth Industrial Park
Second Addition
Lot 3, Block 1,
Spaeth Industrial Park
Second Addition
Total

A-1
B-1
C-1
D-1
E-1
F-1
G-1

Votes Common Expense
Allocation

Detached Lot

3

12.5%

Detached Lot

3

12.5%

Detached Lot

3

12.5%

Detached Lot

3

12.5%

Detached Lot

3

12.5%

Detached Lot

3

12.5%

Detached Lot

3

12.5%

Attached Lot

1

4 1/6%

Attached Lot

1

4 1/6%

Attached Lot

1

4 1/6%
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100%

H-1

H-2

H-3
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GRANT OF EASEMENT
This Easement is made and conveyed this
day of
, 2021, by Spaeth
Development, LLC, a Minnesota limited liability company, Grantor, in favor of the City of
Monticello, a Minnesota municipal corporation (hereinafter referred to as the " City").
RECITALS
R1. Grantor is the fee owner of that land legally described as: Lots 1, 2 and 3, Block 1, Spaeth
Industrial Park Second Addition, according to the recorded plat thereof, Wright County,
Minnesota (the “Property”).
R2.

The City Grantor has installed a single water line to service the Property (the
“Water Access Line”), that connects a main municipal water line directly to Lot 2,
Block 1, Spaeth
Industrial Park Second Addition, Wright County, Minnesota (, “Lot 2”). A water service
manifold is located on Lot 2, with three valves and three meters, and additional water
lines connecting the Water Access Line to Lots 1 and 3, Block 1, Spaeth Industrial Park
Second Addition, according to the recorded plat thereof, Wright County, Minnesota
(“Lots 1 and 3”) (The water service manifold, valves, meters, and all water lines
connected thereto shall be referred to as the “Water Service Manifold and Lines”).

R3.

Grantor desires to grant and convey to City an easement for the purposes set forth in this
grant of easement, over, under and across Lot 2, as described herein.
NOW, THEREFORE, for good and valuable consideration, receipt of which is

acknowledged:
1.

Grant of Easement. Grantor does hereby transfer, grant and convey to the City and its

successors and assigns forever, a non-exclusive perpetual easement over, under, upon and across
Lot 2 to access, monitor, inspect, maintain, repair, improve and replace the Water Service
1

Manifold and Lines, and specifically including the right to shut off the water valves when

2

reasonably deemed by City to be necessary according to applicable ordinances, policies and
regulations of the City. This includes the right of the City, its agents or assigns, to enter upon Lot
2 at any and all reasonable times, upon reasonable prior notice to the owner or occupant thereof,
with tools, equipment and materials as the City deems reasonably necessary to accomplish the
purposes set forth herein.
2.

Water Shut-off. The Grantor, its successors and assigns, hereby acknowledge the right of

the City to shut off water service to the entire Property by use of the exterior shutoff, under
circumstances deemed by City to be necessary according to applicable ordinances, policies and
regulations of the City, and agree to hold the City harmless from any and all claims, demands or
causes of action of any kind or nature whatsoever which may arise or accrue by virtue of City
shutting off the water to the Property, except to the extent that any such claims arise from the gross
negligence or intentional act of the City or its agents.
3.

Warranty of Title. Grantor represents and warrants to City that Grantor is the fee owner

of the Property, and has the right, title and capacity to grant the easement described above.
4.

Binding Effect. The easement described herein shall run with the Property and shall be

binding upon Grantor, its successors and assigns and inure to the benefit of City and its assigns.
IN WITNESS WHEREOF, Grantor has executed this document effective as stated above.
Spaeth Development, LLC.
By: Kenneth J. Spaeth, President

3

STATE OF MINNESOTA
COUNTY OF WRIGHT

)
) ss.
)

The foregoing instrument was acknowledged before me this
day of
,
2021, by Kenneth J. Spaeth, the President of Spaeth Development, LLC, a Minnesota limited liability
company, on behalf of the company.

Notary Public

THIS INSTRUMENT WAS DRAFTED BY:
GRIES LENHARDT ALLEN, P.L.L.P (JMP)
12725 43RD Street NE, Suite 201
St. Michael MN 55376
(763) 497-3099
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Planning Commission Agenda – 03/02/21

3A.

Community Development Director’s Report
COVID-19 City of Monticello Information Resource:
https://www.ci.monticello.mn.us/covid19
Council Action on/related to Commission Recommendations
•

Consideration of a request for an amendment to the zoning ordinance relating to R1 and R-2 zoning district standards. Applicant: Capstone Homes
Approved Planning Commission’s recommended language on the regular agenda,
5-0.

Upcoming Workshops and Training
Planning Commission is asked to participate in the following workshops. Please mark
your calendars!
•

•

March 8, 4:30-5:45 PM: (In-person at MCC) Joint City Council, Planning and PARC
for purposes of reviewing Chelsea Commons design concepts and themes for
comment.
March 15, 6:00 – 8:00 PM: (Virtual) Joint City Council, Planning, EDA and PARC
for Central Mississippi River Regional Planning Partnership (CMRP) Framework
2030 Round 2 Engagement.

Council Updates
Council Highlights – https://www.ci.monticello.mn.us/highlights
Council Connection – February
There are several items in this month’s Council Connection of note to the Commission.
Please review the Connection report here:
https://www.ci.monticello.mn.us/vertical/sites/%7B46185197-6086-4078-ADDC0F3918715C4C%7D/uploads/Council_Connection_022221.pdf
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What’s your vision for the future of our region?
Help move the FRAMEWORK 2030 process forward and share your perspective today.

Take the community survey:

http://bit.ly/FW2030_Round2
Use the link or scan this QR
code to enter the survey.

Where we shop ...

Where we live ...

How we move ...

How we work ...

Where we invest ...

How we grow ...

www.RegionalPlanningPartnership.org/Framework2030

AGENDA
SPECIAL MEETING - MONTICELLO PLANNING COMMISSION
Tuesday, March 2nd, 2021 - 5:00 p.m.
Bridge Room, Monticello Community Center
Commissioners:
Council Liaison:
Staff:

John Alstad, Paul Konsor, Andrew Tapper, Alison Zimpfer, and Eric
Hagen
Charlotte Gabler
Angela Schumann, Steve Grittman (NAC), and Ron Hackenmueller

1. General Business
A. Call to Order
2. Workshop Agenda
A. 2021 Planning Commission Workplan
B. Land Use Basics
3. Adjournment
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2A.

2021 Planning Commission Workplan Workshop, cont. (AS)

A.

REFERENCE AND BACKGROUND:
Each year, the Planning Commission is asked to adopt a workplan setting its
direction for the coming year. The workplan outlines activities of the
Commission which lie beyond its required review of land use applications.
During its February workshop, the Commissioners indicated a need to better
understand their role, authority and tools prior to setting a 2021 workplan. In
addition, the Commissioners indicated that the workplan table presented could be
simplified to those strategies within their authority. Finally, Commission
requested that once the strategies were pared down to workplan tasks, that a
prioritization be offered to allow the Commission to focus their work.
With that in mind, staff have developed the following resources for Commission’s
knowledge and development of the 2021 Workplan.
1. Planning Commission Role & Authority
a. Land Use Basics Workshop
City Planner Steve Grittman will provide an overview of land use
basics at the March 2nd workshop. Topics to be covered include
municipal land use and planning authority, the pyramid of
discretion, legislative vs. judicial actions, and types of land use
applications. The supporting data for this presentation is included
with item 2B.
b. Land Use Controls: Planning Commission Tools and
Resources
Staff has prepared a summary of the principal planning tools used
by the Monticello Planning Commission. The summary includes
information on the Commission’s specific authority, as well as a
digital link to the Monticello planning tool and League of MN
handbook reference documents. NAC’s workshop presentation
and “Planning and Zoning Basics” are also helpful in
understanding Planning Commission authority and application
processes.
2. Planning Commission Workplan
a. Workplan Purpose and Format
The Planning Commission, EDA and IEDC each adopt annual
workplans to help direct their work throughout the year, consistent
with both the City’s strategic goals as an organization, as well as
the Monticello Comprehensive Plan. The purpose of the
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workplans is to connect the work of the body to the overall goals
of the city and community. For the Planning Commission, the
workplan outlines proactive work the Commission may take on in
addition to its role in responding to land use applications.
The annual Commission workplan begins consistently by stating
the Planning Commission’s role and purpose.
The workplan is then organized into the four main areas of
Planning Commission’s work influence or spheres of authority:
•
•
•
•

Organizational
Comprehensive planning
Zoning ordinance
Subdivision ordinance

Finally, each year, the workplan outlines areas of additional study
or research requested by the Commission. This information is
provided by staff or consultants throughout the year as time allows
in either workshops or at a regular meeting.
The draft 2021 Workplan follows this basic outline.
b. Draft 2021 Workplan & Prioritization Table
As a result of the adoption of the Monticello 2040 Vision + Plan,
much of the Commission’s discretionary work in the next 0-5 years
will be driven by the Goals, Policies and Strategies provided
within the Plan. To a great extent, the 2021 workplan will
therefore need to rely on the Implementation Chapter of the
Monticello 2040 Plan, which contains the Goals, Policies and
Strategies of the plan.
To support implementation of the Plan, the Monti2040 strategies
can be incorporated as workplan tasks, organized within the four
areas of Commission’s authority.
Changes and additions to the draft workplan from January’s
workshop are shown in redline on the draft 2021 Workplan.
With feedback from the Commission, the workplan has been
revised to include the specific Monti2040 strategies relating to
three of the four areas of Commission responsibility:
organizational work, the subdivision ordinance, and the zoning
map. These strategies have been removed from the table presented
last month and inserted directly into the workplan. Strategies that
were more long-term or related to site plan reviews were also
removed from the table presented in January.

Planning Commission Agenda: 03/02/21

The table is therefore significantly streamlined, limited only to
those Monti2040 strategies related to the zoning ordinance. The
zoning ordinance is the fourth and last area of the workplan that
requires completion.
The inclusion of zoning ordinance strategies as tasks in the
workplan is well-timed. As noted in the January workshop, over
the next year, we will be migrating the city’s zoning ordinance into
a digital format consistent with the rest of the city’s code. Given
this shift, it is an ideal time to review the ordinance and make
amendments consistent with the strategies in the Comprehensive
Plan.
A prioritization schematic has been added to the zoning strategies
table.at Commission’s request. Commission should follow the
instructions on the table and complete the prioritization and
provide to Community Development staff no later than the
March 2nd workshop. Commissioners can email or deliver their
tables to staff prior or bring them to the March 2nd meeting.
The prioritization will allow staff to complete the draft workplan
for April consideration.
A final workshop prior to the regular meeting in April will be held for follow up
discussion/questions on Land Use Basics and discussion on the draft Planning
Commission Workplan for adoption.
B.

ALTERNATIVE ACTIONS:
None at this time. Planning Commission is asked to review all materials and
complete the prioritization of zoning ordinance strategies for the March
workshop.

D.

SUPPORTING DATA:
A.
B.
C.
D.
E.

Land Use Control: Planning Commission Tools & Resources
2021 Workplan, Draft
2021 Workplan Zoning Strategies Prioritization Table
Monticello 2040 Vision on a Page
Monticello 2040 Vision + Plan Chapter 9 - Implementation Chapter

Land Use Controls
Planning Commission Implementation
Tools and Resources

This guide provides an overview of the land use control tools used by the City of
Monticello, along with the specific responsibility of the Planning Commission in
relationship to the control, and reference resources for more information.
Comprehensive Plan
The Comprehensive Plan is the city’s blueprint for growth and is the foundation upon
which development and land use decisions are based. It contains long term goals for the
City’s growth and the implementation strategies to help the City achieve those goals. It is
the official adopted policy regarding the future location, character, and quality of physical
development, and the conservation and enjoyment of the natural environment.
A Comprehensive Plan is also a guide to decision making. It provides the City a means for
balancing social, economic and environmental benefits with the costs associated with
development. Most other City policies and regulations regarding growth and
development are based on the Comprehensive Plan. All development-related ordinances
and regulations, such as the Zoning Ordinance and design guidelines, must be consistent
with and implement the goals of the Comprehensive Plan.
From a more technical perspective, the Comprehensive Plan is used by the City Council,
Planning Commission, other boards and Commissions, and City staff to inform and guide
policy decisions regarding land use, development and infrastructure improvements within
the City. Developers, real estate professionals and property owners also use the
Comprehensive Plan as an informative document to understand the City’s vision and
policies regarding land use and development.
See excerpt from the Monticello 2040 Plan:
Municipal Comprehensive Planning in Minnesota is enabled by Section 462.353 of the
Minnesota State Statute. In this legislation, cities are granted the authority to prepare,
adopt and amend a comprehensive plan “for guiding the future development and
improvement of the municipality”. Cities are also provided authority to implement that
Plan via a zoning ordinance or “other official actions” specified in the statute.
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The duty to prepare the comprehensive plan falls squarely on the Planning Commission
with support from planning staff and consultants. Once a Plan is prepared, The City
Council then has the authority to adopt the Plan. The Planning Commission also has the
responsibility to periodically review the plan and provide amendments as necessary. The
Statutes are not specific regarding the contents of the Plan, but the primary
implementation tool is the zoning ordinance or other “official controls”. Land use decisions
and capital improvements are required to be in conformance to the Comprehensive Plan.

