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CHAPTER 5:

ECONOMIC DEVELOPMENT
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I NT R OD UCTION
The Economic Development Chapter outlines the goal and policies of Monticello to
achieve its long term economic development objectives. One of the top priorities is
to allow for expansion and diversification of the community’s employment and tax
base. Over time, Monticello will need to increase tax revenue due to the planned
future closure of Xcel MNGP. In addition to objectives related to expanding
employment opportunities and tax base growth, the economic development
chapter also provides direction for business growth to meet the needs of
commerce, industry and the residents well into the future. Strategies include
providing a range of “life-cycle” housing options, transportation improvements,
and development of a skilled, regional workforce to keep employment strong.
The Economic Development chapter is organized into the following sections:
•

Market Overview

•

Economic Snapshot

•

Workforce Development

•

Workforce Housing

•

Economic Development Issues and Opportunities

•

Goals, Policies, and Strategies

The City takes a proactive role in economic development efforts related
to business assistance, retention and attraction. The City’s economic
development toolbox includes the following:
•

Land acquisition and assembly assistance

•

Site readiness assistance

•

Construction of public improvements

•

Brownfield remediation

•

Financial subsidies including tax increment financing, tax
abatement, and a revolving loan program.

The level of assistance offered is based on how the project meets the City of
Monticello’s goals for continued economic development and diversification.
These goals are geared toward providing for the replacement of the tax base and
employment opportunities as a result of the pending closure of the Xcel Nuclear
Generating Plant (Xcel MNGP) but also for the continued creation of a diverse
economy for the community and region.

MARKET OVERVIEW

Located in the northeast section of Wright County, Minnesota, the City of
Monticello is located 50 minutes from Minneapolis and 30 minutes from St. Cloud.
This regional positioning allows it to draw from the benefits of both areas.
The City of Monticello is served by Interstate 94 (I-94) from the east and west,
and State Highway 25 from the north and south. This location allows companies
currently located in the community easy access to markets across the state and
country. Both roadways are rated as ten-ton roads allowing for use as commercial
transportation corridors. A second full access interchange with I-94 was
constructed on the east side of the City of Monticello in 2006. Since that time the
City has seen an increase in commercial construction including Mills Fleet Farm,
Home Depot, Runnings (formerly K-Mart), Super Target, and an Aldi to name a few.
The City of Monticello also has access to the Northstar Commuter Rail located 4
miles away at the Big Lake Train Station. The City is also advocating for a future
additional interchange with I-94 to be located in the northwest region of the
community. Monticello is also involved with ongoing discussion for a new bridge
across the Mississippi River to allow for greater access to the Highway 10 corridor.
Monticello is served by two airports. The Minneapolis/St. Paul International Airport
is located 47 miles away and boasts a runway length of 10,000 feet. That airport
provides service to major airlines including American, United, and Delta and
provides charter, commercial, freight, and jet services. The St. Cloud Regional
Airport is located 23 miles away and provides a runway length of 7,000 feet.
The airport provides charter, jet, and general aviation services and provides
service to Allegiant and Sun Country Airlines.

MONTICELLO ECONOMIC DEVELOPMENT TOOLBOX
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REGIONAL CONTEXT MAP
Todd

EXHIBIT 5.1
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Growing Population

Economic Development Factors

As of the 2010 Census, the City of Monticello’s population was 12,759. The 2017
population total was 13,747 which represents a 7.7% population increase from
2010 – 2017. The 2025 population estimate is 14,875 showing growth at a slightly
higher pace than the growth experienced during 2010-2017. While this projection
is a positive outlook for Monticello, it is difficult to understand what the long term
effects will be following the 2020 Covid-19 Pandemic and if the economy will be
slow to recover and result in slower growth than what is currently projected
for 2025.

