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AGENDA
CITY COUNCIL/EDA JOINT WORKSHOP
MONTICELLO CITY COUNCIL
Monday, June 14, 2021 – 4:30 p.m.
Monticello Community Center
AGENDA
1. Call to Order
2. 4:30 p.m.

Tour of City Industrial Property

3. 5:15 p.m.

Update on CET Grant and Industrial Land Capacity

4. Adjournment

OTTER CREEK BUSINESS PARK TOUR
4:30 PM | On-site
Please park along Dalton Court (street and cul-de-sac)
Workshop to follow promptly at 5:15 PM at MCC
Tour Resources
Please take time to review the materials provided prior to the workshop and tour.
Given the time available, familiarity with the information below will allow us to
maximize discussion during the workshop.
• Otter Creek Map
• Industrial Land Capacity and Planning Analysis
1. Northwest Parcels
15.56 acres/9.23 developable land area
Site Conditions:
• Powerline
• Stormwater expansion
• Otter Creek/Shoreland
• Topography
• Shovel-Ready status and covenants

Notes:

2. Southeast Parcels
59.67 acres/31.40 developable
Site Conditions:
• Topography
• Dalton Extension/ intersection
• Powerline
• Stormwater expansion
• Shovel-Ready status and covenants

Notes:

3. Spike Parcel
36 acres/33 developable
Site Conditions:
• Dalton Extension/Intersection at
90th
• Powerlines
• Stormwater
• Ownership

Notes:

Park Here

Available Parcels

Industrial Land Capacity & Planning Analysis
June | 2021

Purpose
Planning for industrial development is specifically cited as an implementation step within the
adopted Monticello 2040 Vision + Plan. This analysis provides an overview of the availability
and readiness of existing and planned industrial land in the Monticello area. The analysis
compiles the industrial data and information located in a variety of other city documents. It is
intended as a reference for policymakers and staff for decisions on industrial land development.

Community Goals for Industrial Use & Development
The City of Monticello has adopted the Monticello 2040 Vision + Plan to guide the community’s
next 20 years of growth. The Vision + Plan supports innovation to promote a prosperous
economy and advocates for a diversified and strong local economy competitive at regional,
state and national levels. Monticello’s economy in 2040 will be supported by a balanced land
use and transportation framework that provides options and connectivity, a range of attainable
housing options and a respected education system preparing the workforce of tomorrow.
The City has adopted the following economic goals specific to industrial development within
the Monticello 2040 Plan:
Land Use
Goal 5: Active Employment Centers
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 will capitalize on its proximity to Interstate 94, regional transportation
facilities, and educated and skilled work force to create opportunities for job growth.
Economic Development
Goal 1: Business Attraction & Retention
A successful business attraction and retention program that attracts new businesses and
retains existing businesses.
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Goal 2: Tax Base Expansion
A stable and expanding tax base that diversifies the city’s economy and creates sustainable
employment to offset the eventual closure of the Xcel Monticello Nuclear Generating Plant.
Within this goal, the Monticello 2040 Plan specifically cites the following 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 project as
existing areas fully develop.
Goal 8: Opportunity Focus Areas
Reinvestment, redevelopment and overall improvement of the opportunity focus areas
within the City.
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Critical Context & Trends