State Law requires that the Comprehensive Plan contain guidelines for the timing and
sequence of the adoption of official controls necessary to ensure planned, orderly, and
staged development and redevelopment consistent with the Land Use Chapter. Official
controls may include ordinances establishing zoning, subdivision controls, site plan
regulations, sanitary codes, building codes and official maps.
Authority of the Commission:
The Planning Commission is responsible for holding public hearings on the adoption of
and amendments to the Comprehensive Plan, and making formal recommendations to
the City Council regarding the adoption and amendments.
References:
Monticello 2040 Vision + Plan: https://www.ci.monticello.mn.us/monti2040
League of MN Cities Handbook: https://www.lmc.org/wpcontent/uploads/documents/Comprehensive-Planning-Land-Use-and-City-OwnedLand.pdf
Zoning Ordinance/Map
A zoning ordinance regulates the use of land within a municipality consistent with its
Comprehensive Plan; it controls the ways in which the land can be developed and what
purposes the zoned land can serve. Monticello has adopted zoning regulations for the
purpose of carrying out the goals, policies and strategies of the land use elements of the
Monticello Vision + Plan. Historically, zoning was also established for the specific
purpose of protecting the public health, safety, and general welfare through the
establishment of regulations governing land development and use.
Monticello’s zoning ordinance cites these two specific purposes, as well as others; see
excerpt from Chapter 1, Section 3(A):
(1)
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To implement the policies of the City’s Comprehensive Plan;

(2)

To protect the public health, safety, and general welfare of the community and its
people through the establishment of regulations governing development and use;

(3)

To promote orderly development and redevelopment;

(4)

To protect the established use areas;

(5)

To provide adequate light, air, and convenience of access to property;

(6)

To prevent congestion in the public right-of-way;

(7)

To prevent overcrowding of land and undue concentration of structures by regulating
land, buildings, yards, and allowed residential densities;

(8)

To provide for compatibility of different land uses;

(9)

To provide for administration and enforcement of this ordinance;

(10) To provide for amendments;
(11) To prescribe penalties for violation of such regulations; and
(12) To define powers and duties of the City staff, the Board of Adjustment and Appeals, the
Planning Commission, and the City Council in relation to the Zoning Ordinance.

In Minnesota, the authority to adopt zoning ordinances is established in the Municipal
Planning Act, found in Minnesota Statutes, 462.356. The Municipal Planning Act
establishes a uniform and comprehensive procedure for adopting or amending and
implementing a zoning ordinance.
Zoning dictates what types of properties can exist or be developed within a particular
area within a municipality. For example, some areas (districts) are zoned strictly for
single-family homes (while accommodating some exceptions such as religious buildings
or parks), while certain mixed-used districts may allow for specific business and
residential uses to exist in the same area. Zoning considers the relationship and
transitions between uses, such as residential, commercial and industrial. Zoning
ordinances also regulate development performance standards, such as maximum
building height, minimum lot size, setbacks and building materials, etc.
Monticello also adopts an official zoning map. The zoning map illustrates the various
zoning districts enumerated within the zoning ordinance. The adoption of an official
zoning map is referenced within the ordinance, Chapter 3, Section 1.
Authority of the Commission:
The Planning Commission is responsible for holding public hearings on the adoption of
and amendments to the zoning ordinance. The Commission makes formal
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recommendations to the City Council regarding the adoption and amendment of zoning
ordinances. The Planning Commission also holds hearings on conditional use permits
and variance requests as outlined within the zoning ordinance. The Commission acts as
the Board of Adjustment and Appeals for variances and administrative appeals as
outlined by the zoning ordinance.
References:
Monticello Zoning Ordinance & Maps:
https://www.ci.monticello.mn.us/index.asp?SEC=6EAAF2C4-E5F1-46EE-83105E14734F8566&DE=AD42E810-5E1E-4664-AFFF-E111F00E42B9&Type=B_BASIC
League of MN Cities Handbook: https://www.lmc.org/wpcontent/uploads/documents/Zoning-Guide-for-Cities.pdf

Subdivision Ordinance and Platting

A subdivision is a plan for a distinct area of land for the purpose of sale, rent, or building
development.
Monticello’s subdivision ordinance specifies the standards of the city related to the
layout and development of a given area, including lot number and configuration,
location of structures, public dedications and their standards (such as streets,
easements, trails or parks), public and private utilities, and grading, drainage,
stormwater management and erosion control.
These subdivision plans are most often developed through a plat, in both preliminary
and final plat stages. In come cases, the subdivision ordinance allows for administrative
subdivision processes such as lot combinations or lot line adjustments, without a plat
requirement. However, all subdivision must meet the subdivision ordinance standards
and requirements.
As noted by the League of Minnesota Cities, “Subdivision regulations allow cities to
ensure that a new development or redevelopment meets the standards of the city for a
safe, functional and enjoyable community. Importantly, subdivision regulations can help
the city preserve and protect vital natural resources.”
Authority of the Commission:
The Planning Commission is responsible for holding public hearings on preliminary
plats, and making formal recommendations to the City Council regarding preliminary
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plats. The Commission will also review and make recommendations regarding
administrative subdivisions. The Commission is also responsible for holding public
hearings on amendments or variances to the subdivision ordinance.
References:
Monticello Subdivision Ordinance:
https://codelibrary.amlegal.com/codes/monticellomn/latest/monticello_mn/0-0-023559
League of MN Cities Handbook:
https://www.lmc.org/wpcontent/uploads/documents/Subdivision-Guide-forCities.pdf

Natural Resource Inventory & Assessment
Monticello has completed and adopted a Natural Resources Inventory & Assessment
(NRI/A), which is recognized as a planning tool within the Monticello 2040 Vison + Plan.
An NRI/A identifies and describes the natural resources within a community, including
wetlands, water courses, woodlands and open spaces. It provides the basis for land
conservation planning, allows natural resource information to be included in local
planning and zoning, and provides communities with a strong foundation for informed
decision-making regarding its natural resources. In some cases, the document is an
inventory only; in Monticello the inventory was supplemented by an assessment, which
provides greater detail on the quality of the resources and references for
implementation strategy.
Monticello’s NRI/A identifies ecologically significant resources, such as high-quality
wetlands or undisturbed native plant communities, but also recognizes culturally
significant natural resources.
The NRI/A is used to evaluate development proposals, ranging from plat requests to
individual site planning. It is also used as a background in park and pathway planning
considerations.
Authority of the Commission:
The adoption of the NRI/A does not require a public hearing. However, the Planning
Commission had the opportunity to review the document prior to adoption and
references the document as part of plan review. The City Council adopts the NRI/A.
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References:
Monticello NRI/A: https://www.ci.monticello.mn.us/index.asp?SEC=9AF55B49-F75F4603-BF18-B4B51AB330E3&Type=B_BASIC

Building, Fire & Property Maintenance Codes
The Minnesota State Building Code is the minimum construction standard required
throughout Minnesota, pending its adoption by a local jurisdiction. Monticello has
adopted the Minnesota State Building Code, with specific amendments. AS stated on
the Department of Labor and Industry website: “The State Building Code is intended to
create a level playing field for the construction industry by establishing the
construction standard for all buildings in the state.” The Minnesota Fire Code and
International Property Maintenance Code, with amendments specific to Monticello
have also been adopted with amendments by the City of Monticello. Taken together,
these codes further the purpose of protecting health, safety and general welfare.
Authority of the Commission:
Although the Planning Commission has no direct authority over or responsibility for
these codes, which are reviewed and adopted by the City Council, they are noted here
as additional tools used to regulate the development and use of land. The Building
Code is applied and enforced in Monticello by the Department of Building Safety &
Code Enforcement. The Fire Code is jointly reviewed for compliance by the Department
of Building Safety & Fire Marshal. The Chief Building Official and Fire Marshal review
land use applications with the intent of informing applicants of future building and code
requirements as part of the customer service process. The Department of Building
Safety and Code Enforcement also administers the International Property Maintenance
Code and public nuisance ordinances.
References:
Monticello Building Codes:
https://codelibrary.amlegal.com/codes/monticellomn/latest/monticello_mn/0-0-0-23328
Monticello Fire Code:
https://codelibrary.amlegal.com/codes/monticellomn/latest/monticello_mn/0-0-0-21371
Monticello Nuisance Code:
https://codelibrary.amlegal.com/codes/monticellomn/latest/monticello_mn/0-0-0-20682
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Monticello Planning Commission
2021-2025 Workplan
DRAFT
The Monticello Planning Commission is established to advise the Mayor, Council and
Community Development Department in matters concerning planning and land use matters; to review
and make recommendations regarding the Monticello Comprehensive 2040 Vision + Plan,
subdivision and zoning ordinances and other planning rules and regulations; to establish
planning rules and regulations; and to conduct public hearings.
2021 Purpose Statement:
The Planning Commission will support efforts to implement the Monticello 2040 Vision + Plan. The
Planning Commission will work collaboratively with the City Council, and other City boards and
commissions, and community stakeholders in its work to achieve the Plan and the strategic goals of
the city.
Organizational & Training
•

Attend in-house Land Use Basics training.

•

Complete the Basics of Land Use and My Roles as a Planning Commissioner through Fusion
Learning Partnership.

•

Understand land use application types and process.

•

Continue to support regional planning as identified by the Monticello 2040 Vision + Plan.
o

Implementation Chapter, Land Use, Growth & Orderly Annexation


•

Strategy 1.10.1 - Consider the outcomes of regional planning initiatives and
participate in processes resulting from the efforts of the Central Mississippi
River Regional Planning Partnership.

Initiate and/or facilitate organizational projects in support of the Monticello 2040 Vision +
Plan.
o

Implementation Chapter, Land Use, Growth & Orderly Annexation


Strategy 1.1.1 - Facilitate biannual meetings to serve as a “Development
Forum” with interested property owners, realtors, builders and developers to
discuss long-term planning, real estate market conditions,



Strategy 1.1.2 - Develop and publish a ‘Development Opportunity Map’ for
use by the public, property owners and development community that
identifies vacant and potential development opportunity sites, as well as
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pending and approved projects with the City and MOAA.
Comprehensive Plan
•

Support the implementation of the Monticello 2040 Vision + Plan through implementation of
the Goals, Policies and Strategies identified within the Plan.

Zoning Ordinance/Map
•

Complete the recodification of the Monticello Zoning Ordinance, including
consideration of amendments as recommended in the Goals, Policies and Strategies of
the Implementation Chapter of the Monticello Comprehensive Plan.
o

•

[INSERT FROM TABLE, BASED ON PRIORITIZATION]

Consider amendments to the Monticello Official Zoning Map in support of the Monticello
2040 Vision + Plan guided land use, including, but not limited to the following.
o

Implementation Chapter, Land Use, Growth & Orderly Annexation


Strategy 2.7.1 - Amend the Zoning Map to be consistent with the Future Land
Use Map and identify areas where mixed-density residential uses are
appropriate.