In terms of factors influencing growth and development in 2020, the commitment
to the tenets of environmental, social, and governance (ESG) principles are seen as
a growing trend nationally. According to a 2020 Urban Land Institute (ULI) study,
the level of awareness of ESG is skewed generationally. Millennials drive ESG with
55 percent indicating that they factor ESG policies and performance into their
investment decisions – a far greater percentage than for Generation X (25 percent)
and Baby Boomers (11 percent). This suggests that the power of ESG to influence
capital deployment will be rising over time, qualifying it as an emerging trend. In the
same ULI study, a large industrial real estate investment trust indicated that they
too have seen that ESG has attracted a more diverse set of investors, that ESG aids
in overall recruiting talent, and helps generate community support for proposed
industrial projects. Along with a heightened focus on ESG, adoption and utilization
of wireless technology will drive commercial and industrial growth as the technology
is utilized in factory automation, remote supervision and control of machines and
manufacturing process automation.

TABLE 5.1: COMMUNITY POPULATION COMPARISON

2025*

Projected
Percent Growth
(2017 - 2025)

2010

2017

Percent Growth
(2010 - 2017)

Monticello

12,759

13,747

7.7%

14,875

8.2%

Big Lake

10,060

10,931

8.7%

11,980

9.6%

Becker

4,538

4,838

6.6%

5,180

7.1%

Albertsville

7,048

7,415

5.2%

7,834

5.7%

Otsego

13,571

16,746

23.4%

20,374

21.7%

Buffalo

15,471

16,186

4.6%

17,002

5.0%

Community

*Projections provided based on forecasting of American Community Serving (ACS) data

The City of Monticello has made strategic investments in fiber optic service offerings
for the business community with the development of the FiberNet system. This
fiber network was developed by the City to allow for the provision of high-speed
broadband access for businesses. The system is operated by Arvig Communications.
TDS Telecom and Charter Communications provide similar broadband service within
the community. FiberNet Monticello is an all fiber optic delivery system providing
service up to one Gigabit of synchronous dedicated access. Additionally, Special
Service Level Agreements (SLA) packages can be arranged for businesses ensuring
continuous ultra-high-speed service.
Fulfilling the City of Monticello’s economic development objectives will require a
large land supply dedicated to industrial and employment generating uses. The City
has designated approximately 1,800 acres of land for these uses as part of the land
use plan contained within this Plan.

Vision: To be a provider of quality,
innovative communication services
with integrity and accountability.

FIBERNET MONTICELLO
Bertram Chain of Lakes Regional Park
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FiberNet Monticello, Source: www.fibernetmonticello.com/about/vision-mission-values/
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FUTURE LAND USE MAP - INDUSTRIAL DESIGNATIONS
EXHIBIT 5.2
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Diversifying Local Economy

TABLE 5.2: TOP MONTICELLO EMPLOYERS

Prior to 2020, the City has completed a number of economic development
projects including the Dalheimer Beverage and Bondhus Corporation expansions,
and the Monticello RV Center. Together those projects have provided additional
jobs and tax base for Monticello. A major issue facing the community on the
diversification of the local tax base is the suitability of land for future development.
The City of Monticello completed an industrial park land absorption study in 2019
that indicated that the community did have a limited supply of industrial property
available for development.
The City of Monticello has a very diverse employment base even when the
nuclear generating station is included in the overall employment numbers.
This diversity will help the community as it works to replace the positions lost
with the decommissioning of the Xcel MNGP. Monticello’s top industries by
North American Industry Classification System (NAICS) codes includes Retail
Trade, Health Care & Social Assistance, Professional, Scientific, & Tech Services,
Real Estate Rental & Leasing, Construction, and Manufacturing. Together those
industries account for over 50% of the City’s employment base.

