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2C.

Public Hearing - Consideration of a request for an Amendment to the Affordable SelfStorage PUD and StorageLink Monticello PUD for the Addition of “Storage Boxes” as
an Allowable Accessory Use. Applicant: City of Monticello.

Prepared by: Northwest Associated
Consultants (NAC)

Meeting Date:
06/07/2022

Council Date (pending
Commission action):
06/27/22

Additional Analysis by: Community Development Director, Community & Economic
Development Coordinator

ALTERNATIVE ACTIONS
Decision 1: Consideration of an amendment to the Zoning Ordinance to allow Temporary
Storage Boxes as an accessory use in the Affordable Storage and Storage Link PUD Districts.
1. Motion to adopt Resolution No. PC-2022-041 recommending approval of an
amendment to the Zoning Ordinance to allow Temporary Storage Boxes as an accessory
use in the Affordable Storage and Storage Link Monticello PUD Districts based on the
findings in said resolution and as drafted in the proposed ordinance
2. Motion to deny the adoption of Resolution No. PC-2022-041 recommending denial of an
amendment to the Zoning Ordinance to allow Temporary Storage Boxes as an accessory
use in the Affordable Storage and Storage Link Monticello PUD Districts based on
findings to be made by the Planning Commission.
3. Motion to table action on Resolution No. PC-2022-041.

REFERENCE AND BACKGROUND
Property:

PID #:

Planning Case Number:

2022-026

Request(s):

An amendment to the Zoning Ordinance to allow Temporary
Storage Boxes as an accessory use in the Affordable Storage and
Storage Link PUD Districts

152-125-004110; 152-266-001010
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Deadline for Decision:

July 15, 2022
September 14, 2022

Land Use Designation:

Community Commercial

Zoning Designation:

PUD

Overlays/Environmental
Regulations Applicable:

NA

Current Site Uses:

Self-Storage

Surrounding Land Uses:
North:
East:
South:
West:
Project Description:

Regional Commercial
Community Commercial
Single Family Residential
Mixed Uses

The public hearing on this item was directed to the Planning
Commission by the City Council.
The amendment would create an allowance within these two PUD
zoning districts, both occupied by Commercial Self-Storage uses,
to store and rent portable/temporary storage “boxes” – such as
“Pods” or similar – for use off-site. The amendment would be
specific to these two PUD zoning districts only.

ANALYSIS:
The proposed amendment would create an allowance for two existing Commercial Self-Storage
PUD facilities to add the storage and rental of portable storage structures for use by renters offsite. The proposal would not permit these structures to be used for storage on the site of the
Self-Storage areas as separate storage buildings. The concept is based in the idea that tenants
of self-storage buildings or similar users would be the most typical customers for this use.
The proposed amendment is designed to allow the two facilities under their current PUD
ordinance approvals to store these boxes on their property in specifically designated areas as a
permitted accessory use in the district. Renters would either seek delivery of the structures, or
if property equipped, could remove them from the site for their own use. The amendment
places a series of conditions on this use. Anything outside of these conditions would require an
amendment to the PUD.
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The proposed conditions are as follows:
(i)

Storage Boxes or containers, or similar temporary structures
manufactured specifically for the purposes of portable self-storage use,
may be permitted to be stored for rental on the site, provided such
structures meet the following conditions:
a. No such storage shall be placed within 100 feet of a residential zoning
district, or within 30 feet of a street right of way, or within 10 feet of
any other lot line.
b. No such storage shall be stacked to a height greater than nine (9) feet
from existing grade on which it sits.
c. Any such storage shall be placed only on a paved surface.
d. No such storage shall be placed within any driveway, required
landscaping area, parking space, or other space required by the
approved PUD plan for site circulation and/or operations.
e. Any such storage shall meet all requirements for fire and other
emergency vehicle access, including access to fire hydrants or other
utilities.
f. Storage of such structures shall not occupy more than 5% of the total
lot area.
g. Delivery of such structures to the site, or removal of structures from
the site, shall occur only during the hours of 7:00a.m. and 9:00p.m.
h. No such temporary/portable structure shall at any time be used for
storage of any goods on the property in this zoning district and shall
only be available for rental to users off-site, unless it is placed
completely within a permanent storage structure approved as a part of
the PUD.
i. No such storage shall include the use of containers commonly used for
rail transport purposes or similar shipping containers.

The City previously considered an amendment for a similar use specific to the Affordable
Storage PUD. The issue for the City at that time was the ability to distinguish the use of such
storage boxes as either display or outdoor storage and whether the proposed use was industrial
in scale. In the proposed amendment, the use is proposed only as an accessory use to existing
commercial self-storage and is limited in activity and scope. With this amendment, it is hoped
that this use could be incorporated without disruption to the approved PUD activity or to the
surrounding neighborhood.
STAFF RECOMMENDED ACTION
As the item was directed by the City Council to the Planning Commission, staff defers to both
bodies on the amendment to the Affordable Storage and Storage Link PUD Zoning Districts,
both located along Chelsea Road West.
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At issue for the City will be whether the proposed amendment sufficiently addresses the use of
these units as accessory to a Commercial Self-Storage use, and whether the applicable
conditions satisfactorily address their use in commercial districts.
SUPPORTING DATA
A.
B.
C.
D.
E.
F.
G.

Resolution PC-2022-041
Ordinance No. XXX
Aerial Site Image
Planning Commission Staff Report, October 5, 2021
Planning Commission Minutes, October 5, 2021
City Council Staff Report, October 25, 2021
City Council Minutes, October 25, 2021
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-041
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MONTICELLO
RECOMMENDING APPROVAL OF AN AMENDMENT TO THE ZONING ORDINANCE ADDING
ACCESSORY USE TO THE AFFORDABLE STORAGE PLANNED UNIT DEVELOPMENT DISTRICT,
AND THE STORAGE LINK PLANNED UNIT DEVELOPMENT DISTRICT
WHEREAS, the City regulates land uses in its various zoning districts, including an allowance
for various types of uses in specific zones; and
WHEREAS, the Commercial Self-Storage use is conducted primarily under Planned Unit
Development regulations which have specific allowances for uses in their respective PUD
Districts; and
WHEREAS, the option to utilize such facilities for the rental and storage of portable
temporary storage buildings for temporary storage on other real property may be
considered within the scope of uses considered accessory to the principal Commercial SelfStorage use; and
WHEREAS, the zoning district amendments herein will accommodate reasonable additions
to related uses by adding temporary structures as accessory uses to the subject PUD
Districts; and
WHEREAS, the Planning Commission held a public hearing on June 7, 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:
1. The usefulness of the zoning regulations require clarity and definition to avoid
misinterpretation, and promote the effectuation of the City’s land use
objectives.
2. The proposed amendments add related accessory uses to current Commercial
Self-Storage business properties under reasonable regulations.
3. The proposed amendments refine the understanding of the terms used, and
therefore advance the City land use regulations and objectives.
4. The proposed amendments will improve the communication of the intent of the
zoning regulations to property owners, businesses, and city officials.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-041
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 Zoning Ordinance as specified in Ordinance No.
_______ .
ADOPTED this 7th day of June, 2022, 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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ORDINANCE NO. ___ - ___
AN ORDINANCE AMENDING THE MONTICELLO CITY CODE
AMENDING SECTION 3.8(J)(8) AND 3.8(J)(15) BY ADDING
ACCESSORY USES TO EACH DISTRICT
THE CITY COUNCIL OF THE CITY OF ___ ORDAINS:
Section 1.

Section 3.8 (J)(8) and 3.8 (J)(15) are hereby amended to add the following:
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, with the
following exception:
(i)

Storage Boxes or “Pods”, or similar temporary structures manufactured
specifically for the purposes of portable self-storage use, may be permitted
to be stored for rental on the site, provided such structures meet the
following conditions:
a. No such storage shall be placed within 100 feet of a residential zoning
district, or within 30 feet of a street right of way, or within 10 feet of
any other lot line.
b. No such storage shall be stacked to a height greater than nine (9) feet
from existing grade on which it sits.
c. Any such storage shall be placed only on a paved surface.
d. No such storage shall be placed within any driveway, required
landscaping area, parking space, or other space required by the approved
PUD plan for site circulation and/or operations.
e. Any such storage shall meet all requirements for fire and other
emergency vehicle access, including access to fire hydrants or other
utilities.
f. Storage of such structures shall not occupy more than 5% of the total lot
area.
g. Delivery of such structures to the site, or removal of structures from the
site, shall occur only during the hours of 7:00a.m. and 9:00p.m.
h. No such temporary/portable structure shall at any time be used for
storage of any goods on the property in this zoning district and shall
only be available for rental to users off-site, unless it is placed
completely within a permanent storage structure approved as a part of
the PUD.
i. No such storage shall include the use of containers commonly used for
rail transport purposes or similar shipping containers.

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.

ADOPTED BY the Monticello City Council this ____ day of ______, 2022

__________________________________
Lloyd Hilgart, Mayor
ATTEST:
___________________________________
Rachel Leonard, Administrator

AYES:
NAYS:

EXHIBIT A
Section ___
Sec. 2-230. - Establishment.
Sec. 2-231. - ___.
Sec. 2-232. - ___.
Sec. 2-233. –___.
Sec. 2-234. - ___.
Sec. 2-235. - ___.
Secs. 2-236, 2-237. - Reserved.

Sec. 2-230. - Establishment.
{Insert text of ordinance}

Consideration of Amd. to the Affordable Storage PUD and StorageLink
Monticello PUD for the Addition
of "Storage Boxes" as an Allowable Accessory Use
Created by: City of Monticello

847 ft

847 ft
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2C.

Public Hearing –Consideration of a request for an Amendment to the Affordable
Storage Planned Unit Development for proposed Portable Container Accessory Use.
Applicant: Burnham, Keith

Prepared by: Northwest Associated
Consultants (NAC)

Meeting Date:
10/05/21

Council Date (pending
Commission action):
10/25/21

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

ALTERNATIVE ACTIONS
Decision 1: Consideration of an amendment to a Planned Unit Development for Affordable
Self-Storage to keep storage boxes on the site as outdoor storage.
1. Motion to recommend approval of a PUD Amendment for outdoor storage as provided
in the application materials for the Affordable Self-Storage PUD, based on a finding that
the proposed use would be consistent with the Comprehensive Plan objectives for uses
and activities in the area and other findings to be made by the Planning Commission,
and per conditions set by the Planning Commission as a part of the public hearing.
2. Motion to adopt Resolution No. PC-2021-037 (denial), based on findings as identified in
said Resolution, and requiring the removal of the storage boxes from the site no later
than ____________________, 2021.