Subdivision Ordinance
•

Complete a review and amendment of the Monticello Subdivision Ordinance, including
consideration of amendments as recommended in the Goals, Policies and Strategies of
the Implementation Chapter of the Monticello Comprehensive Plan as follows.
o

Implementation Chapter, Land Use, Growth & Orderly Annexation


Strategy 2.5.1 - Implement measures to slow down or “calm” traffic on
local streets by using design techniques and measures to improve traffic
safety, provide eyes on the street, and enhance the quality of life in
Monticello’s neighborhoods.



Strategy 3.8.2 - Require pedestrian and bike connections in new
commercial development.



Strategy 6.5.1 - Conduct regular review of parkland allocation and ensure
sufficient amount of land is designated for parks and recreation activities in
the City as the population increases.

Research & City Department Update Topics
As resources and time allow, the Planning Commission will consider research and information
related to the following topic areas, which are listed in priority order.
Planning Commissioners are asked to insert topic area ideas below:
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Topic
Monticello Orderly Annexation Area
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2021-2025 Monticello Planning Commission Workplan: Monticello 2040 Vision + Plan Zoning Strategies
Instructions: Below are the short-term strategies related specifically to the zoning ordinance as identified in the Implementation Chapter of the Monticello 2040
Comprehensive Plan. Rank all strategies listed below from 1-3, with 1 being a high priority to review/complete and 3 being a low priority to review/complete.
Priority
Ranking (1-3)

CHAPTER 3: LAND USE, GROWTH & ORDERLY ANNEXATION

Goal 1: Growth & Change

Policy 1.2 Growth Management to Achieve Goal
Strategy 1.2.1 - Create growth management tools and solutions such as development incentives, zoning regulations, capital investments,
and other measures which support focused development into the primary growth areas.
Policy 1.5: Sustainable Land Use Planning and Development
Strategy 1.5.2 - Continue to include regulations in the zoning code to permit and allow community gardens and small-scale urban farming
in residential neighborhoods and other appropriate locations.
Policy 1.7: Zoning to Manage Growth
Strategy 1.7.1 - Use Floor Area Ratio (FAR) and building height standards in commercial, industrial, and mixed-use areas to control the
intensity of development. Use residential density standards (units/acre) in residential and mixed-use areas to control the intensity and
encourage specific types of residential development.
Strategy 1.7.2 - Review and amend the commercial, industrial and residential development regulations and standards in the zoning code
as necessary to reflect the intent and implement the goals and policies of the Comprehensive Plan.

Goal 2: Complete Neighborhoods

Policy 2.1: Neighborhood Diversity & Life-Cycle Housing
Strategy 2.1.1 - Adopt zoning regulations that allow for a wider diversity of housing types, identify character defining features and
encourage a center of focus for each neighborhood.
Strategy 2.1.2 - Encourage opportunities for residents to stay in Monticello, with additional options for estate residential, senior living,
and other life-cycle options.
Strategy 2.1.3 - Amend zoning regulations as necessary to allow for small-lot single family homes, neo-traditional housing styles, cottage
homes, accessory dwelling units (ADUs), and mansion style condos.
Policy 2.3: Neighborhood Reinvestment
Strategy 2.3.1 - Establish incentives and allowances to facilitate design improvements to buildings and properties in the Traditional
Neighborhood designation and older areas of the City.
Policy 2.6: Residential Compatibility
Strategy 2.6.1 - Review plans for new development in consideration of adjacent residential uses and require measures that reduce any
potential impact to residential neighborhoods such as lighting, outdoor speakers, or sports courts. Continue use of proper buffering such
as fences, barriers, landscaping, and separation.
Strategy 2.9.2 - Create and maintain a Neighborhood Conservation Overlay zoning district to identify areas that should be developed in a
manner consistent with conservation style development.
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Policy 2.10: Religious & Education Land Uses
Allow religious, spiritual and similar community organizations and faith-based groups, and schools and educational facilities within all of
the residential designations and others as appropriate.

Priority
Ranking (1-3)

Goal 3: Commercial Centers and Corridors

Policy 3.1: Connected Neighborhood Shopping Centers
Strategy 3.1.1 - Amend zoning to allow small, neighborhood serving shopping centers and commercial uses in the Mixed Neighborhood
(MN) land use designation. In the MN designation surrounding Downtown, these uses would typically be very small up to 1,000 square
feet, while other areas designated MN may have larger neighborhoods which necessitate larger neighborhood centers.
Policy 3.5: Redevelopment & Adaptation of Commercial Corridors
Strategy 3.5.2 - Broaden permitted land uses in commercial centers to adapt to changing commercial demand while activating these
spaces. Consider educational, medical office or other compatible uses.
Policy 3.6: Commercial Building & Site Design
Strategy 3.6.1 - Maintain excellence in commercial design in architecture, materials, landscaping and other site improvements.
Strategy 3.6.2 - Review and consider amendments to the City’s commercial parking requirements based on changes in shopping and
consumer behavior. Encourage the use of shared parking in along corridors and commercial centers, rather than independent parking lots
on each commercial property. This can reduce the total land area dedicated to parking, result in more efficient land uses, and create a
more pedestrian-friendly environment.
Policy 3.7: Use of Older, Historic Strcutures for Commercial Use
Strategy 3.7.1 - Revise zoning as necessary to encourage the conversion of older homes to alternative uses such as bed and breakfasts,
offices and co-working space, and live-work studios particularly in the Mixed Neighborhood land use designation.
Policy 3.8: Commercial Uses & Public Health
Strategy 3.8.1 - Promote food access by amending zoning regulations to allow retail and service based food uses in all commercial districts
and some residential districts as appropriate. These uses may include food stores, markets, community gardens and farmer’s markets.

Goal 4: Revitalized Mixed-Use Downtown

Policy 4.3: Downtown Mixed Use
Strategy 4.3.1 - Amend zoning regulations appropriately to include the Downtown Mixed-Use designations, including appropriate
standards for height, setbacks, FAR/density and allowed uses.

Goal 5: Active Employment Centers

Policy 5.1: Land Supply & Employment Growth
Strategy 5.1.1 - Retain and plan for development of land zoned for Employment Campus and Light Industrial Park that is sufficient to meet
long-term needs for light industrial uses, manufacturing, production and assembly, and other uses which support continued diversity in tax
base and create living-wage employment.
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Priority
Ranking (1-3)

Policy 5.2: Range of Employment Districts
Strategy 5.2.1 - Use the Employment Campus designation to signify areas for premier employment districts. Accommodate a range of uses
and development settings in the “Employment Campus” designation, including research and development, technology, advanced
manufacturing, medical laboratories, corporate office and planned industrial parks with a character of abundant landscaping and high
design and aesthetic standards.
Strategy 5.2.2 - Use General Industrial (?LIP) zoning districts to provide a buffer between heavier industrial areas and more commercial or
residential land uses consistent with the Future Land Use Map. These areas are also meant to accommodate local-serving businesses that
are not appropriate for the City’s retail centers due to their visual character, operational requirements and potential off-site impacts.
Policy 5.4: Employment Generating Land Use Design & Regulation
Strategy 5.4.1 - Utilize and maintain higher floor area ratio and building height allowances in certain industrial areas for manufacturing
and warehouses than for other building types, due to their unique function and space requirements.
Strategy 5.4.3 - Continue to support quality site design for industrial uses as an investment in the community and employment districts,
including materials, landscaping and architecture.
Policy 5.5: Co-Working, Flexible Building Space & Office Development
Strategy 5.5.1 - Amend zoning to allow co-working spaces in the downtown and other commercial or employment areas of the City;
require adaptable building and office space for speculative development.
Policy 5.6: Industrial Land Use Compatibility
Strategy 5.6.1 - Monitor and limit industrial uses that use, store, generate, or transport significant quantities of hazardous materials in
areas close to sensitive uses such as schools, housing, or shopping centers.
Strategy 5.6.2 - Improve the visual quality and sustainability of industrial areas through requirements such as screening of storage areas,
landscaping, prompt elimination of trash and roadside debris, and ongoing maintenance of buildings and properties.
Policy 5.7: Local Employment Opportunities & Support Services
Strategy 5.7.2 - Allow a small range of non-industrial commercial uses that provide necessary services for workers in industrial or
employment designated areas.

Goal 5: Open Space and Resource Conservation

Strategy 5.2.5 - Update as needed existing zoning ordinances and regulatory tools that protect and enhance the City’s natural areas,
sensitive resources and water features.

Priority
Ranking (1-3)

Chapter 8 - Community Character, Design & The Arts
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Goal 2: Site Design & Architecture

Policy 2.1 High Quality Design
Strategy 2.1.1 - Through zoning and PUD applications, encourage the location of infill new commercial, residential, or mixed-use
developments where appropriate and needed to provide definition to the street and promote pedestrian activity.
Strategy 2.1.3 - Consider and adopt floating overlay zones that provide flexible design requirements and incentives approaches to
encouraging infill development in targeted locations in Monticello.
Strategy 2.1.5 - Continue to evaluate the zoning ordinance for opportunities to enhance design through landscaping, signage and building
materials in all districts.
Policy 2.2: Industrial & Employment Centers
Strategy 2.2.2 - Update industrial and employment center design standards to promote “four-sided” architecture with enhanced building
materials, and appropriate landscape buffering and treatments within industrial parks and adjacent land uses of lower intensity.
Strategy 2.2.3 - Consider enhanced conservation design standards to protect natural features and assets in employment centers and
industrial districts.
Policy 2.3 Community Wide Design
Strategy 2.3.1 - Review the Performance Based Overlay District within the current Zoning Code to encourage quality development design
that employs natural resource areas and open spaces, address stormwater management requirements, and optimize site amenities as a
means for facilitating good transitional land development design.
Strategy 2.3.2 - Evaluate existing Transitional section of the zoning ordinance for design needs in certain locations where architectural
compatibility between adjacent land uses and development is desired and needed.
Policy 2.4: Conservation Design
Strategy 2.4.1 - Prepare a conservation subdivision code and overlay zoning that outlines the standards and processes for creating new
conservation neighborhoods.
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Planning Commission Agenda: 03/02/21

2B.

Land Use Basics Workshop

A.

REFERENCE AND BACKGROUND:
City Planner Steve Grittman of Northwest Associated Consultants will be on hand
to provide in-house training on basic land use concepts.

B.

ALTERNATIVE ACTIONS:
None.

D.

SUPPORTING DATA:
A. Land Use Basics Presentation
B. Planning and Zoning Basics

Introduction to
Planning and Zoning

Northwest Associated Consultants, Inc ©.

Planning and Zoning - Introduction
• Land Use Planning is an activity permitted to
local governments by the State – MN Stat 462
governs municipal planning and zoning.
• Planning is allowed as a “police power” –
regulation of activities for the public health,
safety, and general welfare.
• Prior to our current zoning process, land use
was regulated by nuisance law which are
infringements on property rights held by
another person.
• Property rights include the right to use one’s
property for one’s own benefit, and not to be
unreasonably interfered with by others.

Introduction, cont’d
• Nuisance law is notoriously difficult to manage – expensive,
uncertain, inconsistent from place to place.
• Public zoning took the place of private nuisance lawsuits in the
early 1900s. The theory was that a consistent set of land use
expectations could be written and defended, and people could
make more predictable investments in real estate, under a public
scheme.
• Public land use regulation acknowledges that the public has a
stake in how property is developed, since the public will be
asked to maintain the infrastructure and public safety to preserve
it – the “police powers”.

Meeting Conduct – Roberts’ Rules of Order
• Roberts’ Rules govern – generally – the
conduct of meetings.
• The objective of the rules is to run a fair,
open meeting and get the best information
out to the decision-makers.
• Most meetings are run very informally,
where the chair has significant latitude to
vary the process to run efficiently, while
maintaining fairness.

Comprehensive Plan
• The fundamental planning document –
serves as the policy basis for land use
decisions, which are intended to implement
the Comprehensive Plan.
• Most recognizable portion – the Future Land
Use Plan. The most critical – statement of
Goals and Policies.
• Everything done as a part of land use
regulation should relate to the City’s land
use goals and policies.