Employer

NAICS Code

Products/Services

Employee Count

Xcel Energy Nuclear
Power (Xcel MNGP)

221113

Electric Power Generation

700

Monticello ISD #888

611110

Public School System

576

CentraCare Health
System

62210

General Medical-Surgical
Hospital

500

Cargill Kitchen
Solutions

42440

Egg based food products

433

Walmart Store

452311

Supercenter Discount Retail
Store

325

Ultra Machine
Corporation

339112

Precision Manufacturing

200

Home Depot

452311

Supercenter/Discount Retail
Store

160

Target Store

452311

Supercenter/Discount Home
Store

150

WSI/Polaris

336310

Precision Machining, Engine
Parts

130

Cub Foods Grocery

445110

Supermarket Grocery Store

100

Bondhus

332216

Tools/Wrenches/Screwdrivers

103

Dahlheimer
Beverage

424810

Beer Distributor

96

Genereux-Westland

337212

Cabinets/Cabinet Parts
Distribution

67

Suburban
Manufacturing

333914

Lubrication/Filter System
Components

65

Production Stamping

336370

Metal Stamping Fittings/
Gaskets/Parts

62

Twin Cities Die Cast

331523

Aluminum/Magnesium Die
Casting

62

Camping World

441210

Camping Vehicle Sales

55

Plastic Injection Molded Parts

52

Soup, Sauce and Base Foods

49

Aroplax
Karlsburger Foods

311421

CentraCare - Monticello, Source: City of Monticello

120

ECONOMIC DEVELOPMENT

LARGEST EMPLOYERS LOCATION MAP
EXHIBIT 5.3
94

8

2020 Monticello Top Employers (Listed Alphabetically)

11.

Karlsburger Foods (SL Real Estate Holdings LLC)

1.

Cubs Foods (BBF Properties Inc)

12.

Camping World (Spirit Realty LP)

2.

Dahlheimer Beverage, Inc

13.

Cargill Inc.

3.

Home Depot

14.

Genereux Fine Wood Products (Tapper’s Holdings LLC)

4.

Monticello Independent School District 882

15.

Target Corporation (

5.

Suburban Manufacturing (M & B of Monticello LLC)

16.

Twin City Die Castings Company

6.

Bondhus Corporation

17.

Ultra Machining Company (UMC Real Estate LLC)

7.

Centra Care - Monti-Big Lake Comm Hospital

18.

Wal-Mart Real Est Business Trust (Walmart)

8.

Xcel Energy - Northern States Power Company

19.

Cargill Inc.

9.

Dahlheimer Beverage Expansion

20.

WSI/Polaris Inc,

10.

Aroplax (Schoen Properties LP)

21.

Production Stamping (Wurm Partnership LLC)

22.
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Provided in Table 6.3 below are the top 15 taxpayers within the City of Monticello
from 2016 to 2018 as well as their tax capacity impact on the City. The tax capacity
shown is based on its taxable market value multiplied by its class rate.
Business Name

Total Tax Capacity

Business Name

2018
Northern States Power Co.
(Xcel Energy)

TABLE 5.3: 2016 - 2018 TOP MONTICELLO TAX PAYERS
Total Tax Capacity

Business Name

2017
$16,294,278

Northern States Power Co.
(Xcel Energy)

Total Tax Capacity

2016
$16,970,092

Northern States Power Co.
(Xcel Energy)

$15,913,229

Iret Properties

$295,132

Iret Properties

$295,132

Wal-Mart

$206,950

Mills Fleet Farm

$251,524

Wal-Mart

$202,950

Target Corporation

$200,250

Wal-Mart

$196,510

Target Corporation

$199,250

Monti-Big Lake
Community Hospital

$146,880

Target Corporation

$195,510

Monti-Big Lake
Community Hospital

$145,440

Home Depot

$131,450

Monti-Big Lake
Community Hospital

$145,440

Home Depot

$129,280

Spirit Master Funding

$102,521

Home Depot

$127,190

Mills Fleet Farm

$128,368

AX TC Retail

$101,626

Clear Creek Land Company

$119,976

Minnegasco Inc

$102,521

Minnegasco Inc.