For additional information, see also:
Monticello 2040: Chapter 5 – Economic Development
Industrial Land Absorption & Demand Study
Industrial Land Supply Overview
Monticello’s existing land use inventory includes approximately 194 acres of land for industrial
and employment purposes. Of this, 95 gross acres is available for industrial development.
Existing industrial land in Monticello is generally located in the Otter Creek Business Park, along
Chelsea Road between Edmonson Avenue and Fenning Avenue. Other industrial facilities
include large complexes at the Cargill location in downtown and the Monticello Nuclear
Generating Plant (MNGP) complex in the northwest edge of the city.
The Future Land Use Map includes approximately 1,729 acres of industrial and employment
designated land (including existing) to promote a strong industrial business sector, support
living wage employment and generate tax revenue for Monticello. The Monticello 2040
Comprehensive Plan designates three industrial and employment generating land uses: Light
Industrial Park (757 acres), General Industrial (220 acres), and Employment Campus (752 acres).
The City’s most recent industrial park, Otter Creek Business Park, is zoned primarily I-1 with a
single developed parcel zoned I-2. The business park is located south of I-94 with interchange
access approximately 1.5 miles to the east. A variety of businesses have located within the
Park, including Suburban Manufacturing Group, Karlsburger Foods, and Dahlheimer Beverage
Inc. The business park consists of approximately 115 gross acres with 66 acres currently
undeveloped. It is estimated that of the remaining gross acreage approximately 48 acres are
suitable for development. Otter Creek Business Park includes three certified shovel-ready sites,
totaling approximately 23 acres. These parcels are visible from I-94 with access to the freeway
via collector frontage road. These sites also have all public and private infrastructure in place,
dual fiber optic networks, and Xcel Energy 10 MW electric substation.
The City has a second area of commercial/industrial development at the Oakwood Industrial
Park. This industrial park is located south of I-94, east of Hwy 25 in the area of Dundas and
Chelsea Roads. This area is zoned both light and heavy industrial. Businesses include Midwest
Precision Machining, Wiha Tools USA, Aroplax Corporation, Westlund Distributing, Washburn
Computer Group, Production Stamping, and Dakota Supply Group. Portions of this park are still
being developed, while other areas may be suitable for redevelopment.
As detailed within this report, the city has an existing industrial land supply adequate to
support small to mid-size manufacturing in a variety of locations. The majority of these sites
have available transportation and utility access. However, the city currently lacks buildable
sites of significant size. This limits Monticello’s ability to attract larger users, such as
warehousing and distribution, which are interested in Monticello’s central I-94 location.
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Transition from an Energy Tax Base
Monticello has been home to the MNGP for over 40 years. While the nuclear plant is currently
in process of seeking re-licensure, the long-term presence of the plant in Monticello is not a
given. The closure of the MNGP will have a significant impact on the City as the principal and
primary taxpayer. MNGP currently comprises 56% of the city’s entire tax base, equating to
approximately $12.5 Million in annual local and county tax property revenue. As the largest
employer in Monticello and one of the largest employers in Wright County, the MNGP closure
would result in the loss of over 3,000 local and regional jobs. The City’s 2020 Industrial Land
Absorption & Demand Analysis indicated that “If the Xcel facility is decommissioned in 2040,
the City will need to have replaced $4,888,283 in tax capacity, or an additional $244,414 in
taxes payable per year between now and 2040 in order to maintain its current funding levels”.
(This assumes no increase in services, inflationary pressure, or increase in value of existing tax
base.)
The negative impacts of a potential closure will ripple through every corner of our community
and radiate through the region. To mitigate these impacts in Monticello, and to build a more
sustainable future for the central Minnesota region, Monticello must plan now for a
diversification of tax base and development of living wage employment. Development of new
manufacturing and business centers and the housing to support employees is essential to the
region’s stability. The development of these locations is not possible without critical
infrastructure.
The City received a $500,000 Community Energy Transition (CET) grant from MN-DEED grant to
develop a Strategic Transition Plan with the specific aim of generating strategies to mitigate this
impact. This Capacity & Planning Analysis is a component of the CET work.
Proximity to I-94
Monticello’s geographic location in the central region of the state, paired with its location along
Interstate 94 and MN TH 25 make it an ideal location for the movement of goods and services.
Warehousing, distribution, manufacturing and retail sectors make use of the valuable roadway
network and the existing freeway interchanges at TH 25 and CSAH 18. The strategic location of
the community is further supported by recent capacity increases to I-94 (expansion to 6 lanes
from Maple Grove to Clearwater) and proximity to the BNSF rail corridor in Sherburne County
via TH 25. An interchange is planned in northwest Monticello and the city continues to invest in
regional partnerships to explore additional interchange and river crossing opportunities to
make the most of the I-94 asset.
