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AGENDA
REGULAR MEETING - MONTICELLO PLANNING COMMISSION
Wednesday, May 18, 2022 - 6:00 p.m.
Mississippi Room, Monticello Community Center
Commissioners:
Council Liaison:
Staff:

Paul Konsor, Andrew Tapper, Alison Zimpfer, Eric Hagen and Teri Lehner
Charlotte Gabler
Angela Schumann, Steve Grittman (NAC), Hayden Stensgard, and
Ron Hackenmueller

1. General Business
A. Call to Order
B. Consideration of approving minutes
a. Joint Workshop Minutes – March 1, 2022
b. Regular Meeting Minutes – April 5, 2022
C. Citizen Comments
D. Consideration of adding items to the agenda
E. Consideration to approve agenda
2. Public Hearings
A. Consideration of Preliminary Plat and Final Plat of Spaeth Industrial Park 3rd
Addition in the I-2 (Heavy Industrial) District
Applicant: Ken Spaeth
B. Consideration of an Amendment to a Conditional Use Permit for a Planned Unit
Development for Expansion and Renovation of an Existing Retail Building in the
Pine Street Sub-District of the Central Community District (CCD)
Applicant: Border Foods, LLC.
C. Consideration of Rezoning to a Planned Unit Development, Development Stage
Planned Unit Development and Preliminary Plat of Block 52 First Addition, a
Proposed Mixed-Use Development (87 Residential Apartment Units and
Approximately 30,000 Sq Ft of Commercial Office and Retail Use) in the
Broadway and Riverfront Sub-Districts in the Central Community District (CCD)
Applicant: Mark Buchholz
D. Consideration of an Amendment to the Monticello Zoning Ordinance for the
Retail Service Uses Including but Not Limited to Definition, Zoning Districts and
Standards
Applicant: City of Monticello
3. Regular Agenda
A. Consideration of Adopting Resolution PC-2022-036, a Resolution Concerning a
Proposed Tax Increment Financing District and the Conveyance of Land Therein is

Consistent with the City of Monticello Comprehensive Plan (Monticello 2040
Vision + Plan)
B. Community Development Director’s Report
4. Added Items
5. Adjournment

MINUTES
SPECIAL MEETING - MONTICELLO PLANNING COMMISSION
Tuesday, March 1st, 2022 – 4:30 p.m.
Mississippi Room, Monticello Community Center
City Council:
Commissioners:
Staff:

Mayor Lloyd Hilgart, Charlotte Gabler, Jim Davidson, Sam Murdoff,
Bill Fair
Paul Konsor, Andrew Tapper, Alison Zimpfer, Eric Hagen and Teri Lehner
Angela Schumann, Steve Grittman (NAC), Rachel Leonard, Matt Leonard,
Jim Thares, Ron Hackenmueller, Hayden Stensgard

1. General Business
A. Call to Order
Planning Commission Chair Paul Konsor called the Special Meeting of the
Monticello Planning Commission to order at 4:30 p.m. A quorum of the City
Council was also present.
2. Joint Meeting Agenda
A.

Concept Stage Planned Unit Development Proposal for a Mixed-Use
Development (87 Residential Apartment Units and Approximately 30,000 Sq Ft
of Commercial Office and Retail Use) in the Central Community District
Proposer: Mark Buchholz
Community Development Director Angela Schumann welcomed all in attendance
and provided an overview of the meeting’s focus. The City Council and Planning
Commission were asked to provide feedback to the developers and staff for
when a formal land use application is submitted.
City Planner Steve Grittman provided an overview of the project. The proposed
redevelopment on Block 52 consists of first floor commercial and office space
(roughly 30,000 square feet) and 87 residential units in the four floors above.
Three existing buildings and businesses on the block are set to remain in place.
The proposal also includes 83 underground parking spaces for the residents and
the current proposal includes 114 surface spaces. Parking counts and shared
parking will be a continued discussion between the developers and staff. The
north end of the proposed development is anticipated to include a restaurant
area with an enlarged sidewalk space along TH 25.
Mark Buchholz, of Deephaven Development, addressed the group on their
commitment to the project and are open to all constructive criticism the
commissioners and councilmembers may provide. Mr. Buchholz discussed the
notes the development staff had from previous board meetings on this project
and are working to incorporate them into the plans.