3. Motion to table action on Resolution No. PC-2021-037, subject to additional information
supplied by staff and/or applicant.
Decision 2: Amendment to Ordinance for Planned Unit Development for Affordable SelfStorage to correction of language in Section (8)(c).
1. Motion to recommend approval of a PUD Amendment for the Affordable Self-Storage
Planned Unit Development for correction of language in Section (8)(c) to read as
follows:
Accessory Uses. Accessory uses shall be those commonly accessory and
incidental to industrial commercial uses, and as specifically identified by the
approved final stage PUD Plans, but shall not include outdoor storage or other
activities.

2. Motion to table action on the proposed Amendment to Ordinance for Planned Unit
Development for Affordable Self-Storage to correction of language in Section (8)(c).
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REFERENCE AND BACKGROUND
Property:

Legal Description: Lot 11, Block 4, Groveland Addition
PID: 155-125-004110

Planning Case Number:

2021-036

Request(s):

Amendment to a Planned Unit Development to allow outdoor
storage of rental storage containers

Deadline for Decision:

November 12, 2021 (60-day deadline)
January 11, 2022 (120-day deadline)

Land Use Designation:

Community Commercial

Zoning Designation:

Affordable Self-Storage PUD District

Overlays/Environmental
Regulations Applicable:

NA

Current Site Uses:

Self Storage Facility

Surrounding Land Uses:

North:
East:
South:
West:

Project Description:

The applicant proposes to utilize a portion of the current selfstorage property along the westerly boundary, as well at the ends
of several of the self-storage buildings on the property to store a
series of “storage boxes”. These units are delivered to the
property and rented to individuals which are then used to selfstore goods. The applicant indicates that the request is for a total
of 58 such storage boxes of varying sizes, between 7.5 by 7.5 feet
and 8 by 20 feet. The applicant has suggested that the units will
be empty, although that is not expressly stated in the application
narrative.

RV Dealership
Vacant Commercial (Zoned B-3)
Single Family Residential
RV Dealership

The applicant has indicated in the past that the boxes would sit on
the ground, without stacking, although that clarification is not
made in the current application.
The applicant previously proposed an amendment to the
Affordable Storage Planned Unit Development for the
2
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introduction of storage boxes on the site, which was considered
by the Planning Commission in August of 2021. The application
was withdrawn prior to Council consideration.
It is noted that several of these boxes have already been moved
on to the site counter to the requirements of the original PUD
approvals and are currently in violation of the Zoning Ordinance.
ANALYSIS:
Planned Unit Development (PUD) is a zoning technique that allows developers and the City to
establish a set of development requirements which, while not meeting all of the specific
standards of a traditional zoning district, are designed to exceed the City’s objectives for the
zoning district that would otherwise apply. The City’s land use objectives are described in the
Comprehensive Plan, and typically address various performance standards as well as classes of
land use.
In this case, the applicable land use classification in the Comprehensive Plan is “Community
Commercial”, and the underlying zoning district that would apply if the PUD zoning were not in
place would be B-3, Highway Business. One of the primary objectives of the Comprehensive
Plan is the orderly development and use of land, consistent with consideration for other land
uses in the neighborhood of the subject property.
As shown on the map below, and noted above, the subject property is in an area of mixed
commercial and residential uses, indeed abutting residential development on one side of the
property. The Community Commercial designation is designed to be a “low-scale” retail area
along major roadways that serve the community.
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When the original PUD was granted for the commercial self-storage facility on this property, it
was specifically noted that outdoor storage of materials on the site would not be permitted.
In Monticello, outdoor storage of materials is a use that is specifically relegated to industrial
districts. Such areas often create a significant amount of noise and other activity that is not
compatible with neighboring “low-scale” uses, and particularly problematic for single-family
residential areas, where outdoor activities rely on relative quiet and non-industrial activity on
adjoining property.
The applicant’s narrative seeks to distinguish this use as “Open Sales” accessory use, as
opposed to outdoor storage. However, “Open Sales” uses involve retail transactions where
customers may visit the retail site, inspect the goods, pay for the materials, and transport them
from the retailer. This type of transaction is distinguished from the current proposal in that the
storage boxes are stored on the site, loaded, and delivered to off-site customers, all without the
customer’s ability to pick up and take any retail goods with them from the retail location. This
is fundamentally not a retail activity, as would be implied by the “Open Sales” land use
category.
Further, the zoning ordinance definition for Outdoor Storage is directly applicable to the
proposed use. That definition reads as follows:
OUTDOOR STORAGE: The keeping, in an un-roofed area, of any goods, material,
merchandise, or vehicles in the same place for more than twenty-four (24) hours. This
shall not include the display of vehicles for sale in a new or used car sales lot.
Outdoor storage is prohibited in commercial districts and is specifically prohibited by the
language of the Affordable Self-Storage PUD.
The applicant’s materials do not specify, but the process by which the storage boxes would be
transferred to and from the site would be via truck and some manner of jack or crane,
increasing the equipment activity and noise on the site. This activity is expected in an industrial
area, but not in a commercial district, and especially not in proximity to a residential
neighborhood.
The proposed storage of these units on the property is therefore an industrial one, and
incompatible with the proximity of the use to residential property.
The narrative further notes that the original PUD district references accessory uses in the
“Industrial” areas as potentially allowed uses in the Affordable Storage PUD District. While staff
believes that the original reference is a typographical error – noting that outdoor storage was
expressly not allowed in the district language – industrial use would be inappropriate in this
4
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location based on the impacts and discussion previously noted. As part of any amendment
consideration, staff would request that the City amend the ordinance of the PUD to correct this
language to “Commercial.”
Further, the City’s fire department officials have noted concern with the storage of the
proposed boxes on the site, which were not anticipated when the original plan was approved.
The locations restrict fire-fighting access to portions of the property, most significantly, to the
west side of the line of stored boxes along the west boundary of the site. Moreover, the
revised site plan shows a large area of snow storage in the southwest corner of the site that
would make the fire hydrant in that location inaccessible. The Fire Marshal has requested an
apparatus turning template be prepared to demonstrate maneuverability within the site with
the unit locations as proposed.
As noted in prior review, there is one self-storage site in Monticello that was granted an interim
use permit for temporary storage boxes in the past. That site is the Storage Link facility at
Dundas Road and Cedar Street. The City granted the IUP for this site as a temporary measure
to accommodate expansion of the facility. There are at least three major aspects of this prior
approval that differentiate it from the Affordable Storage request.
First, the Storage Link facility abuts undeveloped commercial land. There is no residential in
near proximity to the site. Moreover, the facility sits at the intersection of roads that serve
exclusively commercial properties west, north and south, and industrial property to the east.
Second, the Storage Link temporary storage boxes are utilized as an interim storage use, and
have only limited, if any, trucking and active machinery at the site. As such, there is much less
likelihood of noise disruption to surrounding land uses, particularly as the adjoining property
was anticipated to be vacant for some time.
Finally, as noted, the permit granted was an Interim Use Permit, acknowledging that the
proposed storage units were temporary in nature. While no adjoining development was
anticipated in the near term, removal of the temporary storage is required at the expiration of
the IUP term and adjoining development (now a part of the Chelsea Commons planning area)
would then develop without the impacts of temporary storage on that site.
In summary, the proposed storage box business would introduce what is commonly considered
to be an industrial activity to the Affordable Storage PUD site. As noted, PUD requires a finding
that the proposed development meets and exceeds the City’s land use goals in exchange for
relaxation of certain zoning requirements. Introduction of an industrial use on property guided
for “low-scale” commercial use, adjacent to a low-density single-family neighborhood would be
counter to this requirement.
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STAFF RECOMMENDED ACTION
For Decision 1, Staff recommends Alternative 2, denial of the PUD Amendment. As noted in
this report, the addition of outdoor storage, and the nature of the storage in question which
would entail heavy equipment and truck operations to support it, would be inconsistent with
the intent of the land use direction specified by the Comprehensive Plan, and incompatible with
the uses directly adjoining the subject property, particularly that of the single-family residential
neighborhood to the south of the subject property.
For Decision 2, Staff recommends Alternative 1, which would correct the prior error in the
adopted ordinance for the Affordable Storage PUD consistent with the intent of the original
approved plans. Staff would ask the Planning Commission to specify a removal date within
their motion. Per ordinance, staff typically allows up to 30 days for correction of a code
violation.
SUPPORTING DATA
A.
B.
C.
D.
E.
F.
G.
Z.

Resolution PC-2021-037
Aerial Site Image
Applicant Narrative
Proposed Site Plan and Detail
Affordable Self-Storage PUD Ordinance
Ordinance Excerpts
Monticello 2040 Vision + Plan, Excerpts
Conditions of Approval

EXHIBIT Z
Lot 11, Block 4, Groveland Addition
Affordable Storage PUD Amendment
1.

If Planning Commission motions to recommend approval of the amendment to PUD to
allow the proposed storage units, staff would recommend that Commission provide a
list of conditions applicable to the proposed use on the site.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-037
RECOMMENDING DENIAL OF AN AMENDMENT TO THE
AFFORDABLE STORAGE PLANNED UNIT DEVELOPMENT REVISING THE SITE USES IN THE
AFFORDABLE STORAGE PUD ZONING DISTRICT, AND AMENDING FOR CORRECTION THE
LANGUAGE OF SAID DISTRICT TO REMOVE REFERENCES TO INDUSTRIAL ACCESSORY USES
WHEREAS, the applicant has submitted a request to revise certain aspects of an existing
self-storage project, including the addition of outdoor storage and handling of individual
“storage boxes”; and
WHEREAS, the site is zoned PUD, Planned Unit Development, and is subject to a previously
approved Planned Unit Development ordinance; and
WHEREAS, the proposed use and development are inconsistent with the Comprehensive
Land Use Plan designation of “Community Commercial” for the area; and
WHEREAS, the proposed amendment would create impacts that are incompatible with the
adjoining single family residential neighborhood, including noise, truck and machinery
operations, and other effects; and
WHEREAS, the applicant has provided updated materials describing the changes, which are
associated with industrial uses in Monticello’s land use regulations; and
WHEREAS, the uses are inconsistent with the intent and purpose of the underlying zoning
district, which is “Community Commercial”, and anticipates only “low-scale” commercial
activities; and
WHEREAS, the uses will create unanticipated changes to the demand for public services on
or around the site; and
WHEREAS, the storage proposed meets the Zoning Ordinance definition of “Outdoor
Storage”, an industrial use; and
WHEREAS, references in the current language of the Affordable Storage PUD District to
industrial accessory uses require amendment to delete said references and clarify the
prohibition of such uses; and
WHEREAS, the Planning Commission held a public hearing on October 5th, 2021 on the
application and the applicant and members of the public were provided the opportunity to
present information to the Planning Commission; and
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2021-037
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 denial:
1.
2.
3.
4.
5.