Comprehensive Plan
• All goals, policies, and plans work together in the
Comprehensive Plan to identify the objectives of land use
regulation, and direct land use activities
• A mistake too often made: “cherry-picking” a goal here or a
plan there to support an idea, out of context of the whole
document.
• Remember: All projects won’t implement all goals. Some
will fulfill one objective, while others

Comp Plan, cont’d
• The City has a great degree of
discretion in setting the terms of its
Comprehensive Plan.
• As one works from the bottom of this
pyramid to the top, discretion lessens,
until at the top, the City is functioning
in what is referred to as a “clerical”
role only.

Zoning, and Zoning Ordinances
• Zoning and Subdivision regulations are by far
the most common implementation tools of
Comprehensive Plan policy.
• Zoning amendments consist of two types: Text
Amendments and Map Amendments (commonly
called “rezoning”).
• Both adopted by ordinance.
• Regulated by statute according to City class
size – large cities (like Minneapolis and cities in
other states) can often do things your City can
not!

Zoning and Subdivision, cont’d
• Zoning amendments are regulated by the following basic criterion:
• Whether the proposed amendment is consistent with achieving
the goals and objectives outlined in the comprehensive plan.

Zoning and Subdivision, cont’d
Other common considerations:
i. Traffic levels capable of being handled on existing roadways.
ii. Utility demands capable of being served with existing utility
capacity.
iii.Land Use compatibility with adjoining property.
iv.Consistency with Land Use guide plan.
v. Environmental concerns (air, soil, water) and potential hazards
to the public.
vi.Impacts on Schools, Parks or Open Space.

Conditional Use Permits
• Uses that are presumed to be allowed
but require special conditions to
address special impacts of the use.
• Difficult to deny – the City should be
able to identify specific issues that
need changing to meet the intent of
the City’s land use goals.
• The most common generator of
conditions of approval, and the
conditions must address an impact
created by the proposed use.

Interim Use Permits
• Just like a Conditional Use Permit, but with
a specific timeline attached.
• Expiration may be a date or an event.
• Should be accompanied by a written
statement of agreement from the applicant
verifying the expiration of the permit.
• New permits are new, technically not
“renewals” – there is no inherent right to
continue a use after the termination date.

Variances
• An approved exception to a (usually) dimensional
standard, such as a setback, or lot coverage, or
number parking spaces, etc.
• Requires a finding that there is a specific,
unique “practical difficulty” in putting the
property to what would otherwise be a
reasonable way to use the property.
• Designed to be somewhat difficult to get – there
is a presumption that the City’s general
ordinances do a thorough job of addressing the
most common conditions.

Variances
• Occasionally, we will be concerned with precedent when
considering a variance – usually only if the conditions aren’t
adequately specific,or unique.
• When the conditions being cited for a variance are common in
the district or neighborhood, but the City believes the proposal
is reasonable, it may be that the Code’s generally applicable
standards require attention.

Decision-making, Findings
• Findings of Fact are critical to good decision-making.
• The Commission or Council should be able to state the reasons,
based in the City’s land use goals/policies, why a decision is being
made, pro or con.
• Should be made at the time of the decision, in writing.
• Should be based on evidence presented to the public body – not
some outside knowledge the Council or Commission has.
• Solid findings protect the City from future litigation – a court will
rarely overturn clear findings, and will presume those facts.
• Staff’s practice will be to build findings into the resolution, but
the Commission should add findings it deems relevant.

“60-Day Rule”
• An administrative responsibility – from MN Stat
15.99 – to ensure zoning decisions are made
promptly, within 60 to 120 days.
• The date is from the date of complete
application to the final Council decision.
• The City has 15 days to determine whether a
land use application is “complete” for review.
Once complete, the 60-day clock starts ticking.

Subdivisions and Plats
• A separate responsibility of City land use
regulation.
• Typically, the City should try to imagine
how the design of the subdivision will
create neighborhoods that are
consistent with the City’s land use
objectives.
• Subdivisions will often be accompanied
by other zoning requests.

Planned Unit Development
• PUD is considered a single project on a single
parcel of real estate, even though it may be
many of both.
• PUD is used to coordinate large complex
developments,or manage smaller projects
that use unique planning techniques.
• At all times, the threshold for a PUD proposal
is whether it does a better job of meeting
the City’s land use objectives that would
straight zoning.

Nonconformities
• Land uses that were once legal under the
then-existing code, but which now no longer
meet the requirements or uses allowed in
the zoning district.
• A nonconformity owner may continue the
use into the future if it is continuous,
including reconstruction (but not
expansion), but the code is designed to
bring the use of the property into
conformance eventually.
• The City has only limited authority to
eliminate lawful nonconformities.

Questions?
Stephen Grittman
Northwest Associated Consultants, Inc.
4150 Olson Memorial Hwy, Suite 320
Golden Valley, MN 55422
763.957.1100
sgrittman@nacplanning.com
planner@savmn.com

Planning and Zoning Public Roles
• Three primary public bodies involved in Planning and Zoning
activities:
• Mayor and City Council
• Planning Commission
• City Staff and Consultants

• Other advisory groups may become involved, depending on
the issue, including the Parks Commission, Economic
Development Authority or HRA, and ad hoc groups organized
for specific purposes.

Staff and Consultants
• City staff serves as the “Executive” branch at the local
government level – implementing the directives of the City
Council, which acts as either Legislative or Judicial branch,
depending on the specific activity.
• City staff will include, most prominently, Community Development
and Planning Department staff, sometimes utilizing consulting
assistance. Department staff is responsible for providing expert
analysis and presentation of policy materials for public officials
to utilize in their decision-making.
• Other staff commonly involved with P&Z decisions will be Building
Department staff, Engineering and Public Works staff, Fire
Department staff, as well as Finance and Administration, among
others, dependent upon the issue at hand.

Planning Commission
• The Planning Commission is an advisory commission to the City
Council. The Commission’s role is to:
•
•
•
•
•

Review land use applications
Review staff analysis and commentary
Conduct public hearings and receive citizen input
Apply Comprehensive Plan Goals and Policies to the issue
Deliberate and prepare a recommendation for City Council action

• The Planning Commission is formed from citizenry to interject
community-level input into the land use decision process, and
convey that input to the City Council.

Mayor and City Council
• The City Council is the governing body of the municipality. Land
use decisions of the Council are final, subject to appeal to the
judicial system.
• The City Council sits as the “Legislative” branch of local
government in that it makes policy, adopts ordinances, and
otherwise sets expectations of general applicability to the
community.
• The City Council, alternatively, sits as the “Judicial” branch of
local government, in that it applies the generally applicable rules
to a specific permit request, such as ruling on a zoning or
subdivision development application.

Board of Zoning Appeal and Adjustments
• The Board of Appeals and Adjustments is technically a separate
land use body under state law.
• In most suburban cities or small towns, either the Council or the
Planning Commission, will serve as the Board of Appeals.
• The Board of Appeals and Adjustments is responsible to hear:
• Appeals from Administrative decisions (such as a staff
interpretation of code, etc.); and
• Variance requests seeking a specific exception from the generally
applicable zoning or subdivision regulation.

• In Monticello, the Planning Commission serves as the Board of
Appeals and Adjustments.

Planning and Zoning Basics

Information for
Planning Commissioners
and others interested
in the regulation of land use
in Minnesota

Northwest Associated Consultants, Inc.
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Introduction
This material has been assembled as a “primer” on planning and zoning for
Planning Commission members and City Council members, as well as interested
City staff and members of the public. Our intent is to provide a usable background
for typical planning and zoning issues faced by the City’s Planning Commission.
Public Health, Safety, and Welfare. Planning and zoning activities are conducted
as a part of the “police powers” – protection of public health, safety, and general
welfare. Because the way land is used by private property owners can affect other
property owners and the public, courts have interpreted the “police power” to
include the regulation of land use.
The City’s authority to regulate land use is a power granted by the State
government. The Legislature determines what powers the City has, and does not
have. All of this power exists within the context of the U.S. Constitution which
defines and restricts governmental authority.
Some of the most evident ways that land uses affect the public is through the need
for clean water supply, sanitary waste systems, stormwater drainage, and the need
for public street systems. In addition, private land use creates the need for fire
protection and law enforcement. In short, private land development creates a
significant demand on the public for services. As a result, the public has a
significant interest in ensuring that land is used in a responsible and efficient
manner.
Land use regulation is part planning theory and part property rights law. To help
both public officials and citizens in understanding the complexities of land use
regulation, we have compiled this material covering some of the most common
planning issues that are faced by growing communities. This material does not
cover everything, nor does it cover all aspects of each issue. Moreover, each
community has its own set of specific regulations and requirements. Nonetheless,
we hope that it provides a solid underpinning so City officials will feel comfortable
addressing the situations faced on a monthly basis.

3

Meeting Conduct and “Robert’s Rules of Order”
Public meetings are conducted generally under “Robert’s Rules of Order”, usually
modified somewhat for convenience to allow a less formal meeting environment.
The purpose of these rules are to create an orderly process for information
gathering, public participation, and ultimately, decision-making. In most
communities, the chair assumes a significant amount of latitude in modifying the
strict rules, but should be ready to submit to a more formal process when preferred
by the group, or at any time when better information will possibly result. A simple
rule of thumb is to err on the side of better information, or more information, in
determining the amount of formal process to apply to a given situation.
A typical meeting agenda will consist of some or all of the following elements:
A.
B.
C.
D.