Mayor Lloyd Hilgart appreciated the effort from staff and developers and did not
have any critiques or further recommendations to the project as long as there is
focus maintained on maximizing parking around the redevelopment.
Planning Commissioner Andrew Tapper asked for clarification on a single
apartment shown on the main floor of the development. Architect Rhet Fiskness,
of Rhet Architecture out of Fargo, N.D., confirmed that it was designated as an
apartment and explained that it would be easier to remove than add in at a later
date in the project.
Mr. Tapper asked if the Façade Improvement Grant Program will be extended to
the remaining buildings on Block 52. Ms. Schumann confirmed that the EDA
recently asked staff to amend the grant program to include the Block 52
buildings.
Mr. Fiskness noted that the proposed building is designed to recreate the feeling
of historic storefronts along Broadway Street that will help further blend the
building in with the historic buildings in the downtown area.
Councilmember Charlotte Gabler noted the intention of this redevelopment
project is to emphasize Monticello’s uniqueness as a city in the region and asked
if this building design can be seen in another community. Mr. Fiskness said this
design is unique to this project.
Mr. Buchholz and Mr. Fiskness noted they are working on a flyover and North
elevations to show all directions of the building.
Ms. Gabler asked what type of landscaping is intended for the East side of the
building along TH 25. Mr. Fiskness noted that there is no planned greenspace in
that area, so any plantings would be part of an elevated planter system.
Ms. Gabler asked if there were plans to match the streetscape with the existing
downtown area as well. Mr. Fiskness said at the moment that had not been
addressed, but it will get discussed in the near future.
Councilmember Bill Fair asked if the underground parking is strictly under the
building itself or if it is planned to be under the surface parking as well. Mr.
Fiskness said that all the underground parking is under the footprint of the
proposed building. Mr. Fair followed up and asked if there were any discussions
on that. Mr. Buchholz said that had been discussed early in the plans, but it
ended up complicating the development process if the underground parking was
extended beyond the footprint of the building.
Mr. Fair asked if there had been any discussion with the Minnesota Department
of Transportation on minimizing the speed of vehicle traffic in that area. Ms.

Schumann clarified that there have been discussions with MN DOT regarding this
project, but not in regard to speed limits in the area.
Ms. Gabler asked if the Central Mississippi River Regional Planning Partnership
(CMRP) has been informed of these plans and are aware of the redevelopment
project. City Administrator Rachel Leonard clarified that City Staff provided a
presentation to the CMRP in December that included these redevelopment
plans.
Ms. Gabler asked if there were any rooftop greenspaces included with the
rooftop patios. Mr. Fiskness noted there currently are no plans for greenspace
on the roof of the buildings.
Planning Commissioner Alison Zimpfer asked if the gap between the existing
mattress store and the new building is intended to be an access off Broadway
Street. Mr. Fiskness said that it is not intended as it is not likely the County would
approve of a mid-block access at that congested point on Broadway Street.
Mr. Konsor noted that it would be a good idea to provide a view from the bridge
during the development stage of the land use process.
Mr. Konsor asked what the plans are for the overhead powerlines on site. Mr.
Buchholz says they are working diligently with City staff and Xcel Energy to plan
to relocate the lines on site.
Mr. Tapper asked what the timeline is intended for this entire redevelopment
project. Mr. Buchholz said that the intention is to move forward swiftly with
development plans and to start in the summer of 2022, but a project this size is
not one to be rushed.
Mr. Fair asked if there needs to be road closures around the project during
demolition or construction. Mr. Buchholz believes that closing roads will not be
necessary.
Tom Sipe, Front Street, mentioned that the traffic is hectic along TH 25 and
expressed interest in a barrier of some sort on the sidewalk along TH 25.
Mr. Grittman reiterated that this a concept meeting and not a formal land use
application, so this project will be brought back to the boards for formal review
and the public will have additional opportunity to provide feedback on the
project.
3. Adjournment

Recorded By: Hayden Stensgard_____

Date Approved: May 18, 2022

ATTEST:

_____________________________________________
Angela Schumann, Community Development Director

MINUTES
REGULAR MEETING - MONTICELLO PLANNING COMMISSION
Tuesday, April 5, 2022 - 6:00 p.m.
Mississippi Room, Monticello Community Center
Commissioners Present:
Council Liaison Present:
Staff Present:

Paul Konsor, Andrew Tapper, Alison Zimpfer, Eric Hagen, Teri
Lehner
Charlotte Gabler
Angela Schumann, Steve Grittman (NAC), Ron Hackenmueller,
Hayden Stensgard

1. General Business
A. Call to Order
Chairperson Paul Konsor called the regular meeting of the Monticello Planning
Commission to order at 6:05 p.m.
B. Consideration of approving minutes
a. Joint Workshop Minutes – January 10, 2022
ALISON ZIMPFER MOVED TO APPROVE THE JANUARY 10, 2022 JOINT
WORKSHOP MEETING MINUTES. TERI LEHNER SECONDED THE
MOTION. MOTION CARRIED UNANIMOUSLY, 5-0.
b. Regular Meeting Minutes – February 2, 2022
ALISON ZIMPFER MOVED TO APPROVE THE FEBRUARY 2, 2022
REGULAR MEETING MINUTES. PAUL KONSOR SECONDED THE
MOTION. MOTION CARRIED UNANIMOUSLY, 5-0.
c. Special Meeting Minutes – February 22, 2022
ALISON ZIMPFER MOVED TO APPROVE THE FEBRUARY 22, 2022
SPECIAL MEETING MINUTES. ANDREW TAPPER SECONDED THE
MOTION. MOTION CARRIED UNANIMOUSLY, 5-0.
d. Regular Meeting Minutes – March 1, 2022
ALISON ZIMPFER MOVED TO APPROVE THE MARCH 1, 2022 REGULAR
MEETING MINUTES. TERI LEHNER SECONDED THE MOTION. MOTION
CARRIED UNANIMOUSLY, 5-0.
C. Citizen Comments
None
D. Consideration of adding items to the agenda
Community Development Director Angela Schumann demonstrated how to
access the agenda page on the City of Monticello’s webpage to the Planning
Commissioners and the public.
No items were added to the agenda.
E. Consideration to approve agenda
ANDREW TAPPER MOVED TO APPROVE THE AGENDA FOR THE APRIL 5, 2022
REGULAR MEETING. PAUL KONSOR SECONDED THE MOTION. MOTION CARRIED
UNANIMOUSLY, 5-0.