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Industrial Land Absorption
City
The current rate of industrial land absorption is 4.34 acres/year in Monticello. Although a 95
acre current inventory suggests a 20+ year supply of industrial land within the city, the size and
character of existing parcels limits the types of industrial users. Each existing industrial site has
its own constraints limiting the total developable acreage, including stormwater
requirements, environmental regulations, utility easements, and other factors.
The City is currently working with several development prospects interested in relocating to the
Otter Creek Business Park. If successful, these projects would complete the buildout of the
park. This includes the development of a new public works facility on an identified site in the
park.
Region
The Central Mississippi River Regional Planning Partnership’s Prosperity Analysis noted an
overall increase in manufacturing in Wright County over the period between 2008-and 2018.
Nationwide
Nationwide, the trends indicate a flat to very small increase in manufacturing employment. The
push to re-shore some key manufacturing sectors will offset some of the transitions to more
robotics and automation that are gaining momentum. Minnesota manufacturing employment is
more concentrated than the nation as shown in the figures below.
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Business Retention
Over the last ten years, Monticello has seen the retention and growth of a number of its
industries, including Dahlheimer Distribution, Suburban Manufacturing, Bondhus Tool, Jensen
Manufacturing, DSG, Copperhead, and UMC, to name a few. Within that time, these
manufacturers have added over 230,000 +/- square feet to Monticello’s industrial base.
Monticello is committed to retaining the valued innovators and employers in the community.
Changing Nature of the Retail Industry
Data continues to build on the changing nature of retail nationally. More consumers are having
goods delivered directly to their door, or through curb-side delivery. This trend has been
accelerated by the COVID 19 pandemic. The resulting impacts are working their way through
the retail sector. However, reduced commercial land absorption, smaller building footprints,
and robotics/mechanization are occurring throughout the retail industry. Monticello’s position
as a retail hub is likely continue due to its interstate location and interchange network, but the
community will need to evaluate its commercial inventory and long-term interest in
maintaining a supply of traditional retail sites, as well as the need for professional commercial
sites to serve medical and office uses.
The shift in how goods are accessed by consumers also impacts industrial opportunity, creating
a greater demand for larger parcels of industrial land for warehousing and distribution. These
centers rely on transportation access for efficiency.
Re-shoring Manufacturing
The COVID pandemic has revealed a gap in the nation’s ability to provide a critical supply of
pharmaceuticals, medical and personal protective equipment, and related manufacturing
products. Federal funding priorities for re-shoring should be evaluated for the opportunity to
site these facilities in noted industrial opportunity areas.
Industry Advancement and Automation
Robotics and automation throughout the manufacturing sector have made industrial uses more
precise, skilled, efficient, and clean. The manufacturing industry points to automation’s
requirements for skilled workers as an opportunity for the creation of living wage employment
and the advancement of professional careers in the industry.
Monticello’s land use planning has considered the changing nature and operations of industrial
development. Innovation in manufacturing pairs with Monticello’s goals for maximizing land
and infrastructure investments for tax base and employment growth. At over 1200 acres, the
city has guided more land for light industrial uses and employment campus development in its
2040 plan than in prior plans. Recognizing the need to maintain limited areas for heavy
industrial development, which use larger portions of land for outdoor storage, the city has also
maintained heavy industrial land use designations within existing industrial parks.
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Workforce Availability
Living-wage industrial and business development relies on access to skilled labor. In both
documented and anecdotal information, the ability to attract and retain skilled employees is a
critical issue for employers throughout the region. In a study commissioned by the Central
Mississippi River Planning Partnership (CMRP), it was noted that regional job growth is
outpacing regional household growth. The same report noted that Wright County job growth
has increased 26% since 2009. From 2014 to 2019, jobs increased by 12.5% in Monticello and
the surrounding communities from 35,103 to 39,487. This change outpaced the national growth
rate of 7.6% by 4.9%.
Reported shortages of skilled labor led the City to include a goal directly related to workforce
development within the Monticello 2040 Comprehensive Plan. “A workforce development and
training program that provides the skills and knowledge needed for a wide range of jobs and
opportunities.”
Monticello’s employment Inflow/Outflow statistics indicate a significant opportunity to capture
workforce leaving the community and generate economic impact through those commuting in.
Currently, there are 6,332 employees that work in the city but live elsewhere. In addition, an
almost equal number of residents who are employed (6,359) leave the city on a daily basis to
work somewhere else (primarily Hennepin County).