The proposed uses are inconsistent with the intent and purpose of the
Affordable Storage PUD Zoning District.
The proposed uses are inconsistent with the existing and future land uses in
the area in which they are located, including both the adjoining commercial
uses as well as the adjoining single family residential area.
The impacts of the improvements exceed those anticipated by the existing
and future land uses and cannot addressed through standard review and
ordinances as adopted.
The planned amendments do not meet the intent and requirements of the
applicable zoning regulations.
The existing storage uses related to this request for amendment are not
consistent with the terms of the approved PUD and must be removed from
the site no later than _______________, 2021.

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 denies the Planned Unit Development Amendment for Affordable Storage and
amend the language of the Affordable Self-storage District to remove references to
Industrial accessory uses.
ADOPTED this 5th day of October, 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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KB Properties PUD Amendment and Corresponding CUP
Affordable Storage provides public self storage, with multiple locations in MN. The company has
invested nearly $4MM in its 6.28 acre Monticello location and has provided a much needed service to
the community. In addition to providing an in-demand service for local residents, Affordable Storage
also contributes over $62,000 in annual property taxes, while placing very little demand on municipal
services.
In September of 2017, the City Council approved a PUD for Affordable Storage, located at 10111
Innsbrook Drive, and recently approved an amendment related to screening on this property (October
2020).
Affordable Storage is proposing Accessory Use activities identified as “Open Sales” in the MZO within
their current PUD. Subsection C of the Affordable Self-Storage PUD District in the Monticello Zoning
Ordinance (MZO) outlines the permitting of an Accessory Use as follows:
(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.
“Open Sales” is defined on Page 495 of the MZO as follows:
OPEN SALES: Any open land used or occupied for the purpose of buying, selling, and/or
renting merchandise and for the storing of same prior to sale. This use includes all outdoor
sales and display of goods and/or materials that are not specifically addressed as Outdoor
Storage, Sidewalk Sales & Display, or Off-Street Vehicle Parking.
As the display, leasing and sale of a “Portable Container” (Defined in MZO Page 499) is not specifically
addressed as Outdoor Storage, Sidewalk Sales & Display, or Off-Street Vehicle Parking, the proposed
use being defined as “Open Sales” is accurate.
“Open Sales” is identified as an allowed Accessory Use, with a Conditional Use Permit (CUP), in the
underlying B3 Zoning District, as well as the I1 Zoning District as outlined in Table 5-4 on Page 415 of
the MZO.
Subsection E of the Affordable Self-Storage PUD District in the Monticello Zoning Ordinance goes on to
establish the method for amending the existing PUD for this Accessory Use CUP as follows:
(e) Amendments. 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 (O)(l0). 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.
Therefore, Affordable Storage, in accordance with the MZO, is applying for an Amendment to its
existing PUD to grant a CUP for “Open Sales” as an Accessory Use.

Affordable Storage is asking to be granted a PUD Amendment and CUP to allow for the utilization of
5,687 sq ft of at-grade space for the purpose of selling and renting merchandise and for the storing of
the same prior to sale. This represents less than 7.5% of the current building space on site and 2% of
the total land area of the parcel. This puts the request well within the Accessory Use guidelines as
written in the MZO.
The proposed locations for displaying varying size portable containers are outlined in the attached
site-plan. This plan allows the maintaining of adequate site-circulation, fire access and snow removal.
The area utilized for “Open Sales” will be neatly organized and screened from public view at a much
higher standard than similar uses in the immediate area.
There will be no assembly or manufacturing on site. All portable containers will be assembled off-site
prior to being brought to the location to be displayed for the purpose of selling and/or renting. Although
this accessory use will not substantially increase the amount of traffic, or noise at the site, Affordable
Storage is willing to limit the hours for placement and replacement of the portable containers to Monday
through Friday, between the hours of 10 a.m. and 4 p.m.
Affordable Storage currently operates at 98% capacity for it’s fixed location self-storage products
indicating there is still substantial market demand for this use in the community. The addition of this
Accessory Use will allow the company to not only serve more community members, but also serve
them in a more convenient and affordable manner, capturing a growing trend in its industry. The
proposed use has little to no measurable impacts on adjacent land owners, the general public
right-of-way, or local infrastructure.
There will be no changes to lighting, signage, garbage, or any other elements of the property. There will
be no changes to the amount of impervious surface, or drainage on the site.
Affordable Storage feels that this is an ideally suited location for this use and the request is in harmony
with the area as well as the spirit of its original PUD.
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CHAPTER 3: ZONING DISTRICTS
Section 3.8 Planned Unit Development Districts
Subsection (J) Special Use Overlay District

(b) Permitted Uses. Permitted principal uses in the Autumn Ridge PUD District
shall be single family residential uses as found in the “T-N”, Traditional
Neighborhood Zoning District, subject to the approved Final Stage
Development Plans and development agreement dated September 11th, 2017,
as may be amended. The introduction of any other use from any district,
including Conditional Uses in the T-N 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.
(c) Accessory Uses. Accessory uses shall be those commonly accessory and
incidental to residential uses as allowed in the T-N District, and as specifically
identified by the approved final stage PUD plans.
(d) District Performance Standards. Performance standards for the development
of any lot in the Autumn Ridge 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 T-N, Traditional Neighborhood District shall apply.
(e) Amendments. 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 (O)(l0). 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.
(8) Affordable Self-Storage PUD District
(a) Purpose. The purpose of the Affordable Self-Storage PUD District is to
provide for the development of certain real estate subject to the District for
commercial land uses.
(b) Permitted Uses. Permitted principal uses in the Affordable Self-Storage PUD
District shall be self-storage uses as found in the B-3, Highway Business
District of the Monticello Zoning Ordinance, subject to the approved Final
Stage Development Plans dated September 11, 2017 and development
agreement dated September 11th, 2017, as may be amended. The introduction
of any other use from any district, including Conditional Uses in the B-3
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.
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CHAPTER 3: ZONING DISTRICTS
Section 3.8 Planned Unit Development Districts
Subsection (J) Special Use Overlay District

(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. Performance standards for the development
in the Affordable Self-Storage 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 B-3, Highway Business District shall apply.
(e) Amendments. 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 (O)(l0). 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.
(9) Rivertown Suites PUD District
(a) Purpose. The purpose of the Rivertown Suites PUD District is to provide for
the development of certain real estate subject to the District for multiple
family residential land uses.
(b) Permitted Uses. Permitted principal uses in the Rivertown Suites PUD
District shall be multiple family residential uses as found in the R-4, MediumHigh Density Residential District of the Monticello Zoning Ordinance,
subject to the approved Final Stage Development Plans dated July 23, 2018
and development agreement dated September 7, 2018, as may be amended.
The introduction of any other use from any 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.
(c) Accessory Uses. Accessory uses shall be those commonly accessory and
incidental to residential uses, and as specifically identified by the approved
final stage PUD plans.
(d) District Performance Standards. Performance standards for the development
of any lot in the Rivertown Suites PUD District shall adhere to the approved
final stage PUD plans and development agreement. In such case where any
proposed improvement is not addressed by the final stage PUD, then the
regulations of the R-4, Medium-High Density Residential District shall apply.
City of Monticello Zoning Ordinance
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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
Use Types

TABLE 5-4: ACCESSORY USES BY DISTRICT

“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
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N
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C
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P
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P
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P
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P

P
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P
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P

P

P

P

P

P

P

P

P

P

C

P

P

C

C

C

C

C

C

C

P

P

P
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P
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P

C

C

C

P

P

C

C

C

C

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

P

P

P

P

C

P

C

C

C

C

P

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)

P
P

Additional
Requirements

P

P

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)
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
P

P

P

P

P

P

C
P

C

P

C
P

C

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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CHAPTER 5: USE STANDARDS
Section 5.3 Accessory Use Standards
Subsection (C) Table of Permitted Accessory Uses

Use Types
“P” = Permitted
“C” =
Conditionally
Permitted
“I” = Interim
Permitted
Indoor Storage
Incidental Light
Manufacturing
Machinery/Trucking
Repair & Sales
Office
Off-street Loading
Space
Off-street Parking

TABLE 5-4: ACCESSORY USES BY DISTRICT (cont.)

A
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R
A

R
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P

P
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P

5.3(D)(21)
5.3(D)(22)

P

P

P

P

P

P

C

P

P

P

P

P

P

P

4.9

P

P

P

P

P

P

P

P

C

C

4.8
5.3(D)(23)

Open Sales
Operation and
storage of
agricultural
vehicles,
equipment, and
machinery
Outdoor Seating –
Accessory to
restaurant, bar,
production
brewery with
taproom,
microdistillery
with cocktail room,
and/or brewpubs
Outdoor Sidewalk
Sales & Display
(businesses)

P

Outdoor Storage

P

P

P

P

P
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P
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P

P

P

P

P

P

P

P

Park Facility
Buildings &
Structures (public)
Private Amateur
Radio
Private Receiving
Antennae and
Antenna Support
Structures

Additional
Requirements

Base Zoning Districts

none

C

P

5.3(D)(24)

P
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P\C

P\C

P\C

P\C

P

P

P

P

5.3(D)(25)

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

5.3(D)(26)
Residential
5.3(D)(27)(a)
Industrial
5.3(D)(27)(b)
5.3(D)(28)
4.13(B)
4.13(C)
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CHAPTER 5: USE STANDARDS
Section 5.3 Accessory Use Standards
Subsection (D) Additional Specific Standards for Certain Accessory Uses

Use Types

TABLE 5-4: ACCESSORY USES BY DISTRICT (cont.)