$78,294

Monti-Big Lake
Community Hospital

$109,980

Spirit Master Funding

$101,626

Tapper’s Holdings LLC

$77,636

Spirit Master Funding

$102,515

AX TC Retail

$81,858

WSI Industries

$77,252

AX TC Retail

$101,634

Centerpoint Energy

$77,252

Iret Properties

$75,782

Centerpoint Energy

$95,184

Tapper’s Holdings LLC.

$77,636

RCE Property LLC

$73,250

Tapper’s Holdings LLC.

$77,638

Anderson Companies LLC.

$73,250

BBF Properties

$71,558

WSI Industries

$77,252

BBF Properties

$70,318

UMC Real Estate

$66,250

SCF RC Funding IV LLC.

$73,250

Bluffs in Monticello LLC.

$69,224

BNSF Railway Company

$63,676

Monticello’s Total Tax Capacity
Northern States Power Co.
Percentage of Tax Capacity
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$29,528,145
55.18%

Monticello’s Total Tax Capacity
Northern States Power Co.
Percentage of Tax Capacity

$27,583,160
61.52%

Monticello’s Total Tax Capacity
Northern States Power Co.
Percentage of Tax Capacity

$25,891,898
61.46%
ECONOMIC DEVELOPMENT

Pending Closure of Xcel Nuclear Generating Plant (Xcel MNGP)
Monticello has taken a proactive approach to assessing and diversifying its tax
base. Monticello’s largest taxpayer, Xcel Energy, had previously planned for its
nuclear power generation plant in Monticello to be decommissioned in 2030.
However, it recently submitted a new long-term resource plan to the Minnesota
utility regulators stating its intention to extend the license ten more years to 2040.
Recognizing that the future is uncertain with respect to the Xcel generating
facility, the City of Monticello is actively working to diversify its tax base and
increase employment with additional commercial and industrial businesses. This is
important as not only is Xcel Energy the largest employer within the community, it
is also the largest tax payer in Monticello. Looking long-term, Monticello will have
to seek other sources of revenue such as increased property taxes as the pending
closure of Xcel nears.
The City of Monticello collects approximately 30% of the total tax capacity
generated within its municipal boundary. The remaining two thirds of the taxes are
distributed to Wright County and the School District with the remaining ten percent
being distributed to special taxing districts.

TABLE 5.4: NORTHERN STATES POWER (XCEL ENERGY) COMPANY TAX ANALYSIS
2018 Total City Tax Capacity

$29,528,145 City

Percent of the Total Taxes Received by City

30%

2018 Total Taxes Paid to City

$8,858,443

2018 Total Xcel Tax Capacity

$16,294,278

Portion of Xcel Taxes Paid to City
2018 Xcel City Tax Capacity

30%
$4,888,283

Percent of Xcel Taxes to Total Taxes Paid

55%

The total net tax capacity for 2018 was $29,528,145. The City of Monticello
collected approximately 30% of that amount resulting in $8,858,443 being
collected by the City. In the same year Xcel had a tax capacity of $4,888,283 which
amounted to 55% of the City’s total annual tax base in 2018. The amount Xcel pays
has been decreasing since 2016 due to changes in the formula for the determining
of property valuations for generating stations. The percentage has also been
decreasing due in part to the overall increase in tax capacity in Monticello as a
result of recent development projects. This scenario is expressed in Table 6.4.
In total Northern States Power has approximately 450 acres currently under site
control with frontages on Interstate 94 as well as the Mississippi River. The land
use for Xcel MNGP is reserved exclusively for their facility since they have now
requested licensing through the year 2040.