The City should evaluate strategies for attracting these commuters to Monticello by offering a
wide range of housing options and continuing to support unique amenities such as high-speed
internet, quality of life initiatives and a high-quality educational system. In addition, the
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potential for a reduction of commute time may be a factor in Monticello’s favor. At present,
the average local commute time is 10 minutes higher than the state average.
The flow of employees to jobs outside of the city (or into the city while living in a different area)
occurs for several reasons. The ability to attract employees is influenced by available livable
wage positions, attachment to an existing community because of the school system, family, or
other personal reasons, and the availability of housing to meet their needs. As families move
through their career paths and family status, their housing needs change and will rely on
communities to provide that lifecycle housing.
Given the inflow statistic, the City has also the potential to capture dollars from employees
commuting into Monticello. This will help drive the local economy and create multiplier benefit.
In summary, Monticello will need to develop targeted actions to attract and retain a skilled
workforce in order to balance business/industrial development. This goal is consistent with the
policies and strategies laid out in the Monticello 2040 Plan.
Sources:
Economic Development Chapter of Monticello 2040 Comprehensive Plan
Central Mississippi River Regional Planning Partnership Framework 2030 Prosperity Report
6 Minnesota ZIPs Economy Overview – MnDEED

Financial Tools & Incentives
The Monticello Economic Development Authority (EDA) maintains a competitive economic
development toolbox for development packaging, including Tax Increment Financing and a
variety of loan and grant programs.
The EDA has also been active in pairing its resources with other regional partners to create
project feasibility. These include accessing dollars through the Wright County Economic
Development Partnership and Central Minnesota Initiative Foundation. Relationships with local
lenders and brokers further support economic development packages.
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Existing Industrial Land Use Supply
A NOTE ON SHOVEL READY CERTIFICATION
“Shovel-Ready” status typically indicates that commercial and industrial sites have had all
planning, zoning, title work, environmental studies, soils analysis and public infrastructure
engineering completed prior to marketing/sale. In addition, land is usually under the legal
control of a City, Economic Development Authority, or other third party. Shovel-ready sites are
certified by Minnesota DEED through an application and review process.
Shovel-ready sites are a benefit to companies and site selectors because they take much of the
time, expense, unpredictability, and risk out of development. Shovel-ready sites decrease risk
and increase the predictability of getting the land developed, the building constructed and the
business up and running. Shovel-ready sites also lower development costs.
Minnesota’s Certified Shovel-Ready sites are heavily marketed at national conferences and
trade shows as well as on the property search tools through Minnesota DEED. The result is
improved visibility for both the community and the site.
Source:
Minnesota DEED.gov

SHORT-RANGE INDUSTRIAL SITE DATA
Short-range industrial sites listed below are located within the current city boundary and
currently vacant. These sites represent the 95 acres of available industrial land within the city.
The parcels are guided and zoned for industrial development. All have immediate access to
streets and utilities.
Chelsea Road West: Exhibit A
Property Owner
J.X. Bowers LLC
J.X. Bowers LLC
J.X. Bowers LLC
TOTAL:

PID
155-248-001030
155-248-001020
155-248-001010

Acreage
8.02
4.98
4.96
17.96

Zoned
B-4 (Regional Business)
B-4 (Regional Business)
B-4 (Regional Business)

Comprehensive Plan
Light Industrial Park
Light Industrial Park
Light Industrial Park

Site Notes:
• All utilities in place.
• Water quality improvements required; stormwater rate provided per earlier agreements.
• Largest parcel located within the Shoreland District which limits height and impervious
surface; potential solution is in re-platting.
• Access on Chelsea Road to I-94, TH 25 and CSAH 39.
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Otter Creek Business Park: Exhibit B
Property Owner
City of
Monticello/EDA
City of
Monticello/EDA
City of
Monticello/EDA
City of
Monticello/EDA
City of
Monticello/EDA
City of
Monticello/EDA
City of
Monticello/EDA
TOTAL:

PID
155-194-000020

Zoned
I-1 (Light Industrial)

Comprehensive Plan
Light Industrial Park

I-1 (Light Industrial)

Light Industrial Park

I-1 (Light Industrial)

Light Industrial Park

155-185-000010

Acreage
6.67 –
Shovel Ready
5.28 –
Shovel Ready
10.86 –
Shovel Ready
2.32

I-1 (Light Industrial)

Light Industrial Park

155-171-000060

13.67

I-1 (Light Industrial)

Light Industrial Park

155-171-000050

4.1

I-1 (Light Industrial)

Light Industrial Park

155-171-000050

5.8

I-1 (Light Industrial)

Light Industrial Park

155-223-000010
155-194-000010

48.7

Site Notes:
• Public and private infrastructure in place, dual fiber optic networks, and Xcel Energy 10
MW electric substation.
• Access on Chelsea Road to I-94, TH 25 and CSAH 39.
• Covenants are in place on a portion of the parcels which provide for enhanced building
materials, landscaping and limit outdoor storage.
•
Some land may not be completely developable due to site constraints such as power lines,
wetlands, etc. and may require further subdivision for these reasons.
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East 7th Street: Exhibit C
Property Owner
Maas
Automotive
Group LLC
Maas
Automotive
Group LLC
Maas
Automotive
Group LLC
Maas
Automotive
Group LLC
Maas
Automotive
Group LLC
NuVision
Management LLC

PID
155029002090

Acreage
2.28

155029002100

2.2

155029002110

2.11

155029002120

2.03

155029002130

4.18

155029002050

2.74

TOTAL:

15.54

Zoned
IBC (Industrial and
Business Campus
District)
IBC (Industrial and
Business Campus
District)
IBC (Industrial and
Business Campus
District)
IBC (Industrial and
Business Campus
District)
IBC (Industrial and
Business Campus
District)
IBC (Industrial and
Business Campus
District)

Comprehensive Plan
Employee Campus
Employee Campus
Employee Campus
Employee Campus
Employee Campus
Employee Campus

Site Notes:
• Access on 7th Street to I-94, TH 25; ideal location between TH25 and CSAH 18 interchanges.
• Stormwater facilities required.

