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Consideration of an Amendment to a Conditional Use Permit for a Planned Unit
Development for Expansion of an Existing Restaurant Building in the Pine Street SubDistrict of the Central Community District and Associated Accessory Uses. Applicant:
Border Foods, LLC

Prepared by:

Meeting Date:

☒ Consent Agenda Item

Northwest Associated Consultants
(NAC)/Community Development
Director

5/23/2022

☐ Regular Agenda Item

Reviewed by:

Approved by:

Community & Economic Development
Coordinator, Chief Building & Zoning
Official, Public Works Director/City
Engineer, Project Engineer

City Administrator

ACTION REQUESTED
Motion to approve an amendment to a Conditional Use Permit for Planned Unit Development
for an expansion to Taco Bell restaurant in the CCD subject to the conditions in Exhibit Z and
based on findings in Resolution No. PC-2022-031.
REFERENCE AND BACKGROUND
Property:

Legal Description:

Lengthy – Please See City Hall

PID #:

155-010-003060, 155-010-003040

Planning Case Number:

2022-020

Request(s):

Amendment to a Conditional Use Permit for Planned Unit
Development for an expansion to Taco Bell restaurant in the CCD

Deadline for Decision:

June 10, 2022
August 9, 2022

Land Use Designation:

Regional Commercial

Zoning Designation:

CCD

Overlays/Environmental
Regulations Applicable:

Freeway Bonus Sign District

Current Site Uses:

Taco Bell Restaurant
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Surrounding Land Uses:
North:
East:
South:
West:
Project Description:

Cemetery
Commercial
Commercial
Commercial

The applicants currently operate a Taco Bell convenience
restaurant on the premises. The current facility has access to 7th
Street, which access is also shared by the AmericInn facility
directly south of the Taco Bell. Access to Taco Bell drive-through
loops around the building and exits the site to 7th Street at the
existing single access point.
The applicants propose to expand the building by approximately
724 square feet to the south, encompassing the existing exterior
trash enclosure. The expansion accommodates additional storage
and a new interior trash room. The amendment also creates a
two-lane drive-through order system.
Access to the AmericInn site would be unchanged. Exiting for both
AmericInn and the Taco Bell would be revised with the
construction of a new exit-only curb cut, converting the existing
access point to ingress only. This change is designed to facilitate
better drive-through stacking in the parking lot.

ANALYSIS:
Specialty eating establishments with drive-through facilities are allowed in the General CCD
zoning district by Conditional Use Permit. The original Taco Bell was established by CUP, but
with a PUD designation due to the shared access with AmericInn. As such, the application is an
amendment to that PUD by conditional use permit, rather than the rezoning process used by
the current zoning regulations.
Parking and Circulation.
The expansion of the facility increased the building from just over 1,800 square feet to
approximately 2,460 square feet. However, the new space is primarily storage and trash
enclosure area, not increasing the primary parking generators on the site of dining or kitchen
area. Current parking on the site includes a total of 31 spaces, and approximately 7 drivethrough spaces.
The revised site plan reduces parking space to 27, while increasing drive-through stacking to 12
spaces. This change reflects contemporary shifts toward drive-through use, and more
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effectively controls the stacking area at the order boards, which can create conflicts on the site
with circulation during peak use. Required parking for the facility would be expected to be in
the range of 14 spaces for the dining area, and 12 spaces for the kitchen area. The site will still
have parking that meets the requirements of the zoning ordinance, and the improved drivethrough arrangement should help minimize circulation issues.
The other significant circulation change on the site is the conversion of the existing access point
to ingress only, identified by signage on the property. A new curb cut just east of the current
access point will serve exiting traffic from both the parking lot and the drive-through lane.
Separating the ingress and egress movements should improve overall traffic flow on the site,
without raising issues that an additional curb cut would entail.
This redesign requires that traffic exiting the AmericInn property shift to the exit lane, a
movement that will also be identified by directional signage on-site. It is acknowledged that an
occasional vehicle will miss this turn, but that exiting movement should not create many
conflicts. The City and applicant will want to monitor this to consider additional measures if
conflicts do arise.
Building Design.
The applicants note that the overall exterior of the building will be updated with the expansion
to follow the corporate branding and design of Taco Bell facilities. These changes include a
variety of additional EIFS and cement-board siding design. It is not clear from the materials list if
the wainscot band at the base of the building will be a masonry material, as it appears in the
architectural renderings. This should be verified as a part of the application review process.
Signage.
The applicants propose revised wall signage on the building, which appears to be consistent
with the current pattern. The site has frontage on two public streets (7th Street on the north
and Cedar Street on the west), and as such, is permitted to have a significant amount of sign
coverage.
The primary signage change is the addition of a box cabinet sign on the current AmericInn
freestanding sign next to the freeway property line. The applicants proposed to add this sign
below the AmericInn signage, spanning the two poles that support the sign structure. The
current sign height appears to be legal non-conforming. The proposed sign for Taco Bell is not
specified as to the height. Based on rough staff calculation, it appears to meet the maximum
32-foot height per the Freeway Bonus Sign Overlay requirements. This should be verified as a
part of the sign permit application.
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Lighting.
The applicants provided a lighting plan for the site. The maximum lighting at the property line in
commercial districts is 1.0 footcandles. The lighting plan shows the maximum lighting to be 0.8
footcandles around the perimeter, with most readings well below that threshold.
Landscaping.
The applicants provided a landscaping plan for the areas being affected by the proposal. New
shrub and perennial plantings are proposed in the site areas around the drive-through that are
reflective of the space and help screen views of the electrical box location on the site.
Groundcovers are primarily pavements and rock mulch to match the existing conditions.
I.