Monticello Mall, Source: Monticello Chamber of Commerce Brochure (1980s)

MONTICELLO 2040 VISION + PLAN

Xcel Energy Facility, Source: Monticello Chamber of Commerce Brochure (1980s)

123

TABLE 5.5: CITY OF MONTICELLO OWNER OCCUPIED HOUSING UNITS BY VALUE

ECONOMIC SNAPSHOT 2020
The City of Monticello has been very successful in creating a strong and diversified
economy by retaining jobs and employers. This success has allowed Monticello to
begin the process of supplementing tax revenue to reduce the negative impacts
from the eventual closure of the Xcel MNGP. The full build-out of the City owned
Otter Creek Industrial Park will help this effort.
The City of Monticello must also consider the future locations for new industrial
uses and the timeline for those sites to be available for development. In 2020,
the City of Monticello completed a feasibility study for the development of a
number of areas focusing on the potential costs of the new development. One
of the issues facing Monticello will be the speed at which sites may be available
for development. Many companies have an expectation that sites are or can be
readily available to allow for a fast turn-around of a project. If a community does
not have sites available, they may lose the opportunity for
new development.
In addition to the attraction and retention of businesses, Monticello has also
identified the importance of redevelopment to improve the image of the
community. Key sites for redevelopment in the downtown are identified in the
Downtown Small Area Plan. The plan notes that redevelopment may occur in
quarter block increments, with revitalization also playing a role in the success
of downtown.

6,3 3 2

1,4 12

6 ,359

2017 MONTICELLO INFLOW/OUTFLOW JOB COUNTS
Live outside the City of Monticello but Employed Inside

2017 U.S. Census and American Community Survey

Housing Value

2020

Percent

2025*

Percent

<$50,000

177

4.8%

126

3.1%

$50,000 - $99,999

98

2.6%

48

1.2%

$100,000 - $149,999

249

6.7%

129

3.2%

$150,000 - $199,999

988

26.6%

744

18.3%

$200,000 $249,999

989

26.6%

1,120

27.6%

$250,000 $299,999

708

19.0%

1,017

25.1%

$300,000 $399,999

411

11.0%

687

16.9%

$400,000 $499,999

76

2.0%

141

3.5%

$500,000 $749,999

20

0.5%

39

1.0%

$750,000 $999,999

0

0.0%

0

0.0%

$1,000,000 $1,499,999

0

0.0%

0

0.0%

$1,500,000 $1,999,999

4

0.1%

6

0.1%

$2,000,000+

0

0.0%

0

0.0%

*Projections provided by ESRI forecasting of American Community Serving (ACS) data

Employed and Live in the City of Monticello
Live in the City of Monticello but Employed Outside
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TABLE 5.6: WRIGHT COUNTY OWNER OCCUPIED HOUSING UNITS BY VALUE
Housing Value

2020

Percent

2025*

Percent

<$50,000

1,524

3.7%

1,096

2.5%

$50,000 - $99,999

928

2.3%

523

1.2%

$100,000 - $149,999

2,492

6.1%

1,361

3.1%

$150,000 - $199,999

6,934

17.0%

4,951

11.2%

$200,000 $249,999

7,960

19.5%

7,905

17.9%

$250,000 $299,999

7,646

18.7%

9,295

21.1%

$300,000 $399,999

7,473

18.3%

10,244

23.2%

$400,000 $499,999

2,915

7.1%

4,309

9.8%

$500,000 $749,999

2,073

5.1%

3,098

7.0%

$750,000 $999,999

583

1.4%

870

2.0%

$1,000,000 $1,499,999

191

0.5%

243

0.6%

$1,500,000 $1,999,999

34

0.1%

46

0.1%

$2,000,000+

138

0.3%

184

0.4%

*Projections provided by ESRI forecasting of American Community Serving (ACS) data
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The City will need to evaluate opportunities for reinvestment and revitalization of
the community in all areas. While this plan focuses growth in the core of the city,
the plan also stresses the need to support reinvestment and improvements to
keep existing residential, commercial and industrial areas strong. As buildings or
neighborhoods throughout Monticello age, a mix of public and private investment
will be needed to maintain the character and appearance of the city. The City
of Monticello will strongly encourage reinvestment in the oldest residential
neighborhoods surrounding downtown and along the river.