Other: Exhibit D
Property Owner
Tapper’s
Holdings LLC
Powersports
Services LLC
Praise Acres LLC
TOTAL:

PID
155018002110

Acreage
5.06

Zoned
I-2 (Heavy Industrial)

Comprehensive Plan
General Industrial

155249001010

1.46

I-2 (Heavy Industrial)

General Industrial

155500042400

6.48
13

I-2 (Heavy Industrial)

General Industrial
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Planned/Potential Industrial Land Use Supply

For additional information:
Monticello 2040: Chapter 5 – Economic Development
Industrial Site Feasibility Studies, July 7, 2020, July 27, 2020, and August 21, 2020, WSB
Industrial Land Absorption and Demand Study, February 26, 2020, WSB
MID-RANGE INDUSTRIAL SITE DATA
Mid-range industrial sites are those which are annexed to the city or are immediately adjacent
to the city within the Monticello Orderly Annexation Area (MOAA). These sites have immediate
transportation and utility access to the site.
East Bertram Industrial Area (Spike): Exhibit E
Guided Land Use: LIP – Light Industrial Park
Total Acreage: Approximately 38
Developable Acreage: Approximately 30
Description: The East Bertram Industrial Area is unincorporated land located along 90th Street NE
between the western municipal boundary and Bertram Chain of Lakes Regional Park. The land area is
included within the Monticello Orderly Annexation Area. The site area is adjacent to existing industrial
developed sites at Otter Creek Business Park with access to Chelsea Road and 90th Street NE. Prior to
any proposed development, the extension of utilities and transportation network from Dalton Avenue in
the northwest will need to be discussed and addressed.
Guided Uses: The Light Industrial Park designation and lot areas lend the East Bertram site to smaller
site developments of 2-10 acres. Likely users include machining, industrial engineering, research and
development, and precision manufacturers similar to Suburban Manufacturing. Small-scale
warehousing and distribution similar to Dahlheimer may be accommodated.
Estimated Jobs/Acre: 9 to 15/Acre (total of 270 to 450 jobs over 30 acres)
Transportation Access, Needs & Estimated Transportation Costs: $2,301,570 (includes utilities)
Dalton Avenue will be required to extend to 90th Street NE where it is intended to connect to School
Boulevard to the east. The intersection of Dalton and School at 90th requires evaluation. A detailed
transportation study including a proposed roadway network and intersection controls will be required
for future development. Trails and related facilities are an important consideration and should be
extended to connect the Bertram Chain of Lakes and other areas of Monticello.
Utility Needs & Estimated Utility Costs: See above
With the extension of Dalton Avenue, water and sanitary sewer will also need to be extended. New
stormwater facilities or expanded Otter Creek Business Park facilities are required and have not yet
been evaluated for this area.
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North 85th (Featherstone): Exhibit F
Guided Land Use: EC - Employment Campus, CC - Community Commercial
Total Acreage: 80 acres
Developable Acreage: Approximately 70 acres
Description: The site is currently utilized as agricultural land. The single parcel is relatively flat and has
nearly 2,900-foot of frontage on Highway 25. This frontage makes the site highly visible.
Guided Uses: The site is guided Employment Campus. This designation suggests uses such as research
and development, advanced manufacturing, medical and pharmaceutical laboratories, computer
technology, corporate offices, and precision manufacturing. The development of these industrial areas
should include high amenity building and site design. A small area of commercial land use is planned at
the corner of 85th Street NE and TH 25 due to the presence of the signal.
Estimated Jobs/Acre: 10 to 18/Acre minimum (700 to 1260 jobs total over 70 acres)
Transportation Access, Needs & Estimated Transportation Costs: $863,450 for interim build-out,
includes an internal road network. For full build-out to include urban section reconstruction of 85th
Street, costs are estimated at $4,913,450. Estimate does not include new intersection signal at mid-site.
The site can be accessed from either/both TH25 and 85th Street. As noted, the TH25 and 85th Street
intersection is already controlled with a signal system. The development area was previously evaluated
for transportation capacity and need within the prior Industrial Site Feasibility Studies. The study
indicated urban section improvements would be needed on 85th Street.
The site is also intended to be accessed via an intersection between School Boulevard and 85th at TH25.
An intersection evaluation is needed to determine appropriate intersection control based on projected
traffic volumes. An EAW completed in the early 2000’s for Featherstone did not include the almost 80
acres of industrial laid out in the final preliminary plat. New traffic analysis is required to determine
intersection impacts and design.
An internal lateral roadway network will be required to serve this area.
Utility Access, Needs & Estimated Utility Costs: $2,850,000 for interim build-out, includes trunk and
lateral utilities, no storm water ponding. For full build-out, the costs are estimated at $13,517,000.
Connection from the existing Featherstone development is the most optimal due to proximity and
available capacity. There is an existing watermain in 89th Street Northeast, located to the east and an
existing watermain in Cedar Street, located north of the site. There is an existing sanitary sewer in 89th
Street Northeast, located to the east. Using the residential capacity will restrict growth in the area until
the Fallon Avenue deep trunk utilities are installed. It is important to note that the watermain extension
from the Featherstone area is likely sufficient for some industrial growth, but if full development of the
industrial lots is planned, an interim trunk watermain line to Eisele Avenue may be necessary.
On-site stormwater management was anticipated with the original platting of Featherstone for the
residential area but will need to be evaluated for expanded industrial areas. Water quality standards
will also need to be addressed.
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East Monticello Gateway: Exhibit G
Guided Land Use: EC – Employment Campus
Total Acreage: Approximately 8 acres
Developable Acreage: 6 acres
Description:
Located directly on I-94, but with limited access only from East Broadway, this site is
identified as a business industrial site due to its prime gateway location.
Uses: Ideal for office and professional campus uses; primarily office suites. There is limited ability to
site more intense light industrial due to adjacent residential to the southwest.
Jobs/Acre: 10 to 18/Acre minimum (60 to 108 jobs total over 60 acres)
Transportation, Access, Needs & Estimated Transportation Costs: Not estimated at this time.
Access to the site will be from the existing adjacent collector, East Broadway. Limited internal roadway
network required.
Utility Access, Needs & Estimated Utility Costs: Not estimated at this time.
Water and sewer utilities are located adjacent to the site. Watermain looping through the site will be
necessary. Sanitary sewer and watermain will require connection from the southwest, under the
existing railroad lines.
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LONG-RANGE INDUSTRIAL SITE DATA
Long-range industrial sites are those which are not yet annexed to the city but are within the
Monticello Orderly Annexation Area (MOAA). The sites have been guided within the Monticello
2040 Plan for industrial development. These areas require significant trunk and lateral
transportation and utility infrastructure improvements.
Comprehensive water and sanitary sewer system plans are currently underway, the results of
which will add clarity to the needed improvements and costs to serve these areas.