Chair’s announcement that the meeting is open – a “Call to Order”
Approval of Minutes of previous meeting(s)
Announcements, if any
Adoption of the Agenda (members have the opportunity to recommend the
addition of items to the published agenda)
E. Consideration of Agenda Items
a. Chair announces the agenda item
b. Chair asks for a presentation of the Staff Report
c. Chair asks for a presentation from the Applicant
d. Chair opens the public hearing (this may be done on the initiative of the
Chair (some jurisdictions hold a formal vote to open the hearing, but
this is not required)
e. Chair announces the format for public comment, including the
following:
i. Public comments must germane to the issue.
ii. Speakers must address their comments and questions to the
Chair and Commission, not to the applicant or other individuals
at the meeting.
iii. Speakers are directed to focus on new information relevant to the
issue and avoid repetitive comments.
iv. Audience must not interrupt the speaker with comments,
applause, or other disruptions.
v. Speakers must identify themselves by name and address,
including representation of any interested party.
vi. Speakers must speak from the microphone/podium to ensure
that they are heard by Commission members, recording
equipment, and those observing the meeting electronically.
vii. Planning Commission members may ask questions of speakers
while they are at the podium.
viii. Answers to speakers’ questions are typically held until all
speakers have been heard. This rule is often modified to avoid
many speakers asking identical questions.
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f. Speaker testimony is taken as called on by the Chair – the City may
require speakers to have signed in to speak, although this is often
waived in smaller hearings.
g. Chair closes the public hearing at the end of public testimony (see item
d. above). In the alternative, the Chair may ask for a motion to
continue the hearing to a future specific time and date when additional
information is required prior to Planning Commission action.
h. Discussion. Once the hearing is closed, the Chair invites members to
discuss the issue. The purpose of discussion is to ensure that adequate
information has been gathered to formulate a motion. The Commission
may ask staff, applicant, or members of the public for clarification of
specific points.
F. Following discussion, a motion for action on the item should be made. Motion
may be to recommend approval, recommend denial, or to table action. If the
hearing was continued (see g. above), a motion to table action would be in
order. The Planning Commission should be aware of any “60-Day Rule”
issues relating to the amount of time for a decision.
a. A motion for action must be seconded. Occasionally, a member may
request that a specific motion be amended to include additional
language, such as a new condition or to refer to certain findings. For
most circumstances, this is done by requesting that the motion-maker
and the second accept a “friendly amendment”, without separate votes
on the amendment.
b. If the motion-maker and/or second do not accept the “friendly
amendment”, a member may make a motion to have a formal vote to
amend the original motion – this is a rare occurrence in informal
meeting settings such as a Planning Commission.
c. Once the language of the motion is agreed to, the Chair calls for a vote.
For most zoning-related items, a simple majority of members present
carries the item.
d. Special situations:
i. If a motion to deny or approve fails to receive a simple majority
(either gains only a minority or ends in a tie vote), the Chair
should declare that the motion fails, and ask those who voted
against the motion to state their reasons on the record. Under
this scenario, the item goes to the City Council without a
recommendation from Planning Commission, with the stated
reasons servings as the “findings”.
ii. In the alternative, a member may make a substitute motion and
the Commission may consider it separately.
G. After all items on the adopted agenda have been disposed of, the Chair may
entertain a motion to adjourn. This is considered a non-debatable motion,
and should proceed directly to a vote after it has been seconded.
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Comprehensive Plan
The City’s Comprehensive Plan is a document that describes the community’s vision
of itself in the future. The enabling planning statutes (found in Minn. Stat.
§462.351 through §462.364) give a community the authority to plan and manage
land use and related facilities (such as transportation, utilities, and other functions)
to accomplish specific objectives. These objectives are quoted as follows:
The legislature finds that municipalities are face with mounting problems
in providing means of guiding future development of land so as to insure
a safer, more pleasant and more economical environment for residential,
commercial, industrial and public activities, to preserve agricultural and
open lands, and to promote the public health, safety, and general
welfare.
This statute recognizes that the development of land is not merely a private venture.
Instead, private landowners create a partnership with the public to develop the land
- the landowner provides the private land (as well as the capital to develop it) and
public agrees to provide access to properly maintained roads, highways, sanitary
sewer treatment, water supply, stormwater management systems, parks and
recreation, police and fire protection, and other public functions. Because the
public has such a great stake in the ongoing cost of serving private land uses, the
legislature has granted communities the ability to plan for development and make
sure that the public’s costs will be manageable in the future.
In the seven county Twin Cities Metropolitan Area, the legislature has established
an overarching set of requirements for local Comprehensive Plans. The purpose of
these additional requirements, found in Minn. Stat. Minn. Stat. §473, especially
§473.175, is to help ensure that development in the various metropolitan
communities is consistent with abutting municipalities, and to ensure that local
plans are consistent with metro-wide systems and goals, such as regional highways,
transit, parks, wastewater systems, water supply, and housing. A municipality’s
Comprehensive Plan, and requests for its amendment, are routinely reviewed by the
Metropolitan Council in this regard.
Metro or Non-Metro? The primary difference between metro and non-metro
counties in Comprehensive Plan impact relates to priority of Plan or Zoning. In the
seven county area, the Comprehensive Plan is considered primary in the event there
is a conflict between the Plan and the Zoning Ordinance. For instance, if the
Comprehensive Plan calls for an area to be guided commercial in the land use plan,
but the City has designated the area as a residential zoning district, courts will give
deference to the Comprehensive Plan land use designation over the zoning.
In contrast, in the communities not in the Twin Cities seven county area have the
reverse condition – Zoning regulations (and map) are prioritized over the
Comprehensive Plan. In these localities, the Comprehensive Plan serves more as a
guide plan, but land use disputes rely on the zoning to determine the actual
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effective regulations. However, most zoning actions include reference to consistency
with the Comprehensive Plan, so there is some force in the Plan that filters down
into individual planning and zoning decisions.
Land Use Plan. The most recognizable component of the Comprehensive Plan is the
Land Use Plan. This plan identifies various areas of the community as being guided
for various types of land use, including land needed for public uses. However, the
Comprehensive Plan is usually made up of many other important sections,
including transportation and community facilities plans, housing plans, and natural
resources plans, to name just a few.
Goals and Policies. Perhaps the most important (although often overlooked)
chapter of the Comprehensive Plan is the statements of Goals and Policies of the
community. This section really defines what is meant by all of the rest of the text
and maps that comprise the Plan document. The Comprehensive Plan, at its
essence, is a policy document relating to land use and community development,
although the maps and pictures usually get the most attention.
In considering various development proposals, the Planning Commission and City
Council should be able to identify specific goal or policy statements that they believe
are accomplished by the project being presented. If a project cannot meet the goals
and policies, it is a clear indication that the project is not consistent with the
community’s Comprehensive Plan (even if the land use is proper). At this point, the
City needs to decide how the project should be changed to be consistent, or
sometimes, whether the Comprehensive Plan needs to be considered for an
amendment.

Rezoning and Zoning Amendments
Zoning Amendment - A change to either the text or the map of the Zoning
Ordinance.
Zoning is the most commonly used technique in implementing the goals and policies
of the Comprehensive Plan. The Zoning Ordinance is not a goal in itself - it should
be thought of as the legal means of ensuring that the goals of the Comprehensive
Plan are carried out by private landowners. Together with the Subdivision
Ordinance, the Zoning Ordinance works to regulate almost all forms of land use and
development. Whereas the Subdivision Ordinance regulates the conversion of raw
land to a condition in which it is ready to be built upon, the Zoning Ordinance
regulates the physical occupation of the land by a building or use.
Types of Amendments. Zoning Amendments are made in one of two categories: (1)
Amendments to the text of the City’s Zoning Ordinance, which apply generally; and
(2) Amendments to the map, which apply to specific property. The City’s Zoning
Ordinance includes a section which establishes the process for adopting a zoning
amendment, including the process and the standard for evaluating the merits of the
proposed change.
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The standards for considering the rezoning are generalized, and do not include
details of a particular development scheme. It is not permissible to approve
rezonings with conditions. Common rezoning criteria are as follows:
i.
ii.
iii.
iv.
v.
vi.

Traffic levels capable of being handled on existing roadways.
Utility demands capable of being served with existing utility capacity.
Land Use compatibility with adjoining property.
Consistency with Land Use guide plan.
Environmental concerns (air, soil, water) and potential hazards to the public.
Impacts on Schools, Parks or Open Space.

Rezoning land from commercial or industrial to residential requires a simple
majority of the City Council. On the other hand, rezoning land from residential to
commercial or industrial requires the “super-majority” – technically two-thirds of
the eligible voters. In most communities, a super-majority consists of a 4/5 vote of
the City Council.
Voting on an Amendment. Where a member is absent, but otherwise eligible to
vote, the super-majority requirements would remain 2/3 of the full council. Where
the City Council has been reduced to four members by a vacancy on the Council, or
a member who is considered ineligible due to a conflict of interest, the requirement
is 2/3 of the remaining eligible members. The rules relating to “super-majority” can
be complicated when members are missing, or are ineligible due to conflict of
interest. The City’s Attorney should be consulted in these cases to ensure that the
proper voting requirements have been met.
It should be noted that for the Planning Commission, no super-majority vote comes
into play. As an advisory board, the Commission passes on its recommendation by
simple majority vote.
It is important to remember that zoning amendments are adopted by enactment of a
new ordinance. This includes both text amendments and rezonings of property.
The City needs to put the proposed amendment in the form of an ordinance, adopt it
by the required vote, then publish it as with any other ordinance before it becomes
effective.
Challenges. Zoning amendments are occasionally litigated. The standard of review
is “rational basis”, and the basis Cities should rely on is direction from the
Comprehensive Plan. The factors listed above, and the quality of the record
documenting the proposal’s consistency with those factors, will often be
determinative in legal disputes involving rezoning requests.
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Conditional Use Permits
Conditional Use - A type of land use in a particular district which is presumed to
be allowed, but requires special, additional standards and review due to the
existence of some aspect of the use which may create a nuisance or place an
extraordinary burden on public services. Conditional Use Permits, once granted,
are considered to be permanent, without need for renewal, so long as the conditions
applied to the permit are maintained. A Conditional Use Permit may be transferred
to other persons, again as long as they continue to meet the original conditions.
The exception to this “permanence” is when the use lapses for more than one year.
In that case, the property must apply for a new CUP if they wish to reinstate the
use.
Disputes. Conditional Use Permits are, by far, the most commonly litigated zoning
matter. Whereas the development of Comprehensive Plans allows the City to
exercise the most discretion, Conditional Use Permits allow, typically, the least. The
general standard for the City is that if the conditions are met by the permittee, the
City has very little discretion to deny the CUP request. Moreover, conditions must
be rationally related to the impacts created by the proposed use.
Basis of Review. The Zoning Ordinance applies two sets of conditions in the review
of any Conditional Use Permit application - general conditions applying to all CUPs
which serve as the basis for findings of approval or denial, and specific conditions
listed with each individual use in the Zoning Ordinance district section.
The first set of conditions is as follows:
i.
ii.
iii.
iv.
v.
vi.

The proposed action has been considered in relation to the specific policies
and provisions of and has been found to be consistent with the official
Comprehensive Land Use Plan.
The proposed use is or will be compatible with present and future land uses
of the area.
The proposed use conforms with all performance standards contained
herein.
The proposed use will not tend to or actually depreciate the area in which it
is proposed.
The proposed use can be accommodated with existing public services and
will not overburden the City’s service capacity.
Traffic generation by the proposed use is within the capabilities of streets
serving the property.

The second set of conditions is listed with the use in each district. The typical
review will be whether the specific standards are met, then whether the general
conditions are met. It is with this set of general conditions where the City may
exercise some discretion, but only in the context of the neighborhood and the
Comprehensive Plan.
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In addition to the stated conditions listed in the Zoning Ordinance, the City can
impose other conditions on the use, so long as those conditions are intended to
correct a specific deficiency of the project that is within the City’s regulatory
authority. For instance, the City might choose to require specific landscaping
requirements on a proposed use that creates an identified visual conflict with a
neighboring use. However, the City could not arbitrarily decide to require a new
business to restrict its hours of operation, unless the restriction was directly related
to a specific public health, safety, or welfare issue.
In summary, Conditional Uses need to be addressed carefully, and the City uses
most of its discretion in establishing the use in the ordinance. Additional conditions
placed on such uses must be specific, and tied to a quantifiable issue. Vague
Conditional Use Permits create confusion for users, as well as for future City
Councils in trying to fairly apply the regulations.

Interim Use Permits
Whereas Conditional Use Permits are considered to “run with the land” when all of
the conditions are complied with, Interim Use Permits may be granted for a specified
period of time. The municipality must be able to ascertain a specific date or event
that will result in the termination of the IUP. The statutes require that the
applicant must agree to any conditions deemed necessary by the municipality. As
such, it is good practice to have a signed development agreement that specifies
those conditions, including the termination date and/or event that memorializes the
applicant’s required consent.

Variances
Variance - An approved departure from the standard imposed by a (usually)
dimensional zoning regulation, such as size, area, length, or bulk.
Variances are somewhat less likely than Conditional Use Permits to be the subject
of litigation, because the City has more latitude to determine the meaning of the
standard for variance approval, namely, the existence of “special conditions”, and
“reasonable use”. It is important to keep in mind that the City’s standard zoning
regulations are presumed to allow reasonable use of property. Only special, unique
conditions that interfere with reasonable use can impel the City to depart from its
standard regulations.
The most common concern related to variance decisions is based on “precedent” whether the applicant is being treated similarly to like properties in like situations.
To ensure that people are being treated similarly, variance approval just because
something seems like a nice idea should be avoided.
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Uniqueness. Variances are intentionally made to be difficult to obtain, based on the
premise that the City establishes zoning standards for the protection of public
health, safety, and welfare. Therefore, a departure from the regulations should be
considered rarely, only where unique, special conditions are apparent which would
deny the applicant reasonable use of the land in question.
Amendment Rather Than Variance. If the circumstances that generate a variance
request are common, the City should enact a regulation which applies to all
properties rather than regulate by variance. If the regulations allow a reasonable
use, the purposes of the ordinance are realized without the need for a variance.
Practical Difficulties and Reasonable Use. Probably the most routine aspect of
variance consideration is the focus on a non-economic basis for the request. The
ordinance states that a variance may be considered where application of the
regulations creates practical difficulties in putting the property to reasonable use.
This standard is typically applied by considering whether a fully conforming use can
be made of the property without the variance.
For instance, can a conforming house with a two car garage be located on a
residential property without the need for a variance? If it can, then a variance
request from something outside the typical requirements might be viewed as a
matter of convenience rather than reasonable use. The practical difficulties that
interfere with the proposed use must be “non-economic”. This requirement is made
since virtually everyone may make an economic claim - the application of the
standards regulations are too costly to comply with.
Standards of Review. The primary considerations for variance review are as
follows:
(a)

Undue hardship will result if the variance is denied due to the existence
of special conditions and circumstances which are peculiar to the land,
structure or building involved.
(1)
Special conditions may include exceptional topographic or water
conditions or, in the case of an existing lot or parcel of record,
narrowness, shallowness, insufficient area or shape of the
property.
(2)
Undue hardship caused by the special conditions and
circumstances may not be solely economic in nature, if a
reasonable use of the property exists under the terms of this
Chapter.
(3)
Special conditions and circumstances causing undue hardship
shall not be a result of lot size or building location when the lot
qualifies as a buildable parcel.