WORKFORCE DEVELOPMENT
The City of Monticello’s strategy for workforce development is to enhance the
skills of people already in working in Monticello, as well as provide tangible
and relevant skills to those looking for employment. Continuing education
opportunities and partnerships are both needed to implement this strategy and
help Monticello residents, and potential future residents, find a range of education
and training opportunities to meet their professional goals. An inadequate
workforce development and training program will lead to people looking for jobs
elsewhere. The is evident by the number of people living in Monticello but leaving
the City to work.
Workforce development also affects the Monticello’s ability to retain and attract
new employees. This can be accomplished by ensuring a quality educational
system, lifecycle housing opportunities, strong relationships with existing
businesses to assist in the promotion of employment opportunities, and the
continued growth of livable wage employment opportunities.
Currently, there are 6,332 employees that work in the City but live elsewhere. In
addition, an almost equal amount of residents, 6,359, leave the City on a daily
basis to work somewhere else. The City has the potential to capture dollars from
people outside of Monticello who work in the City. This will help drive the local
economy but the City must also understand the need to retain these employees
and attract them to Monticello by offering a wide range of housing options. Prior to
planning for future housing options it’s important to have a clear understanding of
the existing housing stock in the community.
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The flow of employees to jobs outside of the City, or into the City while living in a
different area occurs for several reasons. Attracting employees can be the result
of livable wage positions that may not be available in the areas that they live. It
can also be a result of the employee being attached to their existing community
because of the school system, family, or other personal reasons. Another issue
that can affect the attraction of employees to a community is the availability of
housing to meet their needs. As families move through their career paths and
family status, their housing needs change and will rely on communities to provide
that lifecycle housing.

WORKFORCE HOUSING
As a city actively developing, Monticello is taking a careful yet proactive approach
to planning land use and density to ensure adequate amounts of land are guided
to provide opportunities for a full range of “life cycle” housing options. The City
is especially looking for opportunities to develop a range of life-cyle and “stepup” housing options as a way to attract new industrial development and jobs that
offers higher paying wages.
Existing Housing Value Assessment
The measure of affordability of a housing unit compares housing cost to gross
household income. The general standard is that housing is affordable if housing
expenses equal 30% or less of a person’s gross household income. Tables 6.5 and
6.6 demonstrates the value of the City of Monticello’s housing stock in comparison
to the entirety of Wright County.
Notably, 46% of the City of Monticello’s housing stock is valued between $150,000
- $250,000 compared to 29% of Wright County housing stock of the same value
(refer to Table 6.5 and 6.6). This aligns with the data that suggests housing prices
are increasing in Monticello compared to the County. It is important that a range
of affordable housing stock in the community is maintained while also providing
housing products in the higher values as well.
Affordable Workforce Housing
The City completed (2020) a comprehensive housing study that assesses the
housing needs for the community. It is imperative that any successful economic
development policies and strategies allow for the development of life-cycle
housing to allow for the continued growth of the community. The policies and
strategies from the housing study have been incorporated into this plan.
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A generally accepted standard is that in order to develop new affordable housing,
the development needs to be a minimum of eight units per acre. Based on the
City’s future land use plan 986 acres would allow for residential development
at eight units or more per acre. While the City has created a land use plan that
permits areas at greater density, barriers to development of affordable housing
still exist. Some of these barriers are beyond the City’s control including, but not
limited to:
•

Steady increases in land prices and State and County tax structures

•

Increase in construction costs. When combined with land prices, it becomes
more difficult to provide affordable units through new construction.

•

Property constraints from wetlands, woodlands, soils, poor access or others.

•

Availability of regional public transit options within the City.

The goals, policies, and strategies section includes specific efforts to pursue as it
relates to offering a range of affordable housing options.