“P” = Permitted
“C” = Conditionally
Permitted
“I” = Interim Permitted
Retail Sales of Goods (as
part of an office or
industrial use)
Shelters (Storm or
Fallout)
Sign(s)
Solar Energy System
Swimming Pool
Taproom (Retail Sales
Accessory to Production
Brewery)
Large Trash Handling and
Recycling Collection Area
Wind Energy Conversion
System, Commercial
Wind Energy Conversion
System, Non-commercial
Wireless
Telecommunications
Support Structures

(D)
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5.3(D)(32)
5.3(D)(33)
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P
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P

P
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C
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5.3(D)(37)

C

C

C

C

C

C

C

4.3(E)
4.3(F)

P

C

C

C

C

C

C

C

C

C

Additional Specific Standards for Certain Accessory Uses
(1)

Accessory Building – Minor
(a) Minor accessory buildings do not require a building permit, but shall comply
with all applicable zoning regulations.
(b) In the M-H district, one minor accessory building for storage of equipment
and refuse is permitted for each manufactured home provided the accessory
building can meet all required setbacks, and is designed of weather resistant
material that will enhance the general appearance of the lot.

(2)

Accessory Building – Major
(a) In all residential districts except M-H, the following shall apply:
(i) Size
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CHAPTER 8: RULES & DEFINITIONS
Section 8.4 Definitions
Subsection (B) Lots

or on the effective date of any amendment of this Ordinance, that does not comply with the
use regulations of this Ordinance or the amendment.
NURSING HOME (CONVALESCENT HOME): A facility that provides nursing services
and custodial care generally on a 24-hour basis for two or more unrelated individuals who for
reasons of illness, physical infirmity, or advanced age, require such services; but not including
hospitals, clinics, sanitariums, or similar institutions.
OBSTRUCTION (in relation to flood plains): Any dam, wall, wharf, embankment, levee,
dike, pile, abutment, projection, excavation, channel modification, culvert, building, wire,
fence, stockpile, refuse, fill, structure, or matter in, along, across, or projecting into any
channel, watercourse, or regulatory flood plain which may impede, retard, or change the
direction of the flow of water, either in itself or by catching or collecting debris carried by
such water.
OFFICE USE: An establishment primarily engaged in providing professional, financial,
administrative, clerical, and similar services.
OFF-STREET LOADING SPACE: A space accessible from the street, alley or way, in a
building or on the lot, for the use of trucks while loading or unloading merchandise or
materials. Such space shall be of such size as to accommodate one (1) truck of the type
typically used in the particular business.
OPACITY (OPAQUE): A measurement indicating the degree of obscuration of light or
visibility. An object that is 100% opaque is impenetrable by light.
OPEN SALES: Any open land used or occupied for the purpose of buying, selling, and/or
renting merchandise and for the storing of same prior to sale. This use includes all outdoor
sales and display of goods and/or materials that are not specifically addressed as Outdoor
Storage, Sidewalk Sales & Display, or Off-Street Vehicle Parking.
OPEN SPACE: An area on a lot not occupied by any structure or impervious surface.
OPEN SPACE, USABLE: A required ground area or terrace area on a lot which is graded,
developed, landscaped, and equipped and intended and maintained for either active or passive
recreation or both, available and accessible to and usable by all persons occupying a dwelling
unit or rooming unit on the lot and their guests. Such areas shall be grassed and landscaped or
covered only for a recreational purpose. Roofs, driveways, and parking areas shall not
constitute usable open space.
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CHAPTER 8: RULES & DEFINITIONS
Section 8.4 Definitions
Subsection (B) Lots

ORDINARY HIGH WATER (new shoreland district code): The boundary of public waters
which may include wetlands, and shall be an elevation delineating the highest water level
which has been maintained for a sufficient period of time to leave evidence upon the
landscape, commonly that point where the natural vegetation changes from predominantly
aquatic to predominantly terrestrial. For watercourses, the ordinary high water level is the
elevation of the top of the bank of the channel. For reservoirs and flowages, the
ordinary high water level is the operating elevation of the normal summer pool.
OUTDOOR STORAGE: The keeping, in an un-roofed area, of any goods, material,
merchandise, or vehicles in the same place for more than twenty-four (24) hours. This shall
not include the display of vehicles for sale in a new or used car sales lot.
OUTPATIENT CARE: Medical examination or service available to the public in a hospital.
This service is provided without overnight care and shall be considered a separate,
independent, principal use when combined or operated in conjunction with a hospital.
OWNER: The person or entity with a legal or equitable interest in the land on which the
construction activities will occur.
PARAPET: A low wall which is located perpendicular to (extension of front wall) a roof of a
building.
PARK FACILITY, ACTIVE: A park or recreation facility that includes one or more of the
following: buildings, lighting, ball fields, tennis courts, swimming pools, skate parks, golf
courses, or other active sports facilities. Active park facilities will commonly include
benches, picnic areas, trails, sidewalks, and other similar features.
PARK FACILITY, PASSIVE: A park or recreational facility that does not include the
construction of facilities, lighting, or development of ball fields or other active sports
facilities. Passive parks may include benches, picnic areas, trails and sidewalks.
PARKING, OFF-STREET: The act of keeping a passenger vehicle as defined herein and/or
small commercial vehicles, recreational vehicles and emergency vehicles as defined herein, on
an approved parking space, properly surfaced, for a period of less than twenty-four (24) hours.
PARKING BAY: The parking module consisting of one or two rows of parking spaces or
stalls and the aisle from which motor vehicles enter and leave the spaces.
PARKING ISLAND: Landscaped areas within parking lots used to separate parking areas and
to soften the overall visual impact of a large parking area from adjacent properties.
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CHAPTER 8: RULES & DEFINITIONS
Section 8.4 Definitions
Subsection (B) Lots

RIVER, TRIBUTARY: Rivers in the Protected Public Waters Inventory that are not classified
by the DNR as an agricultural, forested, remote or transition river.
ROOF: The exterior surface and its supporting structure on the top of a building or structure.
The structural makeup of which conforms to the roof structures, roof construction and roof
covering sections of the International Building Code.
ROOT ZONE: The area inside the dripline of a tree that contains its roots.
SCHOOL, Pre-K-12: A public or private school offering general, technical, or alternative
instruction at the elementary, middle, or high school level that operates in buildings or
structures on land leased or owned by the educational institution for administrative purposes.
Such uses include classrooms, vocational training (including that of an industrial nature for
instructional purposes only in middle or high schools), laboratories, auditoriums, libraries,
cafeterias, after school care, athletic facilities, dormitories, and other facilities that further the
educational mission of the institution.
SCHOOL, HIGHER EDUCATION: A public or private non-profit institution for postsecondary education or a public or private school offering vocational or trade instruction to
students. Such educational institutions operate in buildings or structures on land leased or
owned by the educational institution for administrative purposes. Such uses include
classrooms, vocational training (including that of an industrial nature for instructional
purposes only), laboratories, auditoriums, libraries, cafeterias, after school care, athletic
facilities, dormitories, and other facilities that further the educational mission of the
institution.
SCROLLING TEXT: A type of dynamic sign movement in which the letters or symbols
move horizontally across the sign in a continuous scroll, permitting a viewer to observe the
message over time. Scrolling shall not include flashing or other types of video movement.
SEDIMENT CONTROL: Measures and methods employed to prevent sediment from leaving
the site.
SELF-STORAGE FACILITY: A building or group of buildings that contains equal or
varying sizes of individual, compartmentalized, and controlled access stalls or lockers for the
storage of residential or commercial customer’s goods or wares.
SEDIMENT: The product of an erosion process; solid material both mineral and organic, that
is in suspension, is being transported, or has been moved by water, air or ice, and has come to
rest on the earth’s surface either above or below water level.

City of Monticello Zoning Ordinance

Page 501

FUTURE LAND USE MAP
EXHIBIT 3.3
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COMMERCIAL DESIGNATIONS
There are four commercial and mixed land use designations as follows:
Community Commercial
A Community Commercial designation applies to existing commercial uses
along State Highway 25, School Boulevard and Chelsea Road, as well as other
small pockets of Monticello that include existing shopping centers, retailers and
entertainment uses. The intent of Community Commercial is to provide locations
for everyday retail goods and services generally oriented to a city-wide basis.
Regional Commercial
A Regional Commercial designation applies to areas targeted for uses that serve
the traveling public and larger retail uses and commercial development intended
for a regional market. This designation is generally applied to various areas along
the Interstate 94 corridor with high visibility. The development character of the
regional commercial development will continue to be auto-oriented, large format
commercial uses such as ‘big-box’ uses and other uses that require a large parking
area. Looking to the future, opportunities for connectivity and design linkages
between such development and nearby uses and neighborhoods will
be emphasized.

use based on market demand. The Commercial/Residential Flex designation
is applied to a few of the remaining large vacant parcels in the City including
the parcels located south of Chelsea Road and north of School Boulevard and
centered along Dundas Road. This designation is also applied to parcels located
between Interstate 94 and 7th Street West. These properties may be developed as
commercial, residential, or mixed land uses under the city’s PUD zoning, subject to
review and approval of the City.
TABLE 3.3: FUTURE LAND USE COMMERCIAL ACREAGES
Land Use Categories

Acreage

Community Commercial

125

Regional Commercial

433

Downtown Mixed-Use

48

Commercial and Residential Flex

174

Downtown Mixed-Use
The Downtown Mixed-Use category identifies and designates the downtown area
as a primary development focus for downtown intended to improve, revitalize
and redevelop Downtown Monticello as envisioned in the 2017 Downtown Small
Area Plan. The goal is to transform downtown into a thriving commercial area with
new mixed-use, specialty retail and restaurant uses with enhanced streetscape
and pedestrian amenities. Entertainment uses, co-working spaces, boutiques and
cafes are also envisioned. New downtown development should also embrace and
be oriented towards the river whenever possible.
Commercial/Residential Flex
The Commercial/Residential Flex designation encourages the mix of flexible
and compatible development of commercial, office, retail and residential uses
in limited areas of the city on the same or adjacent properties. The purpose of
this designation is to give the city and property owners flexibility for future land

2017 DOWNTOWN SMALL AREA PLAN LAND USE FRAMEWORK
Source: Monticello Downtown Small Area Plan (2017)
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LAND USE, GROWTH AND ORDERLY ANNEXATION

COMM UNITY COMME RC I AL ( C C )
The Community Commercial designation includes low-scale retail, service, and office uses located along the City’s arterials and collector streets. Some of these areas are developed
as auto-oriented “strip” shopping centers while others are freestanding offices, commercial uses, or clusters of businesses intended to meet the needs of the community at large.
Typical retail uses would include supermarkets, drug stores and miscellaneous local-serving retail stores and services. Typical office commercial uses might include banks, finance,
real estate, medical and dental offices, and professional services. Typical service commercial uses might include gas stations, restaurants including fast food, used car sales, and
minor auto repair businesses.