Budget Impact: The applicant provides an escrow to cover the costs of review of the
application.

II.

Staff Workload Impact: City Planner NAC prepared the staff report; their time is coded
to the noted escrow. City also staff have minor time in the review of the application and
staff report, estimated at 2-4 hours.

III.

Comprehensive Plan Impact: The Monticello 2040 Plan cites the following policy:
Support existing businesses in their efforts to expand and do business in the community.

PLANNING COMMISSION REVIEW AND RECOMMENDATION
The Planning Commission reviewed this item and held a public hearing on the request during
their rescheduled regular meeting on May 18, 2022.
It was noted in the staff report that the existing building does not include brick wainscot;
therefore, no addition of brick wainscot is required. Rather, the continuation of EFIS in varying
colors is acceptable. Staff recommended removal of that condition in favor of continued varied
EFIS wainscot. Planning Commission’s motion included the amended Exhibit Z accordingly.
The Commission briefly discussed the proposed access conditions, noting that the width of the
proposed access drive aisles would seem to provide additional accommodation to traffic
entering and exiting the site. Stacking space was also discussed, with staff noting that stacking
is most common between pick-up window and menu board, which will be enhanced by the
two-lane design.
Loading and trash handling was clarified as being managed internal to the site. Lighting is to
remain similar to current site conditions.
The applicant’s representative was present to address the Commission. He explained they are
moving from a four-car to a six-car stacking model with this design. They clarified that their
mobile application also facilitates moving through the queue of the drive-thru without the need
to stop at the menu board. He noted that they had also discussed this configuration with the
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AmericInn; they are supportive of the change. Guests also use inside pick-up order features,
which reduces pressure on the drive-thru. It was suggested by the Commission that they review
striping in the parking lot to also reduce the potential for conflict with access to the AmericInn.
Hearing no other public comment, the Commission closed the hearing. The Commission voted
unanimously to recommend approval of the amendment to the Conditional Use Permit for
PUD, striking the first condition relating to brick wainscot.
STAFF RECOMMENDED ACTION
Staff recommends approval of the proposed amendment, based on findings identified in the
attached resolution, and the conditions identified in Exhibit Z as modified by the Planning
Commission. The facility upgrades are consistent with the expectations of the CCD and general
zoning regulations, and the changes to drive-through design should facilitate fewer on-site
circulation conflicts with the additional stacking spaces.
SUPPORTING DATA
A.
B.
C.
D.
E.

F.
G.
H.
Z.

Resolution PC-2022-031
Aerial Site Image
Applicant Narrative
Certificate of Survey
Site Plan Set, Including:
a. Site Plan
b. Grading & Drainage Plan
c. Utility Plan
d. Erosion Control Plan
e. Existing Conditions & Removals Plan
f. Details
Civil Plan Set
Building Elevations
City Engineer’s Letter, dated April 22, 2022
Conditions of Approval
EXHIBIT Z
Conditions of Approval
Amendment to Conditional Use Permit for PUD
124 East 7th Street
PID: 155-010-003060 and 155-010-003040
1.