Northwest Corridor: Exhibit H
Guided Land Use: LIP – Light Industrial Park, EP – Employment Campus
Total Acreage: Approximately 1,200
Developable Acreage: Approximately 400 acres
Description:
The Monticello 2040 Plan includes guidance for new light industrial and employment
focused areas in the northwest part of the MOAA. The intensity and timing of future growth and
development are largely dependent on a future Interstate 94 interchange location at Orchard Road.
Visibility from I-94 and large tracts of vacant land also make it attractive for potential development and
with a new Interstate interchange.
Although initially identified as a prime opportunity for larger industrial development, more detailed
analysis has revealed site limitations related to existing wetland complexes and the presence of the
protected Otter Creek waterway. These environmental conditions limit larger tract availability and will
add cost to develop.
Uses and Jobs/Acre: This area has immense potential for a range of employment generating uses such
as research and technology, advanced manufacturing, and warehousing and distribution uses. This area
has been designated as Light Industrial Park and Employment Campus to anticipate these uses and
signify its intent for superior design character as a premier large-scale business park. A small amount of
regionally oriented commercial uses is also possible here adjacent to a new interchange and has been
designated as such.
Transportation, Access, Needs & Estimated Transportation Costs: Estimated at $2,824,000 for only the
southern portion of the area. Costs include internal road network. Estimate does not include possible
signal at CSAH 39/Cameron and does not include interchange. Transportation costs for a new
interchange are estimated at $27,000,000 to $33,000,000.
At present, the site can be accessed primarily from CSAH 39. The Monticello 2040 Plan recognizes a
future interchange at 120th Street/Orchard Road. The development area was evaluated within the prior
Industrial Site Feasibility Studies for the necessary roadway segments to serve the site. The study
suggested that improvements to Cameron Avenue, and the intersection of Cameron Avenue and CSAH
39 would be needed. As the site developed, a signal may be warranted. The planning of new roads,
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trails and access points will be critically important and help ensure the vision of a connected and mobile
Monticello community, including this employment area.
Utility Access, Needs & Estimated Utility Costs: Estimated at $9,958,160 includes lateral utility
improvements for only the southern portion of the site.
In the preliminary evaluation work done with the Industrial Site Feasibility Studies, a trunk watermain
extension will be required to serve the area. In addition, extension of sanitary sewer lines, including the
possible improvements to the existing Otter Creek lift station may be necessary.