Commercial
•

Offi c e / Re tail

•

Su p e r mar ke ts

•

Sh o p p in g C e n te r s

•

Restaur an ts

•

Ga s Station s

•

LOT PATTERN

Floor Area Ratio
( FAR )
0. 30 t o 0. 5 0

2018 Correlating
Zoning District
B-2

•

Height -

Lim ited
Bu sin ess Distric t

•

Lot Area -

B-3

1- 2 s t o r i e s
N/ A

DEVELOPMENT FORM

H igh w a y
Bu sin ess Distric t
Z o ning Dis tric t
2018 ZONING
Co rrela ting
INFORMATION

Primary Mode
Ve hi cul ar wi t h
acce s s t o co l l e ct o r s
and ar t e r i al s

Recreational
•

Plaza

•

P u blic s p ac e

LAND USE MIX

MONTICELLO 2040 VISION + PLAN

Tr ans i t o r
s hut t l e s e r v i ce

Secondary Mode
Shar e d b i ke /
pe d e s t r i an f aci l i t i e s

MOBILITY

VISUAL EXAMPLE
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4B.

Consideration of a request for an Amendment to the Affordable Storage Planned Unit
Development for proposed Portable Container Accessory Use. Applicant: Burnham,
Keith

Prepared by:

Meeting Date:

☒ Regular Agenda Item

Northwest Associated Consultants,
Community Development Director

10/25/2021

☐ Consent Agenda Item

Reviewed by:

Approved by:

City Attorney, Chief Building Official

City Administrator

ALTERNATIVE ACTIONS
Decision 1: Consideration of an amendment to a Planned Unit Development for Affordable
Self-Storage to keep storage boxes on the site as outdoor storage.
Planning Commission recommended denial of the proposed amendment for outdoor storage
within the Affordable Self-Storage PUD.
Motion to adopt Resolution 2021-85 denying a PUD Amendment for storage boxes on the
Affordable Self-Storage site as outdoor storage based on findings in the stated Resolution for
denial and requiring the removal of the containers no later than November 15, 2021.
Decision 2: Amendment to Ordinance for Planned Unit Development for Affordable SelfStorage for correction of language in Section (8)(c).
Planning Commission recommended approval of the proposed amendment for correction of
language.
Motion to adopt Ordinance No. 765 for PUD Amendment for the Affordable Self-Storage
Planned Unit Development, based on findings in Resolution 2021-85, for correction of language
in Section (8)(c) to read as follows:
Accessory Uses. Accessory uses shall be those commonly accessory and
incidental to industrial commercial uses, and as specifically identified by the
approved final stage PUD Plans, but shall not include outdoor storage or other
activities.
REFERENCE AND BACKGROUND
Property:

Legal Description: Lot 11, Block 4, Groveland Addition
PID: 155-125-004110

Planning Case Number:

2021-036
1

City Council Agenda: 10/25/2021

Request(s):

Amendment to a Planned Unit Development to allow outdoor
storage of rental storage containers

Deadline for Decision:

November 12, 2021 (60-day deadline)
January 11, 2022 (120-day deadline)

Land Use Designation:

Community Commercial

Zoning Designation:

Affordable Self-Storage PUD District

Overlays/Environmental
Regulations Applicable:

NA

Current Site Uses:

Self Storage Facility

Surrounding Land Uses:

North:

RV Dealership

East:

Vacant Commercial (Zoned B-3)

South:

Single Family Residential

West:

RV Dealership

Project Description:

The applicant proposes to utilize a portion of the current selfstorage property along the westerly boundary, as well at the ends
of several of the self-storage buildings on the property to store a
series of “storage boxes.” These units are delivered to the
property and rented to individuals which are then used to selfstore goods. The applicant indicates that the request is for a total
of 58 such storage boxes of varying sizes, between 7.5 by 7.5 feet
and 8 by 20 feet. The applicant has suggested that the units will
be empty, although that is not expressly stated in the application
narrative.
The applicant has indicated in the past that the boxes would sit on
the ground, without stacking, although that clarification is not
made in the current application.
The applicant previously proposed an amendment to the
Affordable Storage Planned Unit Development for the
introduction of storage boxes on the site, which was considered
by the Planning Commission in August of 2021. The application
was withdrawn prior to Council consideration.
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It is noted that several of these boxes have already been moved
on to the site counter to the requirements of the original PUD
approvals and are currently in violation of the Zoning Ordinance.
ANALYSIS:
Planned Unit Development (PUD) is a zoning technique that allows developers and the City to
establish a set of development requirements which, while not meeting all the specific standards
of a traditional zoning district, are designed to exceed the City’s objectives for the zoning
district that would otherwise apply. The City’s land use objectives are described in the
Comprehensive Plan, and typically address various performance standards as well as classes of
land use.
In this case, the applicable land use classification in the Comprehensive Plan is “Community
Commercial”, and the underlying zoning district that would apply if the PUD zoning were not in
place would be B-3, Highway Business. One of the primary objectives of the Comprehensive
Plan is the orderly development and use of land, consistent with consideration for other land
uses in the neighborhood of the subject property.
As shown on the map below, and noted above, the subject property is in an area of mixed
commercial and residential uses, indeed abutting residential development on one side of the
property. The Community Commercial designation is designed to be a “low-scale” retail area
along major roadways that serve the community.