2. Public Hearings
A. Consideration of Amendment to Conditional Use Permit for Co-location of
Antenna Including Revision/Repair on an Existing Telecommunication Antenna
Support Structure in the Industrial and Business Campus (IBC) District
Applicant: Michael Clust
City Planner Steve Grittman provided an overview of the agenda item to the
Planning Commission and the public. The amendment to the conditional use
permit is required to make the revisions to the antenna tower necessary. All the
added equipment relevant to this request, with the exception of the meter, will
be within the fenced in area that surrounds the antenna tower. The meter will be
mounted on an already existing piece of equipment outside of the screened area.
Chairperson Paul Konsor asked if this request is specifically focused on the
revisions and updating of the equipment on the tower. Mr. Grittman confirmed.
Mr. Konsor subsequently asked why this request is required to go through the
review process through the Planning Commission and City Council. Mr. Grittman
clarified that this review is standard for antenna towers to have the opportunity
to review the changes requested so they are not drastic in both the areas of
visual change, as well as operational changes.
Eric Hagen asked for clarification of the proposed platform to be installed. Mr.
Grittman clarified the platform is for the new operating equipment assisting the
added equipment on the top of the tower. The platform is to ensure a separation
between the ground and the equipment.
Mr. Konsor opened the public hearing portion of this agenda item.
Public Comment
Jeff Haley, 1537 Cherry Tree Road, Noblesville, Indiana 46062, was present on
behalf of the applicant and noted he was open to answer any questions.
Mr. Konsor closed the public hearing.
ERIC HAGEN MOVED TO ADOPT RESOLUTION NO. PC-2022-017 RECOMMEDING
APPROVAL OF AN AMENDMENT TO CONDITIONAL USE PERMIT FOR COLOCATION OF ANTENNA INCLUDING REVISION/REPAIR ON AN EXISTING
TELECOMMUNICATION ANTENNA SUPPORT STRUCTURE IN THE INDUSTRIAL AND
BUSINESS CAMPUS (IBC) DISTRICT, BASED ON THE FINDINGS IN SAID
RESOLUTION AND SUBJECT TO THE CONDITIONS IN EXHIBIT Z.
Ms. Schumann noted that this item is anticipated to be on the April 25, 2022 City
Council agenda for final approval.
B. Consideration of an Amendment to a Conditional Use Permit for a Planned Unit
Development for Installation of Electric Vehicle Charging Stations in the Pine

Street Sub-District of the Central Community District (CCD)
Applicant: SMJ International, LLC.
Mr. Grittman provided an overview of the agenda item to the Planning
Commission and the public. The location of discussion is a part of a PUD that was
adopted as a conditional use permit more than a decade ago. For the time being,
the current proposed charging stations will be exclusive to Tesla Motor’s
vehicles. This change in available parking on site, does not affect the allowance
for minimal parking. The applicants are proposing the transition of eight normal
parking spaces on site to these charging stations. The applicant has noted that
with the installation of the equipment necessary, there will be two trees
removed. The applicant has intentions of replacing the trees that will be
affected. Since this use is not accessory to the primary uses within the PUD, this
request is being addressed as a new primary use on site as a motor fuel station.
The applicants will be entering into a ground lease for the location proposed.
Mr. Konsor asked about how this would change the snow clearing plan on site.
Mr. Grittman noted that this has not been addressed and would encourage that
question to be directed to the applicant.
Mr. Konsor asked if this approval opens the door for any and all electric charging
stations to be installed anywhere in this parking lot. Mr. Grittman clarified that
this approval is specific to the site plan provided by the applicant.
Mr. Konsor asked how the utility boxes will be screened. Mr. Grittman
mentioned that the equipment will be ground mounted and will be subject to
the standards of other ground mounted utility boxes.
A question regarding the storage of vehicles at the charging stations was posed.
Mr. Konsor opened the public hearing portion of the agenda item.
Public Comment
Austin Barkley, 3500 Deer Creek Road, Palo Alto, California 94304, on behalf of
Tesla, addressed the Planning Commission. There is what is called an “idle fee”
for Tesla Vehicles to be charged with if their vehicle is fully charged and still
occupying a charging station to disincentivize overnight parking and similar
matters.
Mr. Hagen asked what the draw was for this location to be selected. Mr. Barkley
noted the proximity to the freeway, as well as the use of the commercial stores
in the area. The charging stations take roughly 30 minutes to complete, and the
timing works well with grocery shopping and etc.
Mr. Barkley mentioned as well that for the time being, these stations are
exclusive to Tesla vehicles, but in the future, it has been made a priority to
increase access to other electric vehicle brands.