Southeast Corridor: Exhibit I
Guided Land Use: LIP – Light Industrial Park
Total Acreage: 250 to 300 acres
Developable Acreage: 240 to 290 acres
Description: The Southeast area consists of three parcels with a total acreage around 300 acres. It is
located with direct access off Highway 25 and in close proximity to the Featherstone residential
development. The land is guided light industrial park.
Transportation, Access, Needs & Estimated Transportation Costs: Estimated at $2,232,800 for interim
condition. To construct 85th to full urban section, the estimated costs is $5,202,800, including lateral
road improvements.
Improvements would be need to 85th Street Northeast; primarily widening and turning lanes. Ultimately
an urban section road design may best serve the level of future traffic and drainage needs as
development occurs. The land is currently being farmed as a specific vegetable crop (i.e. corn) and it has
an operating irrigation system. These two factors and good access make this a unique site and influences
the current level of interest in selling by the landowner.
Utility Access, Needs & Estimated Utility Costs: Estimated at $10,751,600 for full build out, including
trunk and lateral improvements.
To serve the site with watermain and sanitary sewer utilities, it is anticipated that a connection to the
Featherstone development will initially occur due to the proximity and available residual capacity. Using
the existing capacity in these lines will restrict growth in the area until trunk utilities are installed. Using
the residential capacity will restrict growth in the area until the Fallon Avenue deep trunk utilities are
installed. Like the Featherstone site, it is important to note that the watermain extension from the
Featherstone area is likely sufficient to serve some industrial development, but if additional industrial
lots are developed an interim trunk watermain line to Eisele Avenue may be necessary.
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CONCLUSIONS & RECOMMENDATIONS
Monticello’s ability to attract and retain small to mid-size industrial development over the last 20 years
has provided the city with a solid foundation of jobs and tax base. There is also available industrial land
inventory within the city to continue to serve small to mid-size industrial users in the near term.
However, changing trends in the commercial and industrial marketplace, along with Monticello’s unique
need to transition from an energy-based economy require that the community plan for additional
industrial development area in the long term. The significant expenses associated with identified longrange sites compels the city to thoughtfully prioritize new industrial sites. Siting will need to consider
alignment with financial goals, transportation initiatives, other growth strategies, and the cost-benefit of
each site for the generation of tax base and employment.
The analysis within this document yields the following recommendations:
•

Continue to implement the Goals, Policies and Strategies of the Monticello 2040 Plan for
Economic Development as it relates to industrial development and economic development.

•

Support existing Monticello manufacturers/industries as they seek to expand in the community.

•

Complete Comprehensive Sewer and Water Utility Studies to more accurately determine trunk
utility infrastructure needs and costs for previously identified mid- and long-range industrial
properties.

•

Develop solutions to facilitate development of mid-range sites, including site layouts, plans, etc.

•

Identify any additional long-range industrial sites which can best meet the needs of the
community and complement Monticello’s assets, including location on the interstate and
proximity to the St. Cloud and Twin City workforces.

•

Following completion of the comprehensive utility studies, prioritize long-range industrial sites
and prepare an outline of next steps for initiation of development, which may include feasibility
studies for the following:
o Environmental Analysis
o Industrial Site Layouts, including Transportation Network
o Cost-Benefit Comparison of Sites
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EXHIBITS:
A.
B.
C.
D.
E.
F.
G.
H.
I.
J.
K.
L.

Short-Range Industrial Sites – Chelsea Road West
Short-Range Industrial Sites – Otter Creek Business Park
Short-Range Industrial Sites – East 7th Street
Short-Range Industrial Sites – Other (East)
Short-Range Industrial Sites – Other (West)
Mid-Range Industrial Sites – East Bertram
Mid-Range Industrial Sites – Featherstone
Mid-Range Industrial Sites – East Gateway
Long-Range Industrial Sites – Northwest Corridor
Long-Range Industrial Sites – Southeast Corridor
Comparison Table – Costs, Jobs, Square Footage
Available Industrial Properties Map

ADDITIONAL RESOURCES:
•
•

•

Industrial Land Absorption & Demand Study, 2020
Industrial Site Feasibility Studies:
O July 7th, 2021
O July 27th, 2021
O August 21st, 2021
Monticello 2040 Vision + Plan
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Properties for Sale

| Guided Industrial

community.development@ci.monticello.mn.us | (763) 295-2711

Updated: December 2020

7.