When the original PUD was granted for the commercial self-storage facility on this property, it
was specifically noted that outdoor storage of materials on the site would not be permitted.
3
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In Monticello, outdoor storage of materials is a use that is specifically relegated to industrial
districts. Such areas often create a significant amount of noise and other activity that is not
compatible with neighboring “low-scale” uses, and particularly problematic for single-family
residential areas, where outdoor activities rely on relative quiet and non-industrial activity on
adjoining property.
The applicant’s narrative seeks to distinguish this use as “Open Sales” accessory use, as
opposed to outdoor storage. However, “Open Sales” uses involve retail transactions where
customers may visit the retail site, inspect the goods, pay for the materials, and transport them
from the retailer. This type of transaction is distinguished from the current proposal in that the
storage boxes are stored on the site, loaded, and delivered to off-site customers, all without the
customer’s ability to pick up and take any retail goods with them from the retail location. This is
fundamentally not a retail activity, as would be implied by the “Open Sales” land use category.
Further, the zoning ordinance definition for Outdoor Storage is directly applicable to the
proposed use. That definition reads as follows:
OUTDOOR STORAGE: The keeping, in an un-roofed area, of any goods, material,
merchandise, or vehicles in the same place for more than twenty-four (24) hours. This
shall not include the display of vehicles for sale in a new or used car sales lot.
Outdoor storage is prohibited in commercial districts and is specifically prohibited by the
language of the Affordable Self-Storage PUD.
The applicant’s materials do not specify, but the process by which the storage boxes would be
transferred to and from the site would be via truck and some manner of jack or crane,
increasing the equipment activity and noise on the site. This activity is expected in an industrial
area, but not in a commercial district, and especially not in proximity to a residential
neighborhood.
The proposed storage of these units on the property is therefore an industrial one, and
incompatible with the proximity of the use to residential property.
The narrative further notes that the original PUD district references accessory uses in the
“Industrial” areas as potentially allowed uses in the Affordable Storage PUD District. While staff
believes that the original reference is a typographical error – noting that outdoor storage was
expressly not allowed in the district language – industrial use would be inappropriate in this
location based on the impacts and discussion previously noted. As part of any amendment
consideration, staff would request that the City amend the ordinance of the PUD to correct this
language to “Commercial.”
Further, the City’s fire department officials have noted concern with the storage of the
proposed boxes on the site, which was not anticipated when the original plan was approved.
4
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The locations restrict fire-fighting access to portions of the property, most significantly, to the
west side of the line of stored boxes along the west boundary of the site. Moreover, the
revised site plan shows a large area of snow storage in the southwest corner of the site that
would make the fire hydrant in that location inaccessible. The Fire Marshal has requested an
apparatus turning template be prepared to demonstrate maneuverability within the site with
the unit locations as proposed.
As noted in prior review, there is one self-storage site in Monticello that was granted an interim
use permit for temporary storage boxes in the past. That site is the Storage Link facility at
Dundas Road and Cedar Street. The City granted the IUP for this site as a temporary measure to
accommodate expansion of the facility. There are at least three major aspects of this prior
approval that differentiate it from the Affordable Storage request.
First, the Storage Link facility abuts undeveloped commercial land. There is no residential in
near proximity to the site. Moreover, the facility sits at the intersection of roads that serve
exclusively commercial properties west, north and south, and industrial property to the east.
Second, the Storage Link temporary storage boxes are utilized as an interim storage use, and
have only limited, if any, trucking and active machinery at the site. As such, there is much less
likelihood of noise disruption to surrounding land uses, particularly as the adjoining property
was anticipated to be vacant for some time.
Finally, as noted, the permit granted was an Interim Use Permit, acknowledging that the
proposed storage units were temporary in nature. While no adjoining development was
anticipated in the near term, removal of the temporary storage is required at the expiration of
the IUP term and adjoining development (now a part of the Chelsea Commons planning area)
would then develop without the impacts of temporary storage on that site.
In summary, the proposed storage box business would introduce what is commonly considered
to be an industrial activity to the Affordable Storage PUD site. As noted, PUD requires a finding
that the proposed development meets and exceeds the City’s land use goals in exchange for
relaxation of certain zoning requirements. Introduction of an industrial use on property guided
for “low-scale” commercial use, adjacent to a low-density single-family neighborhood would be
counter to this requirement.
PLANNING COMMISSION REVIEW AND RECOMMENDATION
Planning Commission reviewed the request and held a public hearing on the item on October 1,
2021.
Following an overview of the staff report, the Commission asked for clarifying information. The
Commission noted that they understood the clerical need for the PUD ordinance correction but
noted that because the PUD specifies the specific plans and conditions for the project, the
5
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language would not seem to impact the available uses other than what might be sought
through amendment. The Commission also inquired whether when a PUD is approved it should
be “as good or better” than the underlying zoning. Staff confirmed that has been the applied
standard.
During the public hearing Tim Dolan, Decklan Group, addressed the Commission as the
representative for the applicant. Mr. Dolan explained that the applicant had read the PUD
ordinance and believed that the placement of the containers was consistent with the PUD
ordinance. The containers have remained in place as the application continues through the
process. He indicated that the clarification to the language in the PUD from “industrial” to
“commercial” for accessory uses relates to the confusion by the applicant on what was allowed
for the PUD. He indicated that the proposed correction is a substantive change to what was
approved by the city and what was signed. However, Mr. Dolan stated that they would suggest
that the containers are “open sales” rather than “outdoor storage” as they are for rent and for
sale and do not object to the change. They do not believe that what they are asking is industrial
in nature.
Mr. Dolan noted that the primary changes to the prior application are to the height and
location of the containers, along with the request to recognize the use as open sales. He stated
that the Community Commercial land use designation would allow gas stations and auto repair.
He indicated that those uses would be higher intensity than what is proposed. He also noted
the strong presence of outdoor storage and outdoor sales and display already existing along
Chelsea Road. Mr. Dolan stated they would be willing to adjust the plans based on the direction
of the Commission, including location, screening, turning movements and hours of operation.
He would request tabling if Commission would provide that direction.
The Commission asked if the applicant was aware of the clause prohibiting outdoor storage
within the PUD ordinance. Mr. Dolan indicated that was accurate, but that the use is open sales
and display.
Mr. Dolan confirmed that the boxes are for both rent and sale.
It was noted that “open sale” is an allowable accessory use in the underlying B-3 District,
subject to the conditions in the code.
There was discussion regarding whether a conditional use permit would be required as “open
sales” is listed as a conditional accessory use in the B-3 (Highway Business) District. There was
also significant discussion regarding the definitions of “open sales” and “outdoor storage”. Mr.
Dolan stated that the sales language is the functional language for this proposed use.
Staff clarified that their position is that based on the way the Affordable Self-Storage PUD
ordinance is written, a CUP would not be required. Rather, the amendment to the PUD for the
proposed use is required. Staff’s position is that the intent of the PUD was that there would not
6
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be materials stored outside the buildings. Commission reiterated that although the “open
sales” use is allowed as an accessory in the B-3 District, it was not written specifically into the
PUD. Staff noted that the PUD language indicates that accessory uses shall be identified on final
stage PUD plans, and further cited that the PUD language states that amendments to the PUD
are necessary when changes to the PUD are proposed in the manner of use, density, site plan,
development layout, building size, mass, or coverage.
Mr. Dolan noted that applicant was also willing to accept an interim use permit under the PUD
for the proposed use. Staff confirmed that would be an option under the current PUD
amendment process.
Shawn Weinand, 4065 Chelsea Road West, addressed the Commission. Mr. Weinand
commented that the City has in the past specified requirements for building sizes when
considering outdoor sales and display. He stated that the PUD was clear in not allowing outdoor
storage within the PUD.
No other public was present to address the Commission on the request.
Commission suggested that other than the interpretation of the use, the current application
was like the prior application, which was recommended for denial by the Commission. The
Commission also indicated that consistency with the original PUD and its intent is important to
the decision.
The Commission unanimously recommended denial of the amendment to Planned Unit
Development for the storage of the proposed containers, recommending a removal date of
November 15, 2021.
The Commission recommended approval of the amendment to the ordinance for PUD for
correction of language in Section (8)(c).
STAFF RECOMMENDED ACTION
For Decision 1, Staff recommends denial of the PUD Amendment. As noted in this report, the
addition of outdoor storage, and the nature of the storage in question which would entail
heavy equipment and truck operations to support it, would be inconsistent with the intent of
the land use direction specified by the Comprehensive Plan, and incompatible with the uses
directly adjoining the subject property, particularly that of the single-family residential
neighborhood to the south of the subject property.
Staff would ask the City Council to specify a removal date within their motion. Planning
Commission recommended a removal date of November 15, 2021. Per ordinance, staff typically
allows up to 30 days for correction of a code violation.
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For Decision 2, Staff recommends approval of the amendment correcting the prior error in the
adopted ordinance for the Affordable Storage PUD consistent with the intent of the original
approved plans.
SUPPORTING DATA
A.
B.
C.
D.
E.
F.
G.
H.
I.
Z.

City Council Resolution 2021-085
Planning Commission Resolution PC-2021-037 (Recommendation for Denial)
Proposed PUD Ordinance Amendment
Aerial Site Image
Applicant Narrative
Proposed Site Plan and Detail
Affordable Self-Storage PUD Ordinance
Ordinance Excerpts
Monticello 2040 Vision + Plan, Excerpts
Conditions of Approval

EXHIBIT Z
Lot 11, Block 4, Groveland Addition
Affordable Storage PUD Amendment
1.

If City Council motions to approve the amendment to PUD to allow the proposed
storage units, staff recommends that Council provide a list of conditions applicable to
the proposed use on the site.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
RESOLUTION NO. 2021-85
DENYING AN AMENDMENT TO THE AFFORDABLE STORAGE
PLANNED UNIT DEVELOPMENT REVISING THE SITE USES
IN THE AFFORDABLE STORAGE PUD ZONING DISTRICT,
AND
APPROVING A MODIFICATION TO THE LANGUAGE OF SAID DISTRICT
TO REMOVE REFERENCES TO INDUSTRIAL ACCESSORY USES

WHEREAS, the applicant has submitted a request to revise certain aspects of an
existing self-storage project, including the addition of outdoor storage and handling of
individual “storage boxes”; and
WHEREAS, the site is zoned Affordable Storage PUD, Planned Unit Development,
and is subject to a previously approved Affordable Storage Planned Unit Development
District ordinance; and
WHEREAS, the proposed use and development are inconsistent with the
Comprehensive Land Use Plan designation of “Community Commercial” for the area; and
WHEREAS, the proposed amendment would create impacts that are incompatible
with the adjoining single family residential neighborhood, including noise, truck and
machinery operations, and other effects; and
WHEREAS, the applicant has provided updated materials describing the changes,
which are associated with industrial uses in Monticello’s land use regulations; and
WHEREAS, the industrial nature of the proposed uses are inconsistent with the
intent and purpose of the underlying zoning district, which is “Community Commercial”,
and anticipates only “low-scale” commercial activities; and
WHEREAS, the uses will create unanticipated changes to the demand for public
services on or around the site; and
WHEREAS, the storage proposed meets the Zoning Ordinance definition of “Outdoor
Storage”, an industrial use; and
WHEREAS, the City’s land use category, and attendant conditions, of Open Sales as
an accessory use specifically applies to those districts that include this use, which the
Affordable Storage Planned Unit Development District specifically does not include; and
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
RESOLUTION NO. 2021-85
WHEREAS, a required condition of Open Sales, if allowed, is screening of said use
from both residential property and public rights of way, with which the proposed plan will
not comply; and
WHEREAS, references in the current language of the Affordable Storage PUD District
to industrial accessory uses require amendment to delete said references and clarify the
prohibition of such uses; and
WHEREAS, the Planning Commission held a public hearing on October 5th, 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 of the comments and the
staff report, and recommends denial of the proposed amendment as to outdoor use, but
approval of the amendment as to deletion of the references to “industrial” uses; and
WHEREAS, the City Council of the City of Monticello makes the following Findings of
Fact in relation to the recommendation of denial:
1. The proposed uses are industrial in nature, inconsistent with the intent and
purpose of the Affordable Storage PUD Zoning District, which is to provide
commercial self-storage use to customers in an area of mixed commercial and
residential land uses.
2. The proposed uses are inconsistent with the existing and future land uses in the
area in which they are located, including both the adjoining commercial uses as
well as the adjoining single family residential area due to increased outdoor
visual and noise impacts that are otherwise disallowed uses in the area.
3. The existing Affordable Storage Planned Unit Development District requires
amendment only to delete inappropriate references to industrial uses which
imply uses that are incompatible with the area and the direction of the
Comprehensive Plan.
4. The negative impacts of the amendments through the addition of the outdoor
use and activity exceed those anticipated by the existing and future land uses
and cannot be addressed through standard review and ordinances as adopted.
5. The planned amendments do not meet the intent and requirements of the
applicable zoning regulations, which under commercial zoning requirements
would prohibit the uses as proposed.
6. The planned amendments are inconsistent with the directions of the
Comprehensive Plan, which call for low-scale commercial uses.
7. The existing storage uses related to this request for amendment are not
consistent with the terms of the approved PUD, and to restore consistency, must
be removed from the site no later than November 15th, 2021.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
RESOLUTION NO. 2021-85

NOW, THEREFORE, BE IT RESOLVED, by the City Council of the City of Monticello,
Minnesota, that the City Council hereby accepts the recommendation of the Monticello
Planning Commission and adopts this resolution of approval of an amendment to the
Affordable Storage Planned Unit Development District by removing references to
“industrial” use, and denial for the proposed Planned Unit Development Amendment for
Affordable Storage to establish outdoor storage uses, based on the findings and other
factors identified herein.
ADOPTED this 25th day of October, 2021 by the City Council of the City of Monticello,
Minnesota.
MONTICELLO CITY COUNCIL

By: _______________________________
Lloyd Hilgart, Mayor
ATTEST:

___________________________________________
Jennifer Schreiber, City Clerk
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ORDINANCE NO. 765

CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA

AN ORDINANCE AMENDING TITLE 10 OF THE MONTICELLO CITY CODE,
KNOWN AS THE ZONING ORDINANCE, AFFORDABLE SELF-STORAGE 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 as follows:
(8)

Affordable Self-Storage PUD District
(c) Accessory Uses. Accessory uses shall be those commonly accessory
and incidental to industrial commercial uses, and as specifically identified
by the approved final stage PUD Plans, but shall not include outdoor
storage or other activities.

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 25th day of October, 2021.