(b)

Literal interpretation of the provisions of this Chapter would deprive the
applicant of rights commonly enjoyed by other properties in the same
district under the terms of this Chapter, or deny the applicant of the
ability to put the property in question to a reasonable use.
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(c)
(d)
(e)
(f)

The special conditions and circumstances causing the undue hardship do
not result from the actions of the applicant.
Granting the variance requested will not confer on the applicant any
special privilege that is denied by this Chapter to other lands, structures
or buildings int he same district.
The request is not a use variance.
Variance requested is the minimum variance necessary to accomplish the
intended purpose of the applicant.

It is important to notice that each of these standards must be met in order to qualify
for variance consideration. Variances should be put to this test rigorously in order
that the City applies it ordinances equitably. Finally, the City may still deny a
variance if despite these conditions, the result would be contrary to the
Comprehensive Plan. However, where the refusal to grant a variance results in a
situation which makes it impossible to use the land under the ordinance, the City
may be found liable for a “regulatory taking”, effectively requiring the City to
compensate the property owner for the fair market value of the property.

Findings of Fact
Findings of Fact - The legal, written substantiation for a land use decision.
One of the most critical factors in making land use decisions, whether rezonings,
variances, conditional use permits, or subdivisions, is that the decision meets the
legal standard for local government land use regulation. This is often called the
“rational basis” standard of review. In short, a local government may regulate land
use so long as there is a rational basis for the regulation, and the regulation bears a
reasonable relationship to the attainment of a legitimate governmental interest.
Violations of this test are often called “arbitrary and capricious”.
For many land use decisions, there are numerous reasons the decision was made.
Each of these reasons may be completely legitimate, and based on evidence
available to the Planning Commission or City Council. However, if a decision is
challenged, and the City has not made its decision accompanied by written findings
of fact, the Court may throw out the City’s decision, and put itself in the City’s
place. There are a number of standards to apply when making the findings:
1.

Findings need to be made “contemporaneously” with the decision. The
City does not have the latitude to decide an issue one month, then adopt
formal findings the next. Recent court decisions have made it clear that
the City needs to support its decision with findings at the time of the
decision. This can make things difficult if the 60-day calendar is running
out.

2.

Findings need to be based on evidence submitted as a part of the City’s
hearing process. This means that if the City is going to decide a permit
12

request based on a particular reason, that reason must have been a part of
the debate or submissions made to the City. It does not necessarily have
to have been brought up by the applicant. Planning Commissioners or
Councilmembers may raise an issue during the debate, and having arrived
at a conclusion based on that issue, may include it in the findings.
3.

Findings need to be written. This means that the City should rely on a
written record documenting the debate and the decision, and the record
should include the findings. This may be in the form of a separate
resolution, or it may be imbedded into the meeting minutes.

4.

Findings should be as specific as possible. They should include references
to specific policies or components of the City’s Comprehensive Plan or a
specific ordinance standard. Vague findings may be better than none, but
only a little better.

If a City makes clear, written, contemporaneous findings of fact with their land use
decisions, a court will most often rely on the City’s record in reviewing a challenged
City decision. And, if the findings meet the rational basis test, the City’s decision
will most likely withstand challenge.

“60 Day Rule”
This rule is a statute (Minn. Stat. §15.99) which requires local governments and
state agencies to respond to zoning applications within (usually) 60 days of
application. There are a number of complications to this law.
1.

The City has 15 days from the time that an application is made to
determine whether or not the application is complete. The City must notify
the applicant within this time period of any incompleteness. The 60 day
period does not begin until the application is complete. However, if the
City does not notify an applicant as to incompleteness within the first 15
days, the application is deemed complete as a matter of law, and the
calendar starts running as of the original date of submission.
It is important to note that completeness does not mean acceptability. The
application just has to have addressed the required items – the subsequent
review process will determine whether the project is acceptable under the
City’s regulations.

2.

If the City cannot come to a final decision prior to the end of the first 60
days, for almost any reason, it may extend the review period by an
additional 60 days, if the applicant is notified in writing prior to the
expiration of the first 60 day period. There appears to be little constraint
on the “quality” of the reason - a simple explanation that the City’s review
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schedule does not permit adequate time for the City Council to act properly
on the item is sufficient.
3.

The City cannot “automatically” notify the applicant of a 60 day extension.
The City is required to review the application enough to make a reasonable
determination that the first 60 days will be inadequate. Therefore, a
separate letter should be sent after the material is received.

4.

If the City reaches the end of the 120 day review period, including a
noticed extension, it must make a final decision, or the application will be
considered approved as submitted. For complex projects, negotiations
often occur between the City and the applicant, and can take several
weeks. Most Cities will ask the applicant to sign a form letter waiving the
60-day rule if a decision can not be made. The City can be quite
persuasive with this request as the alternative to further consideration is
usually to deny the proposal.

5.

Subdivisions have their own 120 review calendar listed in the Statutes.
However, most Cities apply the 60-day rule to subdivisions just to be on
the safe side.

6.

Cities are required to notify an applicant in writing of a denial of a permit,
including the reasons for denial. This notice is required to be provided
within the statutory period. It is a safe assumption that approvals with
conditions must also be notified in this manner.
This notification can have consequences that cities need to be careful of.
Imagine that a City Council is meeting on the final day of the timeline.
They would essentially have to present the written notice of denial, along
with the reasons, to the applicant at the meeting to meet the deadline.

The 60-day rule is not necessarily difficult to comply with, but it requires attention
to avoid a trap of automatic approval. The safest option is to be careful with the
application package and notify the applicant of deficiencies in the application to
delay the start of the calendar.
For multi-part applications, it is best to require that each part is a separate
application. For instance, with Planned Unit Developments, the ordinance provides
for a Concept Stage review, Development Stage review, and Final Stage PUD. For
complex projects, there is no way that the project can be submitted, reviewed,
revised, and reviewed again within the full 120 day period. As such, most Cities
separate the stages into distinct applications.
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Subdivisions and Plats
Subdivisions are any division or combination of land parcels. A “Plat” is a specific
type of subdivision that involves the filing of new title information with the County
Recorder that results in all future legal descriptions referring to the mapped Plat,
rather than historical description information.
There are generally three types of subdivision actions that a City will consider. The
simplest is sometimes referred to as a “Minor Subdivision”. These actions usually
involve no more than two parcels, and may include lot combinations, lot line
adjustments, and occasionally, the splitting of one platted lot into two new parcels.
This type of approval is typically not applied to unplatted land due to the
complicated legal descriptions that can result. The County Recorder may reject
subdivisions when the legal description is too long or complex.
In certain circumstances, where the subdivision is clear and simple, Minor
Subdivisions are eligible to be approved by the City staff, relieving the applicant of
the procedural requirements of Planning Commission and City Council review.
Minor Subdivisions are commonly permitted by what is referred to as a “Metes and
Bounds” certificate of survey. These surveys are prepared by registered surveyors,
and include a map of the property and a legal description that provides an exact
description of the parcel or parcels in question. The survey will usually show lot
dimensions, existing buildings, and existing easements that may exist on the
property.
The second type of subdivision action is a “Registered Land Survey”. This is a legal
method of subdivision for registered property, also known as “Torrens” property.
Torrens parcels are registered with the County, and have had new registered title
certificates prepared. These are in contrast to the more common “Abstract”
property, in which an abstract of the title to the property exists that lists the chain
of title back to its original conveyance (often from the original United States
government land grant).
The third type of subdivision is the Plat. Platting re-titles the subject property into
new lots and blocks, and eliminates previous underlying lot lines (it should be noted
that easements and streets need to be separately vacated). The platting process
typically consists of a Preliminary Plat and a Final Plat. In many instances, a City
will ask for a sketch plan for preliminary concept review, prior to a formal
Preliminary Plat application.
An approved Preliminary Plat conveys specific rights to a property owner, and as
such, should be reviewed carefully. This stage of review will usually include a plat
drawing showing the layout of the subdivision; a grading and drainage plan that
identifies the changes to the existing grade and stormwater management impacts; a
utility plan that provides for preliminary sanitary sewer and water designs; a street
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plan that identifies the street profile; and a landscaping plan that identifies new
landscaping and erosion control planting in the subdivision.
Minnesota courts have determined that the approval of a Preliminary Plat gives the
developer a reasonable expectation that he or she will be able to develop the
property as proposed. It is common for small adjustments to be made between the
Preliminary Plat and the Final Plat, but the City needs to make sure that it has
addressed all of its major issues in its review and approval of the Preliminary Plat.
Because many Preliminary Plats get approved with a number of technical
conditions, it is usually a good idea to require that a revised and corrected
Preliminary Plat is submitted for City records and reference.
There are several issues to look for when reviewing new subdivision proposals:
1.

Does the street system provide for an adequate number of new and future
street connections to surrounding land? Most planning recommendations
look for residential neighborhoods that limit traffic to less than 500 vehicle
trips per day – 250 trips per day is considered the more optimal threshold.
If the street design creates a high number of trips past some lots,
additional street connections should be considered. As a general rule,
more connections result in better and more even traffic distribution. Cities
often hear people argue for fewer connections over fear of increased traffic.
The opposite is actually the case.

2.

Does the regional street system support the number of lots in the
subdivision, or should a new collector route be considered in the area?

3.

Does the design of the individual lots allow for comfortable building
placement? Occasionally, lot designs may meet the City’s technical
regulations, but due to unique considerations, result in difficult building
sites. Most cities consider newly platted lots to be “variance-proof”, that is,
there should be no need to consider variances to make reasonable use of a
new lot – it is presumed to be buildable as approved.

4.

Does the subdivision make reasonable consideration for the existing
character of the land? Heavily graded projects, woodland areas that are
being eliminated for additional lots, elimination of significant views of
surrounding countryside or water features, or other similar characteristics
indicate a subdivision that is not making the best use of the property. The
City has a stake in managing these issues.

5.

Does the subdivision minimize the impact on the City’s utility and
maintenance system? Some subdivision designs can make it difficult for
the City to serve the project once constructed. Issues such as snowplowing, maintenance access to stormwater ponding areas, fire-fighting
capability, access for emergency vehicles, and other issues need to be
considered to ensure the protection of the City’s future residents. It is
tempting to think of the subdivision’s defects as the problem of the
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developer in selling the lots. But these problems will become the City’s
when the future new residents raise concerns over poor design.
6.

What kinds of public use might be necessary in the subdivision, or in the
area? Should the City require a dedication of park land or trail right of
way? Is there a need for the construction of sidewalks or other
improvements not commonly found in other areas?

7.

What kinds of ideas might improve the livability of the subdivision? How
can the existing landscape be capitalized upon to ensure the best
neighborhood? Or, what additional amenities might be considered to
improve the area?

Planned Unit Development
Planned Unit Development is a zoning technique that permits a developer and City
to negotiate the applicable zoning standards for a project. PUD implies a number of
elements in any project design – those below are a generalized outline of common
elements:
a.

The City will allow flexibility from some of its zoning standards, in
exchange for a higher standard in other areas.

b.

The flexibility is intended to result in a project of superior design and
amenity than would otherwise be possible if basic zoning regulations were
to be applied.

c.

PUD is not intended as a method of merely skirting around inconvenient
regulations.

d.

The process is designed to allow for the integration of several disparate
project elements, resulting in better coordination of public facilities, and
hopefully, more efficient use of land and public resources.

e.

The process ends with a development contract that accompanies an
associated Zoning Ordinance amendment for the construction of the
project.