PID

8. 9.
10.

1.

11.

2.

3.

4.

6.

5.

Legend
Privately Owned Properties - Guided Industrial

13.
14.
15.
16.

12.

17.

Owner

Size (Acres)

2020 Taxes

Zoning

1

155-194-000010

City of Monticello

10.87

$0.00

I-1

2

155-223-000010

City of Monticello

5.28

$0.00

I-1

3

155-194-000020

City of Monticello

6.67

$0.00

I-1

4

155-171-000050

City of Monticello

16.1

$0.00

I-1

5

155-194-000040

City of Monticello

5.01

$0.00

I-1

6

155-171-000060

City of Monticello

13.67

$0.00

I-1

7

155-248-001030

J X Bowers LLC

8.02

$350

IBC

8

155-248-001020

J X Bowers LLC

4.98

$244

IBC

9

155-248-001010

J X Bowers LLC

4.96

$242

IBC

10

155-248-000010

John Chadwick Farms LLC

1.13

$56

IBC

11

155-247-001030

John Chadwick Farms LLC

9.21

$450

I-1

12

155-029-002050

Kenneth Maus

5.40

$5,554

IBC

13

155-029-002090

Maas Automotive Group LLC

2.28

$1,848

IBC

14

155-029-002100

Maas Automotive Group LLC

2.20

$1,784

IBC

15

155-029-002110

Maas Automotive Group LLC

2.11

$1,712

IBC

16

155-029-002120

Maas Automotive Group LLC

2.03

$2,360

IBC

17

155-029-002130

Maas Automotive Group LLC

4.18

$3,384

IBC

City Owned Properties - Guided Industrial

EXHIBIT A - Chelsea Road West

1 in = 752 ft

±

June 9, 2021
Map Powered By DataLink

EXHIBIT B - Otter Creek Business Park

1 in = 752 ft

±

June 9, 2021
Map Powered By DataLink

EXHIBIT C - East 7th Street

1 in = 752 ft

±

June 9, 2021
Map Powered By DataLink

EXHIBIT D - Other (East)

1 in = 752 ft

±

June 9, 2021
Map Powered By DataLink

EXHIBIT D - Other (West)

1 in = 376 ft

±

June 9, 2021
Map Powered By DataLink

EXHIBIT E - East Bertram Industrial Area (Spike)

1 in = 1,505 ft

±

June 9, 2021
Map Powered By DataLink

EXHIBIT F - North 85th Featherstone

1 in = 1,505 ft

±

June 9, 2021
Map Powered By DataLink

EXHIBIT G - East Gateway

1 in = 752 ft

±

June 9, 2021
Map Powered By DataLink

EXHIBIT H - Northwest Corridor

1 in = 3,009 ft

±

June 9, 2021
Map Powered By DataLink

EXHIBIT I - Southeast Corridor

1 in = 1,505 ft

±

June 9, 2021
Map Powered By DataLink

EXHIBIT K

PLANNED/POTENTIAL MID- AND LONG-RANGE INDUSTRIAL LAND COMPARISON CHART
LOCATION

East Bertram
North 85th
(Featherstone)
East Gateway
Northwest Corridor
Southeast Corridor

TOTAL
ESTIMATED TRANSPORTATION COSTS
ACREAGE
(DEVELOPABLE)
30
CONFIRM ESTIMATES – NEXT STEP
70
CONFIRM ESTIMATES – NEXT STEP

ESTIMATED UTILITY COSTS

6
400
240-290

CONFIRM ESTIMATES – NEXT STEP
CONFIRM ESTIMATES – NEXT STEP
CONFIRM ESTIMATES – NEXT STEP

CONFIRM ESTIMATES – NEXT STEP
CONFIRM ESTIMATES – NEXT STEP
CONFIRM ESTIMATES – NEXT STEP

CONFIRM ESTIMATES – NEXT STEP
CONFIRM ESTIMATES – NEXT STEP

INDUSTRIAL LAND USE SQUARE FOOTAGE/EMPLOYMENT COMPARISON CHART
INDUSTRIAL LAND
USE

JOBS/ACRE

FLOOR AREA RATIO
(SQUARE FOOTAGE OF BUILDING TO LOT

SQUARE FOOTAGE/ACRE

AREA)

Office

10-18

25% + 10%/Floor

Manufacturing
Distribution
Warehousing
Data Center

10-20
10-12
10-18
10

40%-50%
50%
60%
60%

Sources: Metropolitan Council, URS, Energy Information Administration, NAC

10,980 Single-Story + 10% Additional Per
Floor
17,425-21,780
21,780
26,135
26,135