Andrew Tapper asked if there was needed change in electrical access on site to
power the charging stations. Mr. Barkley clarified that they have been in
constant contact with Xcel Energy to prepare and execute the increase in power
to the site.
Mr. Konsor closed the public hearing.
ALISON ZIMPFER MOVED TO ADOPT RESOLUTION NO. PC-2022-018,
RECOMMENDING APPROVAL OF AN AMENDMENT TO A CONDITIONAL USE
PERMIT FOR A PLANNED UNIT DEVELOPMENT FOR INSTALLATION OF AN
ELECTRIC VEHICLE CHARGING STATION IN THE PINE STREET SUB-DISTRICT OF THE
CENTRAL COMMUNITY DISTRICT, BASED ON THE FINDINGS IN SAID RESOLUTION
AND SUBJECT TO THE CONDITIONS IN EXHIBIT Z. ERIC HAGEN SECONDED THE
MOTION. MOTION CARRIED UNANIMOUSLY, 5-0.
C. Consideration of Rezoning to a Planned Unit Development, Development Stage
Planned Unit Development and Preliminary Plat of Country Club Manor First
Addition, a Proposed 30 Unit Twin-Home (60 Housing Units) Development in
the R-3, Medium Density Residential District
Applicant: Headwaters Development, LLC.
Mr. Grittman provided an overview of the agenda item to the Planning
Commission and the public. The three components of the item included requests
for rezoning to Planned Unit Development, Development Stage Planned Unit
Development and Preliminary Plat of Country Club Manor First Addition. The
developer has proposed this project in phases, whereas the first phase will be
the construction of the 30 twin-home buildings, followed by the construction of
an apartment building to be on the same 16+ acre property. The applicant has
noted a request for PUD flexibility in building separations on site as they are
currently 10 feet apart at their closest points, 2 feet less than the recommended
distance of 12 feet. The other flexibility request involves the standard setbacks of
the twin homes in the front yard and back.
Mr. Grittman pointed out there is additional opportunity on the site for the
developer to add landscaping to both screen the development from Interstate
94, as well as the adjacent neighborhood to the North of the site. A number of
trees are anticipated to be removed from the site during development, and as
the City’s zoning ordinance defines, four of the major trees will need to be
protected or replaced.
Mr. Tapper asked if the townhomes are exclusive to senior living. Mr. Grittman
confirmed that it was a 55+ development and that the town homes are intended
to be rentals.
Mr. Hagen addressed the note on the garage size on the twin home project and
that he would like to see the minimum size of 450 sq ft be confirmed in the

development plans.
Ms. Gabler asked if the brick or stone material on the front of the townhomes in
their building elevations met code requirements. Mr. Grittman said the amount
shown most likely does not, though an exact calculation has not been done yet
to ensure.
Ms. Gabler asked if the 7th street property line would include a berm or standard
plantings for screening purposes. Mr. Grittman said staff would certainly
welcome a berm, but the property itself does not seem to be capable of
including a berm on that property line. The yards will be screened, but a berm is
not likely in that location.
Ms. Gabler asked if they were slab homes and that the yards or homes
themselves would not encroach on any right of ways or easements involving
Interstate 94 to the South and 7th Street West to the North. Mr. Grittman
confirmed both questions.
Mr. Konsor asked if the extension of the noise wall from the North along I-94.
Mr. Grittman said that it was his understanding this proposal would not qualify
for the extension of the noise barrier.
Ms. Gabler asked if MN DOT has had the opportunity to review this preliminary
plat. Ms. Schumann said that it is standard practice for MN DOT to review
preliminary plats. Other than minor suggestions, to this point, staff has not
received their formal review letter.
Mr. Konsor asked if there was a recently approved project on the northeast
corner of 7th Street West and Elm Street. Mr. Grittman confirmed that there is an
already approved 28-unit twin home development that is likely to be underway
this Spring.
Ms. Gabler asked if there is trail or sidewalk along both sides of 7th Street West.
Mr. Grittman clarified that there is not currently.
Ms. Gabler asked if a traffic study had been completed for this project. Ms.
Schumann clarified that there was a traffic study included in the agenda packet.
Ms. Schumann also mentioned that the City of Monticello’s PARC Commission
has made it a priority to work with the developer in constructing a trail along the
South of 7th Street West to connect with Elm Street.
Mr. Konsor opened the public hearing portion of this agenda item.
Public Comment
Brian Nicholson of Headwaters Development, LLC. (Applicant) addressed the
Planning Commission and the public. This will be the second development

Headwaters has done in Monticello, the first being Willow’s Landing on the East
end of town. Mr. Nicholson noted that this development will be a 55+ age
exclusive project. The majority of the construction for this project will occur off
site as well. The intention is to minimize noise issues and traffic during
construction of the town homes.
Ms. Gabler asked how drastically removing one or two units to space the
buildings out better would affect the project. Mr. Nicholson said that it does
affect the project as changing unit counts will affect not only the affordability
aspect of the project, but as well as the Tax Increment Financing plan that is also
a component of the development.
Mr. Nicholson clarified that Headwaters is willing to cooperate with the City on
the amount of brick or stone on the facades of the town homes as well as the
landscaping and screening.
Public Comment
Jason Thompson, 25 Fairway Drive, Monticello, MN 55362, expressed concerns
regardin screening along 7th Street West as well as the added traffic along that
street. Mr. Grittman noted that the intention is for the applicant to provide an
updated landscaping plan to show plans for landscaping/screening/buffer areas
along 7th Street West.
Mr. Konsor mentioned the public comment submitted by mail that was included
in the agenda packet and its concern for car lights shining in windows of the
neighborhood lining the north of 7th Street West.
Ms. Schumann clarified that 7th Street is categorized as a collector road, designed
to handle large amounts of traffic. Collector roads within the City, such as School
Boulevard, have been able to maintain traffic levels and support for multi-family
residential districts.
Mr. Konsor asked for clarification on whether the screening with fence along the
North side of 7th Street West would be dealt with under the discretion and
responsibility of each property owner. Ms. Schumann confirmed.
Commissioner Zimpfer excused herself from the meeting at 7:25 p.m.
Mr. Thompson asked if the City has plans to widen 7th Street as part of this
project. Ms. Schumann clarified that at this time, there is no proposal to widen
the 7th Street. If at any time there is an intention to widen 7th Street, adjacent
property owners would be notified in sufficient time.
Ms. Schumann noted that it is the City’s intention to have trail or sidewalk on
both sides of all collector roads within the City of Monticello to provide safer and
efficient routes for pedestrians.