__________________________________
Lloyd Hilgart, Mayor
ATTEST:
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___________________________________
Jennifer Schreiber, City Clerk

AYES:
NAYS:
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KB Properties PUD Amendment and Corresponding CUP
Affordable Storage provides public self storage, with multiple locations in MN. The company has
invested nearly $4MM in its 6.28 acre Monticello location and has provided a much needed service to
the community. In addition to providing an in-demand service for local residents, Affordable Storage
also contributes over $62,000 in annual property taxes, while placing very little demand on municipal
services.
In September of 2017, the City Council approved a PUD for Affordable Storage, located at 10111
Innsbrook Drive, and recently approved an amendment related to screening on this property (October
2020).
Affordable Storage is proposing Accessory Use activities identified as “Open Sales” in the MZO within
their current PUD. Subsection C of the Affordable Self-Storage PUD District in the Monticello Zoning
Ordinance (MZO) outlines the permitting of an Accessory Use as follows:
(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.
“Open Sales” is defined on Page 495 of the MZO as follows:
OPEN SALES: Any open land used or occupied for the purpose of buying, selling, and/or
renting merchandise and for the storing of same prior to sale. This use includes all outdoor
sales and display of goods and/or materials that are not specifically addressed as Outdoor
Storage, Sidewalk Sales & Display, or Off-Street Vehicle Parking.
As the display, leasing and sale of a “Portable Container” (Defined in MZO Page 499) is not specifically
addressed as Outdoor Storage, Sidewalk Sales & Display, or Off-Street Vehicle Parking, the proposed
use being defined as “Open Sales” is accurate.
“Open Sales” is identified as an allowed Accessory Use, with a Conditional Use Permit (CUP), in the
underlying B3 Zoning District, as well as the I1 Zoning District as outlined in Table 5-4 on Page 415 of
the MZO.
Subsection E of the Affordable Self-Storage PUD District in the Monticello Zoning Ordinance goes on to
establish the method for amending the existing PUD for this Accessory Use CUP as follows:
(e) Amendments. 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 (O)(l0). 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.
Therefore, Affordable Storage, in accordance with the MZO, is applying for an Amendment to its
existing PUD to grant a CUP for “Open Sales” as an Accessory Use.

Affordable Storage is asking to be granted a PUD Amendment and CUP to allow for the utilization of
5,687 sq ft of at-grade space for the purpose of selling and renting merchandise and for the storing of
the same prior to sale. This represents less than 7.5% of the current building space on site and 2% of
the total land area of the parcel. This puts the request well within the Accessory Use guidelines as
written in the MZO.
The proposed locations for displaying varying size portable containers are outlined in the attached
site-plan. This plan allows the maintaining of adequate site-circulation, fire access and snow removal.
The area utilized for “Open Sales” will be neatly organized and screened from public view at a much
higher standard than similar uses in the immediate area.
There will be no assembly or manufacturing on site. All portable containers will be assembled off-site
prior to being brought to the location to be displayed for the purpose of selling and/or renting. Although
this accessory use will not substantially increase the amount of traffic, or noise at the site, Affordable
Storage is willing to limit the hours for placement and replacement of the portable containers to Monday
through Friday, between the hours of 10 a.m. and 4 p.m.
Affordable Storage currently operates at 98% capacity for it’s fixed location self-storage products
indicating there is still substantial market demand for this use in the community. The addition of this
Accessory Use will allow the company to not only serve more community members, but also serve
them in a more convenient and affordable manner, capturing a growing trend in its industry. The
proposed use has little to no measurable impacts on adjacent land owners, the general public
right-of-way, or local infrastructure.
There will be no changes to lighting, signage, garbage, or any other elements of the property. There will
be no changes to the amount of impervious surface, or drainage on the site.
Affordable Storage feels that this is an ideally suited location for this use and the request is in harmony
with the area as well as the spirit of its original PUD.
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CHAPTER 3: ZONING DISTRICTS
Section 3.8 Planned Unit Development Districts
Subsection (J) Special Use Overlay District

(b) Permitted Uses. Permitted principal uses in the Autumn Ridge PUD District
shall be single family residential uses as found in the “T-N”, Traditional
Neighborhood Zoning District, subject to the approved Final Stage
Development Plans and development agreement dated September 11th, 2017,
as may be amended. The introduction of any other use from any district,
including Conditional Uses in the T-N 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.
(c) Accessory Uses. Accessory uses shall be those commonly accessory and
incidental to residential uses as allowed in the T-N District, and as specifically
identified by the approved final stage PUD plans.
(d) District Performance Standards. Performance standards for the development
of any lot in the Autumn Ridge 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 T-N, Traditional Neighborhood District shall apply.
(e) Amendments. 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 (O)(l0). 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.
(8) Affordable Self-Storage PUD District
(a) Purpose. The purpose of the Affordable Self-Storage PUD District is to
provide for the development of certain real estate subject to the District for
commercial land uses.
(b) Permitted Uses. Permitted principal uses in the Affordable Self-Storage PUD
District shall be self-storage uses as found in the B-3, Highway Business
District of the Monticello Zoning Ordinance, subject to the approved Final
Stage Development Plans dated September 11, 2017 and development
agreement dated September 11th, 2017, as may be amended. The introduction
of any other use from any district, including Conditional Uses in the B-3
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.
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CHAPTER 3: ZONING DISTRICTS
Section 3.8 Planned Unit Development Districts
Subsection (J) Special Use Overlay District

(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. Performance standards for the development
in the Affordable Self-Storage 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 B-3, Highway Business District shall apply.
(e) Amendments. 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 (O)(l0). 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.
(9) Rivertown Suites PUD District
(a) Purpose. The purpose of the Rivertown Suites PUD District is to provide for
the development of certain real estate subject to the District for multiple
family residential land uses.
(b) Permitted Uses. Permitted principal uses in the Rivertown Suites PUD
District shall be multiple family residential uses as found in the R-4, MediumHigh Density Residential District of the Monticello Zoning Ordinance,
subject to the approved Final Stage Development Plans dated July 23, 2018
and development agreement dated September 7, 2018, as may be amended.
The introduction of any other use from any 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.
(c) Accessory Uses. Accessory uses shall be those commonly accessory and
incidental to residential uses, and as specifically identified by the approved
final stage PUD plans.
(d) District Performance Standards. Performance standards for the development
of any lot in the Rivertown Suites PUD District shall adhere to the approved
final stage PUD plans and development agreement. In such case where any
proposed improvement is not addressed by the final stage PUD, then the
regulations of the R-4, Medium-High Density Residential District shall apply.
City of Monticello Zoning Ordinance
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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
Use Types

TABLE 5-4: ACCESSORY USES BY DISTRICT

“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
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R
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N
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P
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P

P

P

C

P

P

C

C

C

C

C

C

C

P

P

P

P

P

P

P

C

C

C

P

P

C

C

C

C

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

P

P

P

P

C

P

C

C

C

C

P

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)

P
P

Additional
Requirements

P

P

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)
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
P

P

P

P

P

P

C
P

C

P

C
P

C

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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CHAPTER 5: USE STANDARDS
Section 5.3 Accessory Use Standards
Subsection (C) Table of Permitted Accessory Uses

Use Types
“P” = Permitted
“C” =
Conditionally
Permitted
“I” = Interim
Permitted
Indoor Storage
Incidental Light
Manufacturing
Machinery/Trucking
Repair & Sales
Office
Off-street Loading
Space
Off-street Parking

TABLE 5-4: ACCESSORY USES BY DISTRICT (cont.)
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R
A

R
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I
2

5.3(D)(20)
P

P

C

P

P

P

P

P

P

P

P

P

P

5.3(D)(21)
5.3(D)(22)

P

P

P

P

P

P

C

P

P

P

P

P

P

P

4.9

P

P

P

P

P

P

P

P

C

C

4.8
5.3(D)(23)

Open Sales
Operation and
storage of
agricultural
vehicles,
equipment, and
machinery
Outdoor Seating –
Accessory to
restaurant, bar,
production
brewery with
taproom,
microdistillery
with cocktail room,
and/or brewpubs
Outdoor Sidewalk
Sales & Display
(businesses)

P

Outdoor Storage

P

P

P

P

P

P

P

P

P

P

P

P

P

P
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P
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P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

Park Facility
Buildings &
Structures (public)
Private Amateur
Radio
Private Receiving
Antennae and
Antenna Support
Structures

Additional
Requirements

Base Zoning Districts

none

C

P

5.3(D)(24)

P
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P\C

P\C

P\C

P\C

P

P

P

P

5.3(D)(25)

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

5.3(D)(26)
Residential
5.3(D)(27)(a)
Industrial
5.3(D)(27)(b)
5.3(D)(28)
4.13(B)
4.13(C)
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CHAPTER 5: USE STANDARDS
Section 5.3 Accessory Use Standards
Subsection (D) Additional Specific Standards for Certain Accessory Uses

Use Types

TABLE 5-4: ACCESSORY USES BY DISTRICT (cont.)

“P” = Permitted
“C” = Conditionally
Permitted
“I” = Interim Permitted
Retail Sales of Goods (as
part of an office or
industrial use)
Shelters (Storm or
Fallout)
Sign(s)
Solar Energy System
Swimming Pool
Taproom (Retail Sales
Accessory to Production
Brewery)
Large Trash Handling and
Recycling Collection Area
Wind Energy Conversion
System, Commercial
Wind Energy Conversion
System, Non-commercial
Wireless
Telecommunications
Support Structures

(D)

Base Zoning Districts
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O
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P
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P
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P
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P

P

P

P

P

P

P
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C
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5.3(D)(36)

C

C

C

C

C

C

C

5.3(D)(37)

C

C

C

C

C

C

C

4.3(E)
4.3(F)

P

C

C

C

C

C

C

C

C

C

Additional Specific Standards for Certain Accessory Uses
(1)

Accessory Building – Minor
(a) Minor accessory buildings do not require a building permit, but shall comply
with all applicable zoning regulations.
(b) In the M-H district, one minor accessory building for storage of equipment
and refuse is permitted for each manufactured home provided the accessory
building can meet all required setbacks, and is designed of weather resistant
material that will enhance the general appearance of the lot.