ECONOMIC DEVELOPMENT ISSUES AND OPPORTUNITIES
In the next 20 years the City will face a variety of issues as well as opportunities
related to economic development. Many of these issues are larger in scale and
will require regional and state partners to address them, especially as related to
transportation and infrastructure.
Tax Base Diversification
One of the primary issues facing the City will be sourcing new tax revenue and
normalizing the City’s financial system. The City’s tax base relies heavily on
the Xcel MNGP which is a finite revenue stream and will eventually be gone.
Communities with diverse tax bases are resilient to shifts and fluctuations in
the economy more so than communities that have a single large taxpayer or a
majority of businesses in a single industry or sector. When the generating station
is excluded from the equation, the City’s largest single taxpayer makes up only
2.3% of the total tax capacity. This allows the city to have significant stability as
it replaces the Xcel MNGP taxes. However, this diversity requires the community
to look to multiple projects to help fill the pending gap but also allows for
the development of industry clusters to provide both tax base and
employment opportunities.

ECONOMIC DEVELOPMENT

Workforce Development

Transportation Improvements

The success of workforce development requires that the City develop a plan for
development and training of the required work force. Creating and maintaining
strong relationships with businesses is critical to identify needs and assist with
the coordination between the training institutions to teach the required skills.
This will also help identify potential funding sources further strengthening those
relationships. The attraction of new livable wage employment opportunities is
important to allow for the continued success of the local economy as well as
attraction of new businesses and employment opportunities. The retention of
existing businesses and employees in the community will maintain a workforce
and help attract the needed workers to fill these positions.

Monticello will continue to plan for the completion of its comprehensive roadway
and pathway system. Transportation costs are a major factor for businesses
evaluating new locations. A well-maintained transportation network connected
to the larger regional network will be critical for attracting new business and
diversifying to warehousing and distribution sectors. The continued planning and
development of the transportation system improvements including a potential
interchange with major transportation arteries will also allow for the continued
growth of Monticello. The City will also need to commit resources to the continued
maintenance of the existing infrastructure to support the local economy.

Workforce Housing
The City has a limited number of step-up type housing and senior housing units.
The community does have a significant number of “entry” level housing which
limits the community’s ability to retain residents that seek housing units with a
greater level of amenities. These residents, while working in Monticello, live in
the surrounding communities resulting in the City losing the opportunity to benefit
from the retail spending and additional tax base of higher value homes. In addition
to the shortage of move up housing, the City also has a limited number of senior
housing opportunities. This limited supply results in older residents staying in
their homes and those homes not being available for new residents. If the older
residents move to another community for housing, Monticello loses their retail
activity which is generally higher than younger residents further reducing growth
and economic stability. The city also has a limited number of multi-family units to
allow for the workforce required for the jobs that are being created through the
expansion and attraction of businesses. As people are changing or beginning their
careers, finding affordable housing is a pressing need and can be a primary factor
in their success or failure. Regardless of the success of creating employment
opportunities, if workers cannot live in the community and become part of the
socio-economic fabric of the community, then the success will be short lived.
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Bridge Traffic
Presently, State Highway 25 is the only river crossing in the City and greater
region. A new bridge crossing would help alleviate traffic congestion on Highway
25 and also provide options for emergency access. However, Highway 25
results in motorists traveling through the City’s downtown that serve as possible
customers for local businesses. Transportation improvements could alleviate some
congestion and also improve east/west walkability through downtown Monticello.
A new bridge in the region is a long term improvement and requires considerable
investment and additional study, but would also will reduce the amount of traffic
flowing through downtown, especially on the weekends. Monticello needs to
continue to be an active member in the Central Mississippi River Regional Planning
group as they work towards siting and eventually development of a new river
crossing to maximize the benefit to the City.
COVID-19 Pandemic Response
The City proactively responded to the business community to support business
operations during the global COVID-19 pandemic. The City approved temporary
loan forbearance requests and an emergency grant program to assist those
businesses with outstanding loans that have been negatively affected by the
pandemic. This loan forbearance helped to ensure employers continue to
retain employees. The long-term effects of the pandemic will not be known
until after adoption of this plan.
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AREAS OF ECONOMIC DEVELOPMENT FOCUS AND INVESTMENT
The following areas represent opportunities in the city to help drive
economic growth and further support the community’s goals related to
economic development.
1.