Mr. Thompson asked if there was a set timeline for development the proposal of
discussion. Mr. Konsor said that this is the first stage in the development project
and the start of the project will likely be in the summer or fall of 2022.
Ms. Schumann mentioned there are four billboards located on the property
currently, and this development will include the removal of those nonconforming structures.
Public Comment
Jack Nelson, 8 Center Circle, Monticello, MN 55362, noted that there is a culvert
for run-off in the vicinity of where the stormwater pond in proposed to b within
this development. Mr. Nelson also expressed concerns of traffic increasing as
well as the capacity of the water treatment plant in Monticello. He also
expressed interest in extensive screening along 7th Street West.
Ms. Schumann clarified that as of now, there is no concerns regarding the
capability of the City’s current water treatment facility. As development
continues in the near future, this aspect will be monitored in preparation for any
adjustments necessary.
Mr. Hagen expressed interest in an updated dimensional rendering to show the
proposed screening along 7th Street West. Traffic is something that is not as
easily managed, but screening can be better managed to help accommodate the
existing neighborhoods in the area.
Mr. Tapper noted he visited the site prior to the meeting and believed that with
the lack of residential area along 7th Street, the speed of traffic might be faster
than if the properties along that road were all developed.
Public Comment
Kurt Hartner, 1201 Golf Course Road, Unit 201, Monticello, MN 55362,
emphasized that he is encouraging the development of this proposal and
expressed relief hearing from the developer that much of the construction will
be off site. Mr. Hartner said this would be a great time to extend the sound
barrier along I-94 and was curious to where the City will dump snow once this
land is developed.
Mr. Konsor closed the public hearing portion of this agenda item.
Mr. Hagen noted he was comfortable to proceed to motions with the addition of
staff and the developer to review the capability of adjusting the location of one
of the access points to avoid try to avoid headlight issues with the adjacent
neighborhoods.
ANDREW TAPPER MOVED TO ADOPT RESOLUTION NO. PC 2022-019,

RECOMMENDING THE APPROVAL OF REZONING OF OUTLOT A, COUNTRY CLUB
MANOR TO COUNTRY CLUB MANOR FIRST ADDITION PLANNED UNIT
DEVELOPMENT, BASED ON THE FINDINGS IN SAID RESOLUTION. ERIC HAGEN
SECONDED THE MOTION. MOTION APPROVED UNANIMOUSLY, 4-0.
ERIC HAGEN MOVED TO ADOPT RESOLUTION NO. PC 2022-020,
RECOMMENDING APPROVAL OF THE PRELIMINARY PLAT OF COUNTRY CLUB
MANOR FIRST ADDITION, BASED ON THE FINDINGS IN SAID RESOLUTION AND
SUBJECT TO THE CONDITIONS IN EXHIBIT Z INCLUDED THE ADDED CONDITION
TO REVIEW AND CONSIDER AN ADJUSTMENT TO THE PROPOSED ACCESS POINTS
TO EDUCE HEADLIGHT DISTURBANCE TOWARDS THE RESIDENTIAL
NEIGHBORHOOD TO THE NORTH, BOTH DURING DEVELOPMENT AND POST
DEVELOPMENT. TERI LEHNER SECONDED THE MOTION. MOTION CARRIED
UNANIMOUSLY, 4-0.
ERIC HAGEN MOVED TO ADOPT REOSLUTION NO. PC 2022-021,
RECOMMENDING APPROVAL OF THE DEVELOPMENT STAGE PUD FOR TWIN
HOME PORTION OF THE PROPOSED COUNTRY CLUB MANOR FIRST ADDITION,
BASED ON THE FINDINGS IN SAID RESOLUTION AND SUBJECT TO THE
CONDITIONS IN EXHIBIT Z AS DESCRIBED IN DECISION #2. PAUL KONSOR
SECONDED THE MOTION. MOTION CARRIED UNANIMOUSLY.
Ms. Schumann noted this item is tentatively scheduled to move forward at the
April 25, 2022 City Council regular meeting.
D. Consideration of an Amendment to Planned Unit Development of
Featherstone, Development Stage Planned Unit Development for Featherstone,
Development and Final Stage Planned Unit Development and Preliminary and
Final Plat of Featherstone 6th Addition, a 21 unit single-family residential
development, and Rezoning to R-1 for Outlot A, Lots 1-11, Block 1, Lots 1-7,
Block 2, and Lots 1-3, Block 3 of the proposed plat of Featherstone 6th Addition
and Rezoning to PUD for Outlot B, Featherstone 6th Addition.
Applicant: Gold Nugget Development, Inc.
Mr. Grittman provided an overview of the agenda item to the Planning
Commission and the public. The remaining land located within the development
area will be outlots for future development. The future development to the
South will include connection of the road system to 85th Street NE. The
amendment to the PUD being requested is in regard to Outlot B of Featherstone
6th Addition due to the future development plans being changed from
townhomes to single-family homes. Outlot C as part of this development
includes roughly 80 acres of light industrial and commercial development. Mr.
Grittman provided an overview of the conditions of approval as part of Exhibit Z
in the agenda item.
Mr. Tapper asked what is considered community commercial when referring to
the 10 acres designated to it in the southwest corner of the development. Mr.