(2)

Accessory Building – Major
(a) In all residential districts except M-H, the following shall apply:
(i) Size
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CHAPTER 8: RULES & DEFINITIONS
Section 8.4 Definitions
Subsection (B) Lots

or on the effective date of any amendment of this Ordinance, that does not comply with the
use regulations of this Ordinance or the amendment.
NURSING HOME (CONVALESCENT HOME): A facility that provides nursing services
and custodial care generally on a 24-hour basis for two or more unrelated individuals who for
reasons of illness, physical infirmity, or advanced age, require such services; but not including
hospitals, clinics, sanitariums, or similar institutions.
OBSTRUCTION (in relation to flood plains): Any dam, wall, wharf, embankment, levee,
dike, pile, abutment, projection, excavation, channel modification, culvert, building, wire,
fence, stockpile, refuse, fill, structure, or matter in, along, across, or projecting into any
channel, watercourse, or regulatory flood plain which may impede, retard, or change the
direction of the flow of water, either in itself or by catching or collecting debris carried by
such water.
OFFICE USE: An establishment primarily engaged in providing professional, financial,
administrative, clerical, and similar services.
OFF-STREET LOADING SPACE: A space accessible from the street, alley or way, in a
building or on the lot, for the use of trucks while loading or unloading merchandise or
materials. Such space shall be of such size as to accommodate one (1) truck of the type
typically used in the particular business.
OPACITY (OPAQUE): A measurement indicating the degree of obscuration of light or
visibility. An object that is 100% opaque is impenetrable by light.
OPEN SALES: Any open land used or occupied for the purpose of buying, selling, and/or
renting merchandise and for the storing of same prior to sale. This use includes all outdoor
sales and display of goods and/or materials that are not specifically addressed as Outdoor
Storage, Sidewalk Sales & Display, or Off-Street Vehicle Parking.
OPEN SPACE: An area on a lot not occupied by any structure or impervious surface.
OPEN SPACE, USABLE: A required ground area or terrace area on a lot which is graded,
developed, landscaped, and equipped and intended and maintained for either active or passive
recreation or both, available and accessible to and usable by all persons occupying a dwelling
unit or rooming unit on the lot and their guests. Such areas shall be grassed and landscaped or
covered only for a recreational purpose. Roofs, driveways, and parking areas shall not
constitute usable open space.
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CHAPTER 8: RULES & DEFINITIONS
Section 8.4 Definitions
Subsection (B) Lots

ORDINARY HIGH WATER (new shoreland district code): The boundary of public waters
which may include wetlands, and shall be an elevation delineating the highest water level
which has been maintained for a sufficient period of time to leave evidence upon the
landscape, commonly that point where the natural vegetation changes from predominantly
aquatic to predominantly terrestrial. For watercourses, the ordinary high water level is the
elevation of the top of the bank of the channel. For reservoirs and flowages, the
ordinary high water level is the operating elevation of the normal summer pool.
OUTDOOR STORAGE: The keeping, in an un-roofed area, of any goods, material,
merchandise, or vehicles in the same place for more than twenty-four (24) hours. This shall
not include the display of vehicles for sale in a new or used car sales lot.
OUTPATIENT CARE: Medical examination or service available to the public in a hospital.
This service is provided without overnight care and shall be considered a separate,
independent, principal use when combined or operated in conjunction with a hospital.
OWNER: The person or entity with a legal or equitable interest in the land on which the
construction activities will occur.
PARAPET: A low wall which is located perpendicular to (extension of front wall) a roof of a
building.
PARK FACILITY, ACTIVE: A park or recreation facility that includes one or more of the
following: buildings, lighting, ball fields, tennis courts, swimming pools, skate parks, golf
courses, or other active sports facilities. Active park facilities will commonly include
benches, picnic areas, trails, sidewalks, and other similar features.
PARK FACILITY, PASSIVE: A park or recreational facility that does not include the
construction of facilities, lighting, or development of ball fields or other active sports
facilities. Passive parks may include benches, picnic areas, trails and sidewalks.
PARKING, OFF-STREET: The act of keeping a passenger vehicle as defined herein and/or
small commercial vehicles, recreational vehicles and emergency vehicles as defined herein, on
an approved parking space, properly surfaced, for a period of less than twenty-four (24) hours.
PARKING BAY: The parking module consisting of one or two rows of parking spaces or
stalls and the aisle from which motor vehicles enter and leave the spaces.
PARKING ISLAND: Landscaped areas within parking lots used to separate parking areas and
to soften the overall visual impact of a large parking area from adjacent properties.
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CHAPTER 8: RULES & DEFINITIONS
Section 8.4 Definitions
Subsection (B) Lots

RIVER, TRIBUTARY: Rivers in the Protected Public Waters Inventory that are not classified
by the DNR as an agricultural, forested, remote or transition river.
ROOF: The exterior surface and its supporting structure on the top of a building or structure.
The structural makeup of which conforms to the roof structures, roof construction and roof
covering sections of the International Building Code.
ROOT ZONE: The area inside the dripline of a tree that contains its roots.
SCHOOL, Pre-K-12: A public or private school offering general, technical, or alternative
instruction at the elementary, middle, or high school level that operates in buildings or
structures on land leased or owned by the educational institution for administrative purposes.
Such uses include classrooms, vocational training (including that of an industrial nature for
instructional purposes only in middle or high schools), laboratories, auditoriums, libraries,
cafeterias, after school care, athletic facilities, dormitories, and other facilities that further the
educational mission of the institution.
SCHOOL, HIGHER EDUCATION: A public or private non-profit institution for postsecondary education or a public or private school offering vocational or trade instruction to
students. Such educational institutions operate in buildings or structures on land leased or
owned by the educational institution for administrative purposes. Such uses include
classrooms, vocational training (including that of an industrial nature for instructional
purposes only), laboratories, auditoriums, libraries, cafeterias, after school care, athletic
facilities, dormitories, and other facilities that further the educational mission of the
institution.
SCROLLING TEXT: A type of dynamic sign movement in which the letters or symbols
move horizontally across the sign in a continuous scroll, permitting a viewer to observe the
message over time. Scrolling shall not include flashing or other types of video movement.
SEDIMENT CONTROL: Measures and methods employed to prevent sediment from leaving
the site.
SELF-STORAGE FACILITY: A building or group of buildings that contains equal or
varying sizes of individual, compartmentalized, and controlled access stalls or lockers for the
storage of residential or commercial customer’s goods or wares.
SEDIMENT: The product of an erosion process; solid material both mineral and organic, that
is in suspension, is being transported, or has been moved by water, air or ice, and has come to
rest on the earth’s surface either above or below water level.
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FUTURE LAND USE MAP
EXHIBIT 3.3
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COMMERCIAL DESIGNATIONS
There are four commercial and mixed land use designations as follows:
Community Commercial
A Community Commercial designation applies to existing commercial uses
along State Highway 25, School Boulevard and Chelsea Road, as well as other
small pockets of Monticello that include existing shopping centers, retailers and
entertainment uses. The intent of Community Commercial is to provide locations
for everyday retail goods and services generally oriented to a city-wide basis.
Regional Commercial
A Regional Commercial designation applies to areas targeted for uses that serve
the traveling public and larger retail uses and commercial development intended
for a regional market. This designation is generally applied to various areas along
the Interstate 94 corridor with high visibility. The development character of the
regional commercial development will continue to be auto-oriented, large format
commercial uses such as ‘big-box’ uses and other uses that require a large parking
area. Looking to the future, opportunities for connectivity and design linkages
between such development and nearby uses and neighborhoods will
be emphasized.

use based on market demand. The Commercial/Residential Flex designation
is applied to a few of the remaining large vacant parcels in the City including
the parcels located south of Chelsea Road and north of School Boulevard and
centered along Dundas Road. This designation is also applied to parcels located
between Interstate 94 and 7th Street West. These properties may be developed as
commercial, residential, or mixed land uses under the city’s PUD zoning, subject to
review and approval of the City.
TABLE 3.3: FUTURE LAND USE COMMERCIAL ACREAGES
Land Use Categories

Acreage

Community Commercial

125

Regional Commercial

433

Downtown Mixed-Use

48

Commercial and Residential Flex

174

Downtown Mixed-Use
The Downtown Mixed-Use category identifies and designates the downtown area
as a primary development focus for downtown intended to improve, revitalize
and redevelop Downtown Monticello as envisioned in the 2017 Downtown Small
Area Plan. The goal is to transform downtown into a thriving commercial area with
new mixed-use, specialty retail and restaurant uses with enhanced streetscape
and pedestrian amenities. Entertainment uses, co-working spaces, boutiques and
cafes are also envisioned. New downtown development should also embrace and
be oriented towards the river whenever possible.
Commercial/Residential Flex
The Commercial/Residential Flex designation encourages the mix of flexible
and compatible development of commercial, office, retail and residential uses
in limited areas of the city on the same or adjacent properties. The purpose of
this designation is to give the city and property owners flexibility for future land

2017 DOWNTOWN SMALL AREA PLAN LAND USE FRAMEWORK
Source: Monticello Downtown Small Area Plan (2017)

60

LAND USE, GROWTH AND ORDERLY ANNEXATION

COMM UNITY COMME RC I AL ( C C )
The Community Commercial designation includes low-scale retail, service, and office uses located along the City’s arterials and collector streets. Some of these areas are developed
as auto-oriented “strip” shopping centers while others are freestanding offices, commercial uses, or clusters of businesses intended to meet the needs of the community at large.
Typical retail uses would include supermarkets, drug stores and miscellaneous local-serving retail stores and services. Typical office commercial uses might include banks, finance,
real estate, medical and dental offices, and professional services. Typical service commercial uses might include gas stations, restaurants including fast food, used car sales, and
minor auto repair businesses.
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•

Restaur an ts

•

Ga s Station s

•

LOT PATTERN

Floor Area Ratio
( FAR )
0. 30 t o 0. 5 0

2018 Correlating
Zoning District
B-2

•

Height -

Lim ited
Bu sin ess Distric t

•

Lot Area -

B-3

1- 2 s t o r i e s
N/ A

DEVELOPMENT FORM

H igh w a y
Bu sin ess Distric t
Z o ning Dis tric t
2018 ZONING
Co rrela ting
INFORMATION

Primary Mode
Ve hi cul ar wi t h
acce s s t o co l l e ct o r s
and ar t e r i al s

Recreational
•

Plaza

•

P u blic s p ac e

LAND USE MIX

MONTICELLO 2040 VISION + PLAN

Tr ans i t o r
s hut t l e s e r v i ce

Secondary Mode
Shar e d b i ke /
pe d e s t r i an f aci l i t i e s

MOBILITY

VISUAL EXAMPLE
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