Planning Commission Agenda - 09/07/2021

2C.

Public Hearing - Consideration of a request for Interim Use Permit to allow
Extraction/Excavation of Materials in a B-3 and B-4 Districts. Applicant: City of
Monticello
Prepared by: Northwest
Associated Consultants (NAC)

Meeting Date:
09/07/2021

Council Date (pending
Commission action):
09/13/2021

Additional Analysis by: City Administrator, City Engineer/PW Director, Project
Engineer

REFERENCE AND BACKGROUND
Property:

Legal Description:
Outlot A, Monticello Business Center 7th Addition and
Outlot C, Monticello Business Center
PIDs: 155227000010 and 155098000030

Planning Case Number:

2021-033

Request(s):

Interim Use Permit to allow the extraction/excavation of
material in a B-4 zoning district.

Deadline for Decision:

NA

Land Use Designation:

Community Commercial

Zoning Designation:

B-4, Regional Business (both parcels are currently zoned B4)
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 detail below illustrates the location of the
subject site.
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Overlays/Environmental
Regulations Applicable:

NA

Current Site Use:

Agriculture

Surrounding Land Uses:

North:
East:
South:
West:

Project Description:

Excavate up to 100,000 cubic yards of sand/aggregate materials
and haul off-site.

Commercial B-3/Agriculture
Residential - PUD
Commercial B-4/Residential R-3
Commercial B-4/B-3

ANALYSIS:
The applicant is seeking an Interim Use Permit (IUP) to conduct an excavation/extraction use
over the next several months to remove up to 100,000 cubic yards of sand in a portion of the
subject property, which is within the Chelsea Commons planning district. The proposed
excavation would be coordinated with City objectives for the stormwater aspect of the Chelsea
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Commons Small Area Plan, currently in draft form and scheduled for formal review later this
month.
The applicant indicates that they would scrape the topsoil from the excavation area and store it
on the east side of the excavation site. The topsoil would be stabilized and seeded to minimize
erosion from that location. The location of the topsoil pile may change slightly depending on
approval from the property owner. The applicants plan to haul the sand material to a
construction site in western Hennepin County.
The City recently adopted an Interim Use Permit process to regulate temporary extraction of
materials such as this. The IUP specifies the following terms for IUP consideration:
5.2 (F)(5)
Extraction of Materials
(a) All regulations in Title 8, Chapter 2 of City Code regarding excavations shall
be met.
(b) Plans shall be provided to illustrate how the land will be left in a useable
condition upon cessation of extraction activities, shall prove that the finished
grade will not adversely affect the surrounding land or future development of
the site on which the mining is being conducted, and the route of trucks
moving to and from the site.
(c) The interim use permit authorizing the extraction of materials shall regulate:
(i) The type(s) of material being mined on the site;
(ii) A program for rodent control;
(iii) A plan for fire control and general maintenance of the site;
(iv) Controls for vehicular ingress and egress, and for control of material
disbursed from wind or hauling of material to or from the site;
(v) A calendar of specific dates when mining operations will be
conducted, including specific beginning and ending dates; and
(vi) The submission of a surety by the applicant in an amount determined
by the Community Development Department to be equal to 100% of the
value of the cost of restoring land whereupon mining is to occur and
repairing the degradation of roadways used to transport soils.
(d) On-site sales may be allowed as part of the interim use permit subject to all
conditions established by the City Council to ensure the health, safety, and
welfare of those visiting the site and of surrounding property owners.
(e) For extraction of materials under this section within the B-3 and B-4 zoning
districts, no such permit shall be issued except where:
(i) The City has an interest in the subject property ownership;
(ii) The City is conducting the extraction under a contract with the fee title
owner or representative; or
(iii) The City approves such a permit for another government agency
and/or its contractor for a public project.
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(f) In the B-3 and B-4 Districts, and at the City’s sole discretion, the IUP under
this section may include screening, concrete mixing, asphalt plant operation,
or other activities utilizing the raw materials being extracted from the site,
provided the City finds that no adverse impact on adjoining property use will
occur, including, but not limited to, noise, odors, dust, or other particulate
matter.
(g) For the purposes of this section, mining or excavation shall mean solely the
removal of minerals, including sand, stone, clay, gravel, or soil in quantities of
more than 100 cubic yards, and hauling of said materials from the site. For
quantities of less than 100 cubic yards, or for projects that extract and relocate
the materials on the same project site regardless of quantity, administrative
grading permits may be issued without need for an IUP.
As a part of the application, the applicant has provided a proposed excavation operation that
would begin as early as September 13, 2021, and last through the season until winter
conditions made it impractical. No other activities (such as concrete mixing, crushing, etc.) are
planned for the project. Dust control has been addressed, including for the trucking element of
the use, as well as for the topsoil storage.
The applicants would access the site via Cedar Street on the west, from Dundas Road and
Highway 25. One aspect of this request will be a return route for the trucks after loading – they
cannot turn south onto Highway 25 from Dundas, so a return route must be planned that will
avoid competition with other traffic or roadway improvements. The City Engineer should
identify the appropriate route for out-bound trucks under load.
The applicant has provided information on planning for rodent control and fire protection as a
part of their amended application materials. Hours of operation are proposed to be 7:00a to
7:00p, Monday through Saturday, consistent with City code allowances. A restoration plan for
the excavated area is to be worked out with the City Engineers to accommodate the excavation
requirements of the Chelsea Commons stormwater/lake facility.
The purpose of an Interim Use Permit is to accommodate temporary land uses in the period
before permanent use and development is to occur. In this case, the removal of the granular
materials from the site is both a component of the City’s Chelsea Commons project, as well as
an important recovery of valuable materials for construction purposes to minimize longer hauls
from farther distances. It is consistent with Wright County’s aggregate materials policies to
ensure capture of those materials before development makes their recovery impossible or
impractical.
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The primary issues relate to operational aspects of the use. In this case, the applicants will
maintain access from Cedar Street, a commercial street, minimizing direct impacts to the
residential areas east and south of the subject site. By limiting the hours of operation to the
stated 7:00a – 7:00p, the activities, and the attendant noise and lights, will be essentially a
daytime occurrence. It is noted that there will be noise generated by the operation, including
construction equipment, truck engine noise, and back-up alarms for the equipment. The intent
of the IUP provision is to ensure that those impacts are limited to the hours and dates of the
permit. The proposed project is a road construction project for another government agency,
consistent with the requirements of the IUP ordinance.
ALTERNATIVE ACTIONS
1. Motion to adopt Resolution No. PC 2021-032, recommending approval of the Interim
Use Permit, based on findings in said resolution and on the Conditions identified in
Exhibit Z.
2. Motion to deny adoption of Resolution No. PC 2021-032, based on findings identified in
the report and following the public hearing.
3. Motion table action on Resolution No. 2021-032, subject to additional information from
applicant and/or Staff.
STAFF RECOMMENDED ACTION
City staff recommends Alternative 1 for approval of the Interim Use Permit subject to
conditions in Exhibit Z and based on findings in said resolution.
SUPPORTING DATA
A.
Resolution PC-2021-032, Interim Use Permit
B.
Aerial Image
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EXHIBIT Z
Interim Use Permit
Outlot A, Monticello Business Center 7th Addition and Outlot C, Monticello Business Center
PIDs: 155227000010 and 155098000030
1.