Grittman clarified that community commercial is a land use designation from the
Monticello Comprehensive Plan and is similar to the uses in the current B-2 and
B-3 zoning districts.
Mr. Konsor opened the public hearing portion of the agenda item.
Horst Graser of Gold Nugget Development, LLC., addressed the Planning
Commission and the public. It is intended by the developer, Novak-Fleck Inc., to
not develop the commercial and industrial land as part of Outlot C within the plat
and leave that area open for a new developer to complete the process. The same
is intended for Outlot B on the preliminary plat.
Mr. Graser expressed concerns for two of the conditions of approval. The
request to create an outlot for the stormwater pond in the middle of the
preliminary plat. Mr. Graser believed this condition should be discussed at a later
date with whoever develops the industrial Outlot C or the residential Outlot B.
The other condition was the requirement for a privacy fence along the West
property line between Outlot C and the development to the East of that. Mr.
Graser believed the fence was not something that needed to be constructed at
this time of current development.
Mr. Hagen asked if there was a named developer of Outlot B. Mr. Graser
believed there was a purchase agreement in the works for a new developer to
build on Outlot B.
Mr. Konsor asked who would be required to build a privacy fence. Mr. Graser
clarified that his request is for whoever the next developer is, to be required to
build the fence, but not at this time and not by Novak-Fleck Inc.
Mr. Hagen asked staff to clarify the necessity of the fence at this time. Mr.
Grittman clarified that the lack of space along the property line is limited to the
point where a landscape buffer might be difficult to construct.
Mr. Graser questioned the necessity for the boundary fence at this time. Mr.
Grittman noted that a screening fence is normally split 50/50 between the two
property owners and because there is not a second property owner within the
development, it was recommended that the fence be required as part of this
development.
Mr. Graser said he did not want the fence discussion to cause problems with this
development, the intention was to provide opportunity for the Planning
Commission to discuss who should be required to build the fence. Mr. Graser
believed that it should be whoever develops the industrial land to the West of
the residential.
Ms. Schumann noted that there was stormwater plan provided by the developer

as part of their application materials and recommended the conditions of
approval stand as is to provide the City Engineer flexibility to decide what will be
necessary in terms of stormwater management once the rest of the property is
developed.
Ms. Schumann further explained that number 6 within the conditions of approval
can stand as is or be amended to include the opportunity for a drainage and
utility easement to access and maintain the stormwater pond rather than the
creation of an outlot, with discretion to the City Engineer. Mr. Graser agreed to
the potential amendment to condition number 6.
Ms. Schumann noted that the Planning Commission and the public have been
given an updated plat document that was entered into the agenda following the
meeting.
PAUL KONSOR MOVED TO ADOPT RESOLUTION NO. PC 2022-022,
RECOMMENDING APPROVAL OF AN AMENDMENT TO A PLANNED UNIT
DEVELOPMENT FOR FEATHERSTONE, INCLUDING ALL OF THE PROPOSED PLAT OF
FEATHERSTONE 6TH ADDITION, BASED ON FINDINGS IN SAID RESOLUTION AND
SUBJECT TO THE CONDITIONS IN EXHIBIT Z, INCLUDING UPDATED APPROVAL
CONDITIONS #6, WHICH INCLUDES THE OPPORTUNITY FOR THE OPTION OF A
DRAINAGE AND UTILITY EASEMENT AND AT THE DISCRETION OF THE CITY
ENGINEER, AND #2e (11), TO STATE EASTERLY WHERE THE TERM WESTERLY IS.
ANDREW TAPPER SECONDED THE MOTION. MOTION CARRIED UNANIMOUSLY,
4-0.
The amended conditions of approval noted in the first motion carried over to the
remaining motions pertaining to this agenda item.
PAUL KONSOR MOVED TO ADOPT RESOLUTION NO. PC 2022-023,
RECOMMENDING APPROVAL OF THE PRELIMINARY PLAT OF FEATHERSTONE 6TH
ADDITION, BASED ON THE FINDINGS IN SAID RESOLUTION AND SUBJECT TO THE
UPDATED CONDITIONS IN EXHIBIT Z. ANDREW TAPPER SECONDED THE MOTION.
MOTION CARRIED UNANIMOUSLY, 4-0.
PAUL KONSOR MOVED TO ADOPT RESOLUTION NO. PC 2022-024,
RECOMMENDING APPROVAL OF A DEVELOPMENT STAGE PUD FOR
FEATHERSTONE 6TH ADDITION OUTLOT A, LOTS 1-11, BLOCK 1, LOTS 1-7, BLOCK
2, AND LOTS 1-3, BLOCK 3 AND OUTLOT B, BASED ON THE FINDINGS IN SAID
RESOLUTION AND SUBJECT TO THE UPDATED CONDITIONS IN EXHIBIT Z.
PAUL KONSOR MOVED TO ADOPT RESOLUTION NO. PC 2022-025
RECOMMENDING APPROVAL OF REZONING TO R-1 FOR FEATHERSTONE 6TH
ADDITION OUTLOT A, AND LOTS 1-11, BLOCK 1, LOTS 1-7, BLOCK 2, AND LOTS 1-3
BLOCK 3. TERI LEHNER SECONDED THE MOTION.