In many zoning ordinances, there are two types of Planned Unit Development
projects. Both follow the processing section of the Zoning Ordinance, but they differ
in the nature of the regulation. The first is a rezoning of the property to a PUD
zoning district. In this type of PUD, The City is essentially writing a new zoning
ordinance that applies only to this district. The ordinance will list which uses are
allowed, what development standards apply, and any other requirements of the
district. While this sounds complex, most PUD District ordinances refer to some
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other existing zoning district and the master development plans, and then list only
additions or deletions.
The second type of PUD is actually a Conditional Use Permit allowing the use of
PUD flexibility on a development parcel, keeping the underlying zoning district in
place. In this type of PUD, the base zoning district regulates the allowable uses in
the district, and sets out the general conditions. The site plan and other documents
are then used to identify the areas where flexibility is being approved. Currently, St.
Francis’ zoning ordinance does not make provision for this type of PUD – specific
amendments to the zoning regulations would be necessary to accommodate it.
For many PUD projects (especially residential projects), one of the most common
areas of flexibility requested is for the use of private streets. With private street
design, an association is formed of the owners in the project, and the association
becomes responsible for street maintenance, and many other aspects of project
operation. For a developer, the advantage of using a private street design is a
marked increase in potential density. Setbacks from the edge of a private street
need not be a strict as might be typical with public streets, and the street itself will
typically require less than half of the area of a public street right of way. The City
should feel confident in requiring significant upgrades to the design and amenity
package of such a PUD, given the increased density that usually accompanies this
type of project.
The key for the successful use of Planned Unit Development is to be able to identify
the specific, tangible benefits from the use of PUD design. These benefits may
include upgraded architecture (both building design and materials), significantly
increased landscaping, or additional open space offsetting greater building density.
In many cases, the developer may be adding specific amenities to the project,
including recreational facilities, or similar elements. When these types of
“upgrades” can not be easily identified, the City should reconsider the flexibility
being requested by the applicant.

Nonconformities
A common issue that faces Planning Commissions in the application of zoning
regulations is how to treat existing buildings or land uses that are no longer allowed
by newer zoning requirements. Such buildings and uses are called
“nonconformities”, and have specific rights under State law.
Until recently, the municipality applied a “50% Rule” to all nonconformities. Under
this rule, a community was permitted to require that any existing nonconformity be
removed and replaced only by a fully conforming use if it was destroyed by more
than 50% of its value. Thus, a property owner who lost most of a building through
damage by storm, accident, or even one’s own demolition, was required from that
point on to comply with the current zoning requirements.
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The newer rule expands the rights of the owners of nonconformities. The Statute
explicitly provides that nonconformities may be replaced or improved, but not
expanded, so long as the owner has applied for a building permit within 6 months,
and completed the work within 12 months. After this timeframe, the 50% Rule
comes back into play. This is true even for the removal of nonconformities that are
removed by the owner intentionally – natural or accidental damage is no longer a
factor.
One aspect of this issue relates to the “legality” or illegality” of the use or building.
The nonconforming rights accrue only to those uses that are “legal nonconforming”,
that is, they must have been legally established at the time of their construction or
occupancy, according to the rules in place at that time. If they were never legal,
such as someone who built a building outside of the regulations that would have
applied, then no nonconforming rights accrue to that use or building.
There are specific exclusions for Floodplain nonconformities that should be checked
out when applying this relatively new language.

Annexation
Not technically a “planning and zoning” issue, annexation is nonetheless an
important factor for communities managing growth and development. Annexation is
a discretionary decision on the part of the City. While the interests of the Township
government and subject property owners can affect the process, a City can not be
forced by either to accept an annexation (the State theoretically could, but this
would be extremely unusual).
The State of Minnesota sets out annexation rules in Chapter 414 of the State
Statutes. There are essentially three types of annexation:
1.
2.
3.

Orderly Annexation
Annexation by Ordinance
Contested Case Annexations

With Orderly Annexation, the City and Township work together to establish a set of
conditions under which annexations can occur. These conditions usually include
rules about contiguity and the ability to serve the site with public utilities. Other
common conditions include specific geographic areas that are eligible or off-limits,
and whether the City will provide a fee to the Township to mitigate the Township’s
loss of tax base.
Orderly Annexations can occur one at a time, with an agreement reached between
City and Township as each property comes up, or, more comprehensively – subject
to a larger Orderly Annexation plan. In either case, the City and Township will
create an agreement and a joint resolution effecting the annexation. The resolution
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is forwarded to the State of Minnesota Department of Administration’s Office of
Municipal Boundary Adjustments for certification.
The second type, Annexation by Ordinance, is an annexation decision between the
City and the property owner. There are a few specific conditions to Annexation by
Ordinance, in which case no direct Township involvement occurs. These conditions
include:
a.
b.
c.

The subject parcel is no more than 120 acres in size;*
100% of the property owners of the parcel(s) in question petition for the
annexation; and
The subject parcel is contiguous to the current City limits.

*There are now some additional limitations affecting “serial” annexations.
When these conditions are met, the City can call for a public hearing to annex the
parcel through the adoption of an Ordinance. While the Township may object to the
annexation during the hearing process, it does not have the authority to “veto” or
otherwise interfere with the decision. If the City adopts the ordinance in compliance
with the statutory requirements, the State’s Office of Municipal Boundary
Adjustments then certifies the annexation.
The third type of annexation is sometimes referred to as a “contested case”
annexation. In these situations, the City is considering an annexation that does not
comply with the Annexation by Ordinance rules, and the Township will not agree to
a joint resolution or “Orderly Annexation”. Contested Cases are treated like trials,
held before an Administrative Law Judge. Prior to trial, however, the City and
Township must conduct a series of negotiation sessions to attempt to come to an
agreement.
If no agreement is reached, the judge reviews the evidence presented, and rules
based on specific criteria laid out in the statutes. These criteria are centered
around whether or not the area “is or is about to become urban or suburban in
character”. This phrase is somewhat ambiguous, however. As a result, Cities most
often support their contested case annexations with studies demonstrating growth
demand and shortage of available land area, and the cost of providing services to
unincorporated areas. These trials have become rarer, and are very expensive and
time consuming.
One additional point about annexation policy relates to the City’s ability to recover
the costs of growth. Once a property has been annexed, the fees charged for
development services (such as sewer and water extensions, road improvements, etc.)
must meet specific and strict statutory requirements for “proportionality” to the
impacts created by the development. However, property owners do not have any
implicit right to annex into a City. As such, the City can negotiate a development
fee agreement with the owner/developer of annexing land to cover extraordinary
costs that would otherwise be spread to the general City taxpayer. This is an
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important factor to remember when considering annexation agreements and
requests.
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MINUTES
SPECIAL MEETING - MONTICELLO PLANNING COMMISSION
Tuesday, February 2nd, 2021 - 5:00 p.m.
Mississippi Room, Monticello Community Center
Commissioners Present:
Council Liaison Present:
Staff Present:

John Alstad, Paul Konsor, Andrew Tapper, Alison Zimpfer, and
Eric Hagen
Charlotte Gabler
Angela Schumann, Ron Hackenmueller, and Rachel Leonard

1. General Business
A. Call to Order
John Alstad called the Special Meeting of the Monticello Planning Commission to
order at 5:00 p.m.
2. 2021 Planning Commission Workplan
Angela Schumann noted that each year the Planning Commission approves their annual
workplan. Schumann noted that the City recently adopted the new Monticello 2040
Vision + Comprehensive Plan, which will guide the Planning Commission workplan.
Chapter 9 of the Comprehensive Plan provides all the goals, strategies, and policies that
are needed to make sure that the plan comes to fruition.
A draft 2021-2025 workplan was created by staff for the Planning Commission to review
and provide feedback. The Planning Commission and staff discussed a variety of topics
that impact the City.
Schumann asked the Planning Commission to revisit the draft workplan and fill in any
additional trainings that would be useful for them to complete and other topics that they
thought about after their discussion at the meeting. She also requested the Planning
Commissioners revisit the strategy document. A high priority item would be the
recodification of the zoning ordinance and prioritizing amendments they would like to
see changed that stem from the Monticello 2040 Comprehensive Plan. She added that
members should also identify any subdivision ordinance amendments that should occur.
The current focus for the year would be to accomplish as many of the trainings, research
topics, and amendments to the zoning code as possible.
Staff would take the comments that were received during the Special Meeting and revise
the materials prior to sending out to members to fill in priorities and discussion areas. The
goal would be to review the workplan at a special meeting in March.
3. Adjournment
ANDREW TAPPER MOVED TO ADJOURN THE MEETING AT 6:08 P.M. ALISON
ZIMPFER SECONDED THE MOTION. MOTION CARRIED, 4-0.
Recorder:

Jacob Thunander ____

Approved:

March 2nd, 2021
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Attest:

____________________________________________
Angela Schumann, Community Development Director
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MINUTES
REGULAR MEETING - MONTICELLO PLANNING COMMISSION
Tuesday, February 2nd, 2021 - 6:15 p.m.
Mississippi Room, Monticello Community Center
Commissioners Present:
Council Liaison Present:
Staff Present:

John Alstad, Paul Konsor, Andrew Tapper, Alison Zimpfer, and
Eric Hagen
Charlotte Gabler
Angela Schumann, Steve Grittman (NAC), and Ron
Hackenmueller