Applicants verify continued use of brick wainscot on the building exterior.
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2.

Applicants verify maximum height of freestanding sign installation at no more
than 32 feet from average grade.

3.

Applicants continue to work with staff on directional signage to ensure proper
site circulation.

4.

Further modifications to site circulation or access may require approval of a new
amendment to the CUP/PUD.

5.

Applicants verify execution of any required modifications of cross access
agreements with the AmericInn property as needed.

6.

Compliance with the terms of the City’s Engineering Staff letter dated April 22,
2022.

7.

Compliance with the terms of the City Fire Marshal’s letter.

8.

Comments and recommendations of other Staff and Planning Commission.

CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-031
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MONTICELLO
RECOMMENDING APPROVAL OF A CONDITIONAL USE PERMIT
FOR AN AMENDMENT TO A PLANNED UNIT DEVELOPMENT
FOR TACO BELL IN THE CCD, CENTRAL COMMUNITY DISTRICT
PID: 155-010-003060
WHEREAS, the applicant operates a convenience style restaurant in the CCD, Central
Community District ; and
WHEREAS, the restaurant is subject to a Conditional Use Permit for a Planned Unit
Development, accommodating cross access through the property for an adjoining
commercial property; and
WHEREAS, the applicant has submitted a request to amend the CUP-PUD by expanding the
building, rerouting and increasing drive-through space, and amending site parking and
egress; and
WHEREAS, the proposed project changes require an amendment to the PUD, via a
Conditional Use Permit process; and
WHEREAS, the site is guided for “Regional Commercial” uses in the City’s Comprehensive
Plan; and
WHEREAS, the proposed amendments to the site are consistent with the long-term use and
development of the property for regional commercial uses; and
WHEREAS, the changes take into account the cross-access requirements of the adjoining
property; and
WHEREAS, the Planning Commission held a public hearing on May 18, 2022 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 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:
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-031
1.
The CUP-PUD provides an appropriate a reasonable expansion of the use on
the site, and is consistent with the intent of the Zoning Ordinance requirements for
the area.
2.
The proposed improvements will benefit both on-site and off-site circulation
and land uses through better drive-through function and controlled access and
egress changes.
3.
The improvements will integrate outdoor uses, such as the refuse handling,
into the expanded building area, improving both site use and aesthetics.
4.
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.
5.
The PUD flexibility for the project, including additional curb cuts to 7th Street
and access for adjoining property 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.
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 amendment to the CUP-PUD, subject to the conditions listed in Exhibit
Z of the staff report as follows:
1.

Applicants verify maximum height of freestanding sign installation at no
more than 32 feet from average grade.

2.

Applicants continue to work with staff on directional signage to ensure
proper site circulation.

3.

Further modifications to site circulation or access may require approval of a
new amendment to the CUP/PUD.

4.

Applicants verify execution of any required modifications of cross access
agreements with the AmericInn property as needed.

5.

Compliance with the terms of the City’s Engineering Staff letter dated April
22, 2022.

6.

Compliance with the terms of the City Fire Marshal’s letter.

7.

Comments and recommendations of other Staff and Planning Commission.

ADOPTED this 18th day of May, 2022, by the Planning Commission of the City of
Monticello, Minnesota.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-031

MONTICELLO PLANNING COMMISSION

By: _______________________________
Paul Konsor, Chair
ATTEST:

____________________________________________
Angela Schumann, Community Development Director
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Consideration of an Amd. to CUP for PUD for Expansion of an Existing
Restaurant Building in
the Pine Street Sub-District of the CCD and Associated Accessory Uses
Created by: City of Monticello

257 ft

OFFICE: 763-295-2711

FAX: 763-295-4404

505 Walnut Street Suite 1 Monticello, MN 55362
April 22nd, 2022
Re: Taco Bell Remodel
City Project # 2022-020
The Engineering Department has reviewed the Civil Plan Set dated 12/10/21 and offers the following
comments:
General Comments
1. Add ADA curb ramps with truncated domes at new entrance, required due to stop sign
installation.
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