The Planning Commission recessed at 9:46 p.m.
The Planning Commission resumed their regular meeting at 9:53 p.m.
E. Consideration of an Amendment to an Interim Use Permit for
Extraction/Excavation of Materials in the B-3 (Highway Business) and the B-4
(Regional Business) Districts
Applicant: City of Monticello
Ms. Schumann provided an overview of the agenda item to the Planning
Commission and the public. The main goal for the amendment to the interim use
permit proposed was to allow for multiple contractors to take away excavated
materials from the already existing area approved for the interim use permit. The
access area and removal routes remain as previously approved.
Mr. Konsor asked if the removal of Dundas Road was included in the work taking
place under the existing interim use permit. Ms. Schumann clarified that it was
not included in what is currently being removed from the site.
Mr. Konsor opened the public hearing portion of the agenda item. Mr. Konsor
closed the public hearing portion of the agenda item.
PAUL KONSOR MOVED TO ADOPT RESOLUTION NO. PC 2022-026,
RECOMMENDING APPROVAL OF AN AMENDMENT TO AN INTERIM USE PERMIT
FOR EXTRACTION/EXCAVATION OF MATERIALS IN THE B-3 (HIGHWAY BUSINESS)
AND THE B-4 (REGIONAL BUSINESS) DISTRICTS, BASED ON THE FINDINGS IN SAID
RESOLUTION AND SUBJECT TO THE CONDITIONS IN EXHIBIT Z. TERI LEHNER
SECONDED THE MOTION. MOTION CARRIED UNANIMOUSLY, 4-0.
F. Consideration of an Amendment to the City of Monticello Zoning Ordinance for
adoption of The Pointes at Cedar Planned Development District and an
amendment to the City of Monticello Zoning Ordinance for an amendment to
the boundary of the Freeway Bonus Sign Overlay District
Applicant: City of Monticello
Mr. Grittman provided an overview of the agenda item to the Planning
Commission and the public. A presentation accompanied the posted materials in
the agenda. This presentation has been added to the agenda page as part of the
record.
A zoning work group was formed in November of 2021 to begin discussion and
development of what was to be included and left out of the ordinance language.
The group was made up of City staff, representatives from the City Council,
Planning Commission, and PARC Commission, and some landowners within the
newly formed zoning district. The group maintained focus on goals incorporated
in The Pointes at Cedar Small Area Plan as well as working to create a review
process for potential development. Mr. Grittman said there is a note in the
report that inconsistency found in this proposed district to the goals of the Small
Area Plan is grounds for denial. The group also worked to form design features

specific to the proposed sub-districts within The Pointes at Cedar Planned
Development District, Populus, Tilia and Quercus. Mr. Grittman noted items the
Zoning Ordinance Work Group had requested for minor amendment within the
draft.
The companion request to the adoption of the zoning ordinance is amending the
boundary of the freeway bonus sign overlay district. The northern portion of The
Pointes at Cedar area is currently located in the bonus district. It is the intention
to remove all parcels located in The Pointes at Cedar area as the freeway bonus
sign district is inconsistent with the proposed zoning ordinance (PCD).
Ms. Gabler asked if there were specific items/standards that are consistent
throughout the sub-districts. Mr. Grittman said there are both theme elements
that are consistent as well as standards items such as parking, signage, lighting
etc. are consistent throughout all districts.
Mr. Tapper asked what would happen if there were to be something missing in
this ordinance amendment and it needs to be corrected in the future. Mr.
Grittman clarified that it would be an amendment to the zoning ordinance
process that has been in place. Mr. Grittman clarified that there is enough
flexibility in these districts to accommodate development to a certain extent,
without being inconsistent with the standards of any given sub-district.
Mr. Tapper asked why the boundary of the Freeway Bonus Sign Overlay District is
drawn the way it is. Ms. Schumann clarified that the boundary was designed to
accommodate business that are close to the freeway and interchange of
Interstate 94 and TH 25.
Mr. Konsor opened the public hearing portion of the agenda item.
Mr. Konsor closed the public hearing portion of the agenda item.
ANDREW TAPPER MOVED TO ADOPT RESOLUTION PC 2022-027,
RECOMMENDING APPROVAL OF ORDINANCE NO. 8XX FOR AMENDMENT TO THE
MONTICELO ZONING ORDINANCE CHAPTERS AND SECTION RELATING TO THE
POINTES AT CEDAR DISTRICT (PCD), INCLUDING ADOPTION OF AN AMENDMENT
TO THE OFFICIAL ZONING MAP FOR THE BOUNDARIES OF THE POINTES AT
CEDAR DISTRICT, BASED ON THE FINDINGS IN SAID RESOLUTION AND SUBJECT
TO THE CORRECTIONS AND VERIFICATIONS NOTED BY STAFF IN THE MEETING
ON APRIL 5, 2022. TERI LEHNER SECONDED THE MOTION. MOTION CARRIED
UNANIMOUSLY, 4-0.
ANDREW TAPPER MOVED TO ADOPT RESOLUTION NO. PC 2022-028,
RECOMMENDING APPROVAL OF ORDINANCE NO. 8XX FOR AMENDMENT TO THE
MONTICELLO ZONING ORDINANCE FOR AN AMENDMENT TO THE BOUNDARY TO
THE FREEWAY BONUS SIGN OVERLAY DISTRICT, BASED ON THE FINDINGS IN SAID