1. General Business
A. Call to Order
John Alstad called the Regular Meeting of the Monticello Planning Commission
to order at 6:15 p.m.
B. Appointment of Officers for 2021
ANDREW TAPPER MOVED TO ELECT PAUL KONSOR AS CHAIR OF
THE PLANNING COMMISSION. ALISON ZIMPFER SECONDED THE
MOTION. MOTION CARRIED, 5-0.
PAUL KONSOR MOVED TO ELECT JOHN ALSTAD AS VICE CHAIR OF
THE PLANNING COMMISSION. ALISON ZIMPFER SECONDED THE
MOTION. MOTION CARRIED, 5-0.
ERIC HAGEN MOVED TO ELECT CITY STAFF AS SECRETARY. JOHN
ALSTAD SECONDED THE MOTION. MOTION CARRIED, 5-0.
C. Consideration of approving minutes
a. Regular Meeting Minutes – January 5th, 2021
ALISON ZIMPFER MOVED TO APPROVE THE REGULAR
MEETING MINUTES – JANUARY 5TH, 2021. ANDREW TAPPER
SECONDED THE MOTION. MOTION CARRIED, 5-0.
D. Citizen Comments
None.
E. Consideration of adding items to the agenda
None.
F. Consideration to approve agenda
ALISON ZIMPFER MOVED TO APPROVE THE AGENDA. JOHN ALSTAD
SECONDED THE MOTION. MOTION CARRIED, 5-0.
2. Public Hearings
A. Continued Public Hearing – Consideration of a request for Ordinance
Amendment relating to R-1 Zoning District standards
Applicant: Capstone Homes
Andrew Tapper reclused himself from this item.
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Steve Grittman explained that this was a continued Public Hearing from the
January Planning Commission Meeting.
Grittman explained that the City developed building material standards several
years ago with the intent that the zoning regulations (including 5/12 roof pitch and
15 percent brick or stone treatment) were to point towards higher end housing.
Grittman noted that the applicant, Capstone Homes, is actively building in
Monticello (Haven Ridge) and is seeking amendment to the code for architecture.
The requested amendments are separated by the minimum roof pitch standard and
brick and stone treatment.
Grittman noted that some of the homes Capstone typically builds have less of a
roof pitch on ornamental features (such as over a porch, gabled dormers, or shed
dormer). The overall roof structure would meet the minimum code. Staff
presented the applicant’s proposal, the staff recommendation to Planning
Commission from the January meeting, and staff’s recommendation to Planning
Commission for February. A chart of these three alternatives for both proposed
ordinance amendments was provided in the staff report.
Grittman than discussed the proposed amendment for the brick and stone
requirements. Capstone has noted they have several popular models that do not
have brick or stone on the front façade but rely on the architecture and the style of
siding on the home.
Alison Zimpfer asked if what the applicants were suggesting, without the brick
and stone, were not considered high end features or if it was just a different
architectural concept. Grittman noted that staff were not suggesting that the
builder was not constructing high end homes, but that it was the way the City
defined high end features when they adopted the current ordinance. Grittman
noted that the current ordinance was easy to apply and that builders have been
meeting that requirement. The applicants previously suggested that this standard
is unusual without any flexibility.
Paul Konsor clarified that this would be a city-wide amendment and not just for a
specific development. Grittman confirmed that this would change the City’s
Zoning Ordinance to require every builder to comply with the new rules unless
builders are completing homes within a Planned Unit Development and specific
standards are noted with that approval. Konsor asked if this applicant would fall
under the optional façade treatment section of the proposed code. Grittman noted
with the proposed amendment, if they would like to build homes without the 15
percent treatment of brick and stone, their option would be to present it to the
Planning Commission.
Eric Hagen asked if it were known how much brick and stone would be remove,
on average, if windows were excluded from the total façade requirement. Angela
Schumann noted that examples were provided in the Planning Commission packet
and added that it would vary based on the design of the home and number of
windows on the façade.
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Hagen also asked if what staff were proposing, could all three options for façade
architectural standards be found in a development or just one of the three options
per development. Grittman noted that the intent would be up to the
builder/developer to work with the portfolio they wish. Staff were not suggesting
that they had to choose one option for the entire development. Hagen mentioned
the importance of being cognizant of consistency within a development but
understood the desire for a variety of options.
Hagen also noted that the current ordinance allows 70 percent stucco or real wood
with only 5 percent brick or stone coverage. He asked what the remaining 25
percent could be used for. Grittman noted that it was free reign but imagined that
it could, for example, be lapped siding or shakes on a gable end.
Konsor noted that the applicant proposed to also remove from the façade
requirements the square footage for doors (in addition to removing windows and
garage doors). He asked why staff’s recommendation did not include removal of
the doors from the total façade requirements. Grittman noted that staff did not
want a builder to have to eliminate having windows because of the brick or stone
requirement and that it was a good trade-off to exclude the windows from the
façade, but not the door.
Konsor also asked why a developer would enter a development and then later ask
for an amendment to the building materials standard. Grittman deferred to the
applicant, but it was noted that the developer has mentioned their long-term
commitment to Monticello. Grittman noted that the amendment could apply to the
developer’s future construction, rather than current.
Paul Konsor opened the public hearing.
Heather Lorch, Capstone Homes/applicant, introduced herself and provided a
short presentation. Lorch noted that after they first contracted the lots and applied
for building permits, they were not aware of the extend of the ordinance. Lorch
explained that very rarely have they seen in communities that brick or stone is a
requirement, which is why they did not dig into it too deeply. She also noted that
the roof pitch exempted several styles of homes they offer, which is why they
decided to work with the City to come up with a resolution together. Lorch noted
the history of Capstone Homes and explained that they completed 350 homes in
the metro area for 2020. Lorch explained they have a very strong warranty and
quality assurance program for their homes. Lorch noted the importance their
company places on quality and quality building materials. Lorch mentioned that
they feel the easier the building permit applications are, the more successful
builders can be, buyers can have good and multiple choices when selecting a
home, and staff are not burdened by having to look through so many plans. She
noted the high demand for farm style homes that do not have brick or stone.
Lorch provided additional considerations from staff’s recommendation for
amendment to the zoning ordinance for the brick and stone requirement and the
roof pitches.
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Zimpfer asked if the applicant has proposed changes in other communities. Lorch
noted that she has not requested an ordinance amendment to other communities in
her four years with the company. Zimpfer asked what the targeted age range of
the homes they sell would include. She noted that their company is a production
builder that builds attainable homes. Lorch noted that their target price range is
between $350,000 and $500,000 homes. They tend to get first time home buyers
with small families. They have been building detached townhomes that includes
lawn and snow maintenance that receives interest by many single parent
homeowners. They also have a villa product that are geared towards retired aged
individuals that are looking to downsize. She explained that it is the full gamut of
the market.
Hagen asked how many of their existing models meet the 15 percent brick or
stone standard. Lorch estimated that it was about half. Hagen asked if it would
significantly limit the types of homes in Haven Ridge. Lorch confirmed that they
had to remove some homes from their product line. She added that without the
roof pitch change, it eliminated 75 to 80 percent of their homes. She asked that
the brick or stone requirement be removed to offer homes to buyers that are not
interested in having that and added that they would lose buyers if that requirement
stayed in place. Hagen asked if they have any models that are 100 percent one
building material or all have at least two building materials. Lorch confirmed that
all models utilized at least two building materials.
Konsor asked for clarification from the applicant’s presentation regarding the
proposed three material/styles exception of brick or stone. Lorch clarified the
chart provided in the staff report and noted they would propose that if the builder
is proposing no brick or stone, they would need two of the listed building
materials and 25 percent of each. Schumann wanted to be clear on what the 75
percent material would be and what the 25 percent would be.
Zimpfer asked if the applicant saw any concerns with what staff recommended.
Lorch appreciated the efforts that staff had put forth but asked for consideration
that homes with front porches be exempt from having the brick or stone
requirement. Hagen clarified with staff that an 80 square foot or larger porch
would exempt a builder from any brick or stone. Grittman confirmed that was the
intent and he felt the applicant was asking that if the home has a front porch, they
could drop the brick or stone requirement without special approval by the
Planning Commission. Hagen asked for clarification if the brick or stone
exemption was just for the porch area or the entire structure. Grittman felt the
intent was if there was a porch that met those conditions, there would be no brick
or stone requirement on that building. Konsor added an issue that could occur if
an accessory structure were constructed that required brick and stone and a
principal home was constructed with a porch that would be exempt from having
brick or stone. Hagen asked for further clarification on the porch exemption if it
would apply to the standard for 70 percent of stucco or real wood and the
requirement for 5 percent brick or stone. Grittman believed that was the intent.
Hagen asked if the applicant had the same understanding. Lorch confirmed but
noted they hadn’t thought of those options as they do not use stucco or real wood
as a building material.
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Charlotte Gabler asked if there was flexibility on the homes that are not shown
with brick or stone. Lorch confirmed that they had other elevations of models that
contained the brick or stone if a buyer requested that. Gabler asked if additional
landscaping would be required for homes that do not have brick or stone.
Schumann explained that the proposed ordinance amendments try to balance what
the City is trying to achieve and simplicity. Schumann noted that staff are not
proposing other amendments to the zoning ordinance at this time.
Hagen asked if the Planning Commission was approving Capstone Homes the
provision for optional façade treatments prior to building permit when additional
architecture so warrants separately from the change to the ordinance. Schumann
believed that the assumption was that the Planning Commission was asked to
make a recommendation regarding the ordinance amendment and separately
Capstone Homes would determine how that impacts their designs and would
potentially come back to the Planning Commission with designs for approval. It
was reminded that the City Council would ultimately decide on the zoning
ordinance amendment language.
Andrew Tapper, 2528 Meadow Oak Lane, noted that in his neighborhood of Briar
Oaks, there are several homes that do not have brick or stone and are still
considered high quality. He thought that the City was being closed in design
styles. Tapper also questioned the recommendation of staff for approval by the
Planning Commission of individual housing styles and the logistics of adding
these items to future agendas.
Hearing no further comments, the public hearing was closed.
Further discussion occurred regarding the staff recommendation during the
January Planning Commission meeting. Hagen asked the applicant if their plans
would be able to meet the proposed changes to the ordinance from the previous
recommendation. Lorch asked that the last sentence (column three/building
materials) be adjusted to 25 percent of the two lesser materials. She reiterated that
the 15 percent proposal would give a clunky and unbalanced design.
Hagen asked if this was the first time that the City had seen a deviation from brick
or stone or if this was something routinely brought up. Ron Hackenmueller noted
that there have been battles over the years regarding the 15 percent, especially as
other communities do not have this standard. Hackenmueller noted that builders
have revised their plans to ensure the 15 percent standard has been met, although
some homes in Monticello may not have any or less than the 15 percent amount.
Hackenmueller stated that the roof pitch amendment will allow flexibility and
would help the Building Department when reviewing a plan.
ERIC HAGEN MOVED TO ADOPT RESOLUTION NO. PC-2021-006
RECOMMENDING ADOPTION OF ORDINANCE NO. 7XX
INCORPORATING STAFF RECOMMENDATIONS OF FEBRUARY 2ND,
2021, BASED ON FINDINGS IN SAID RESOLUTION. JOHN ALSTAD
SECONDED THE MOTION. MOTION CARRIED, 4-0.
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3. Regular Agenda
A. Consideration of amendment to regular monthly Planning Commission
meeting time
JOHN ALSTAD MOVED TO SET REGULAR PLANNING COMMISSION
MEETINGS AT 6:00 PM THE FIRST TUESDAY OF EACH MONTH.
ALISON ZIMPFER SECONDED THE MOTION. MOTION CARRIED, 5-0.
B. Monticello Capital Improvement Plan Update
Angela Schumann noted that the Capital Improvement Plan (CIP) is adopted by
the City Council each year as a part of the budget and tax levy. The plan thinks
about the next five to ten years in terms of public infrastructure and
improvements. Schumann noted that the City will rely on the Monticello 2040
Comprehensive Plan as the foundation for the preparation of that plan. Minnesota
State Statutes provide that for City’s that adopt comprehensive plans, the Planning
Commission should hear an annual report on the CIP.
Matt Leonard, City Engineer/Public Work’s Director, provided an overview of the
CIP. Leonard highlighted some larger items on the CIP, including: the
construction of a new Public Works building, pedestrian and bicycle
improvements including ADA improvements, road and utility (re)construction,
stormwater management improvements, park improvements, completion of a
feasibility study for a water treatment plant, updating the SCADA system
(communication system for water and sewer utilities), fire department updates and
upgrades, construction of a new liquor store location, and completion of an
updated comprehensive water plan.
Leonard encouraged the Planning Commission if they had any projects they
would like staff to review, they were open to their feedback.
He noted that there are grants that the City may apply for to help offset some of
the costs of these projects.
Leonard also provided MnDOT’s Capital Highway Investment Plan and Wright
County’s long range plans. Leonard specifically highlighted projects that impact
Monticello.
C. Consideration of the Community Development Director’s Report
Angela Schumann provided the Community Development Director’s as provided
in the agenda.
4. Added Items
None.
5. Adjournment
JOHN ALSTAD MOVED TO ADJOURN THE MEETING AT 8:19 P.M. ALISON
ZIMPFER SECONDED THE MOTION. MOTION CARRIED, 5-0.
Recorder:

Jacob Thunander ____
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Approved:

February 2nd, 2021

Attest:

____________________________________________
Angela Schumann, Community Development Director
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3C.

Community Development Director’s Report
COVID-19 City of Monticello Information Resource:
https://www.ci.monticello.mn.us/covid19

Council Action on/related to Commission Recommendations
•

Consideration for adoption of the 2021 City of Monticello Official Zoning Map.
Approved unanimously on January 11th, 2021 as part of the consent agenda.

•

Consideration of a Conditional Use Permit for a Commercial Office Use in the CCD
(Central Community District), Walnut & Cedar Sub-District. Applicant: Laestadian
Lutheran Church (Phil Jurmu, Facilities Manager)
Approved unanimously on January 11th, 2021 as part of the consent agenda.

•

Consideration of a Map Amendment (Rezoning) to Planned Unit Development,
Development & Final Stage Planned Unit Development, and Preliminary and Final
Plat for the Construction of a Machinery & Truck Repair & Sales Use. Applicant:
Nuss Truck & Equipment (Phil Watkins).
Approved unanimously on January 25th, 2021 as part of the regular agenda, with
some conditions of approval modified.

Upcoming Workshops and Training
March Workshop
In addition to the February workshop, staff is also planning a Commission workshop in
March. Tentatively, the workshop will be a joint session with City Council and focus on
Land Use Basics training and the role of the Planning Commission. The workshop would
be held prior to the regular Planning Commission meeting on March 2nd at 4:30 PM.
Training Opportunities
In addition to the in-house training offered as part of the March workshop, staff would
note that Fusion Learning Partners (formerly Government Training Services) offers a
series of land use-focused training opportunities. At this time, no in-person or online
trainings are scheduled through Fusion for 2021. However, Commissioners are
encouraged to check the website frequently for upcoming opportunities.
https://fusionlp.org/landuse/
Another important resource for Planning Commissioners is the League of Minnesota
Cities, which offers a variety of guidebooks on land use and planning. Visit:
https://www.lmc.org/
Council Updates
Council Highlights – January: https://www.ci.monticello.mn.us/highlights
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Council Connection – January:
https://www.ci.monticello.mn.us/vertical/sites/%7B46185197-6086-4078-ADDC0F3918715C4C%7D/uploads/Council_Connection_January_2021.pdf
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