Inbound trucks to the excavation site utilize the haul route shown in the submission
materials, along Highway 25, to Dundas Road, to Cedar Street, to the site.

2.

A return route is identified for loaded outbound trucks that avoids impacts to residential
areas as approved by the City Engineer.

3.

The applicant conducts only aggregate resource extraction, and attendant grading
activities associated with that activity, and no other uses under this permit.

4.

The operation extends from the date of City Council authorization, including any other
permitting required to initiate the project, until October 31, 2022, or until the maximum
excavation of 100,000 cubic yards of material per the plans submitted with this
application, whichever comes first. Any further excavation would require an amended
IUP during this timeframe, or a new IUP if activity under this permit has terminated.

5.

Topsoil pile location approved by the property and seeded and stabilized per the City
Engineer’s requirements.

6.

The operation is limited to 7:00a – 7:00p, Monday through Saturday for the period
noted in condition 3.

7.

The applicant enters into a development agreement securing the conditions of the
permit as described in the application and the City Councils approval of the IUP and
provides all of the securities required by that agreement.

8.

Comments and conditions identified by the City Engineer, and other City staff.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA
RESOLUTION NO. PC-2021-32

RECOMMENDING APPROVAL OF
AN INTERIM USE PERMIT FOR EXCAVATION OF AGGREGATE MATERIAL.
PIDs: 155227000010 and 155098000030
WHEREAS, the applicant is proposing to extract aggregate materials for a construction
project and haul said materials off site from an existing undeveloped parcel at the above
Parcel IDs; and
WHEREAS, the subject property is zoned B-4, Regional Business, in which the proposed use
is allowed through a Interim Use Permit; and
WHEREAS, the proposed use and site improvements, subject to the conditions identified in
Exhibit Z of the applicable staff report for September 7, 2021, are consistent with the intent
for the Interim Use requirements and the City’s land use objectives for the site; and
WHEREAS, the excavation would be consistent with the City’s Comprehensive Plan in
supporting the eventual use of the site as a joint stormwater amenity, as laid out in the
2040 Comprehensive Plan and the subsequent Chelsea Commons Small Area Plan; and
WHEREAS, the extraction and use of the aggregate materials for road-building and related
construction activities is consistent with both County and State policy for recovery of such
materials before development; and
WHEREAS, the Planning Commission held a public hearing to consider the matter at its
regular meeting on September 7, 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 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, pursuant to the conditions identified
by staff and others:
1. The proposed Interim Use is consistent with the intent of the Monticello
Comprehensive Plan.
2. The proposed use will meet the requirements of the Monticello Zoning Ordinance.
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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, other than temporary impacts common to most construction
projects on developable land.
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 proposed Interim Use Permit is hereby recommended for approval, with
the following conditions:
1.

Inbound trucks to the excavation site utilize the haul route shown in the submission
materials, along Highway 25, to Dundas Road, to Cedar Street, to the site.

2.

A return route is identified for loaded outbound trucks that avoids impacts to
residential areas as approved by the City Engineer.

3.

The applicant conducts only aggregate resource extraction, and attendant grading
activities associated with that activity, and no other uses under this permit.

4.

The operation extends from the date of City Council authorization, including any
other permitting required to initiate the project, until October 31, 2022, or until the
maximum excavation of 100,000 cubic yards of material per the plans submitted
with this application, whichever comes first. Any further excavation would require
an amended IUP during this timeframe, or a new IUP if activity under this permit has
terminated.

5.

Topsoil pile location approved by the property and seeded and stabilized per the
City Engineer’s requirements.

6.

The operation is limited to 7:00a – 7:00p, Monday through Saturday for the period
noted in condition 4.

7.

The applicant enters into a development agreement securing the conditions of the
permit as described in the application and the City Councils approval of the IUP, and
provides all of the securities required by that agreement.

8.

Comments and conditions identified by the City Engineer, and other City staff.

ADOPTED this 7th day of September, 2021, by the Planning Commission of the City of
Monticello, Minnesota.
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MONTICELLO PLANNING COMMISSION

ATTEST:

By: _______________________________
Paul Konsor, Chair

______________________________
Angela Schumann, Community Development Director
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