Industrial Land: This comprehensive plan designates approximately 1,600
acres of land for industrial uses, including land within the Northwest area,
south along Highway 25, and in the Otter Creek Business Park. In 2020, the
City completed an industrial feasibility study evaluating these areas in greater
detail for their industrial potential. In alignment with the goals and policies
of this chapter, the City should actively pursue the development of additional
industrial land through business attraction.

2.

Oakwood Industrial Park: In alignment with the goals for advancement
of living wage employment and intensification of tax base, there is
opportunity to convert some parcels within Oakwood Industrial Park to
light manufacturing from their current heavy industrial uses and/or convert
large areas of unused land or outdoor storage. The City should explore
opportunities to use State redevelopment grants and rehabilitation programs
for these sites.

3.

I-94 Interchange and Highway 25 Interchange Area: The land uses and
parcel configurations in these key intersection areas may not be optimal.
The City should be prepared to work with property owners and developers
as market opportunities arise to better align these visible areas for future
reinvestment and/or redevelopment.

4.

Downtown: The Downtown area, identified as Downtown Mixed Use
in this plan, represents a focused opportunity area. This includes specific
attention on the Walnut Corridor, Block 52, Block 34, and the Northeast
corner of Cedar Street and Broadway. Opportunities for improvement
include land uses consistent with the Downtown Small Area Plan as well as
streetscape, landscape and circulation improvements.

5.

6.

Highway 25 Corridor South: There are a number of areas and sites that
could present reinvestment and/or redevelopment opportunity along
Highway 25 south between I-94 and School Boulevard. The Economic
Development Authority (EDA) should continue to work with property
owners on their desire to sell, redevelop and reinvest in their sites for
commercial development.

Downtown Monticello

Monticello Crossing Apartments

Mixed Neighborhood Areas: The City should work to maintain the oldest
residential neighborhoods in areas adjacent to the Downtown. Efforts should
be made to maintain housing choices, redevelopment where appropriate, the
introduction of neighborhood centers and the possible introduction of local
specialty retail where appropriate.
Carlisle Village Townhomes, Source: City of Monticello
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OPPORTUNITY FOCUS AREAS
EXHIBIT 5.4

ER 23RD, 2020 ADOPTION
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1. Industrial Land

City of Monticello Boundary

2. Oakwood Industrial Park

Monticello Orderly Annexation Area (MOAA)

3. Interstate 94/Highway 25 Interchange

Monticello Township Boundary

4. Downtown

Parcels

5. Mixed Neighborhood Areas

Streets

6. Highway 25 Corridor South
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STAFF REVIEW DRAFT

Downtown Monticello, Source: City of Monticello
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ECONO MIC DEVELOP M E N T G OALS
Listed below are the economic development goals which were informed by the Community Vision. For the complete set of policies and strategies for the goals refer
to the Implementation Chapter.

GOAL 1: BUSINESS ATTRACTION AND RETENTION
A successful business attraction and retention program that attracts new businesses and retains existing businesses.

GOAL 2: TAX BASE EXPANSION
A stable and expanding tax base that diversifies the city’s economy and creates a sustainable employment to offset the eventual closure
of the Xcel Monticello Nuclear Generating Plant.

GOAL 3: DOWNTOWN VITALITY
A vibrant and thriving Downtown that contributes to the City’s economic development and housing objectives.

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

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

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

GOAL 7: PROMOTION AND PARTNERSHIPS
Collaborative Partnerships and the Promotion of Monticello Economic Development Projects, Programs and Activities.

GOAL 8: OPPORTUNITY FOCUS AREAS
Reinvestment, redevelopment and overall improvement of the opportunity focus areas within the City.
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