RESOLUTION. TERI LEHNER SECONDED THE MOTION. MOTION CARRIED
UNANIMOUSLY, 4-0.
3. Regular Agenda
A. Consideration of Adopting Resolution No. PC 2022-29, Finding that the
Establishment of TIF District 1-44 is Consistent with the City of Monticello
Comprehensive Plan (Monticello 2040 Vision + Plan)
Ms. Schumann provided an overview of the agenda item to the Planning
Commission and the public. Washburn Computer Group is planning for a 40,000
sq ft expansion at their current location on the corner of Fallon Avenue and
Chelsea Road. Ms. Schumann noted that the decision for this agenda item is
strict to the consistency with the Comprehensive Plan.
PAUL KONSOR MOVED TO ADOPT RESOLUTION PC 2022-029, FINDING THAT THE
ESTABLISHMENT OF TIF DISTRICT 1-44 AND TIF PLAN FOR TIF DISTRICT 1-44
CONFORMS TO THE MONTICELLO 2040 COMPREHENSIVE PLAN. TERI LEHNER
SECONDED THE MOTION. MOTION CARRIED UNANIMOUSLY, 4-0
B. Community Development Director’s Report
Ms. Schumann provided an overview of the agenda item to the Planning
Commission and the public.
4. Added Items
None
5. Adjournment
PAUL KONSOR MOVED TO ADJOURN THE REGULAR MEETING OF THE MONTICELLO
PLANNING COMMISSION. ANDREW TAPPER SECONDED THE MOTION. MOTION CARRIED
UNANIMOUSLY, 4-0. MEETING ADJOURNED AT 10:52 P.M.

Recorded By: Hayden Stensgard____

Date Approved: May 18, 2022
ATTEST:

___________________________________________
Angela Schumann, Community Development Director
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2A.

Public Hearing - Consideration of a Preliminary and Final Plat for Spaeth Second
Addition and an Amendment to Planned Unit Development for the Spaeth Industrial
Planned Unit Development. Applicant: Ken Spaeth, Spaeth Development, LLC

Prepared by: Northwest Associated
Consultants (NAC)

Meeting Date:
05/18/2022

Council Date (pending
Commission action):
05/23/2022

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

ALTERNATIVE ACTIONS
Decision 1: Consideration of Preliminary and Final Plat for Spaeth Third Addition
1. Motion to adopt Resolution No. PC-2022-030 recommending approval of a Preliminary
and Final Plat of Spaeth Industrial Park 3rd Addition, replatting Lots 5 and 6 into 2
separate parcels each, subject to conditions in said resolution subject to the conditions
in Exhibit Z and based on findings in said resolution.
2. Motion to deny the adoption of Resolution No. PC-2022-030 recommending denial of
the Preliminary Plat based on findings to be made by the Planning Commission.
3. Motion to table action on Resolution No. PC-2022-030.
REFERENCE AND BACKGROUND
Property:

Legal Description:

Lots 5 and 6, Block 1, Spaeth Industrial Park

PID #:

155-255-001050; 155-255-001060

Planning Case Number:

2022-019

Request(s):

Preliminary and Final Plat, replatting each of two existing parcels
in the Spaeth Industrial Park, subdividing existing buildings into 2
separate ownership parcels.

Deadline for Decision:

June 17, 2022
August 16, 2022

Land Use Designation:

General Industrial

Zoning Designation:

I-2, Heavy Industrial
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Overlays/Environmental
Regulations Applicable:

DWSMA

Current Site Uses:

Industrial Planned Unit Development

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

Industrial
Industrial
Industrial
Industrial

The applicant seeks to replat two existing buildings and lots in the
Spaeth industrial park to create 2 separate ownership spaces in
each of the two buildings. Lot 5 (to the west) would be split into a
two-thirds/one-third layout, with buildings of 4,650 and 2,236
square feet on lots of 14,712 and 5,687 square feet respectively.
Lot 6 (to the east), would be split into two unit areas of 3,488
square feet each, on lots of 8,057 and 12,327 square feet. The
larger parcel in each case includes the access drive which is part of
the overall PUD.
In 2021, the City approved an amendment to the Planned Unit
Development to accommodate these types of internal splits by
Plat, without requiring an amendment to the overall PUD. The
purpose of this amendment was to allow a simpler process for
working with individual tenant/owners, while ensuring the
continuation of the PUD and cross-use agreements that control
use and maintenance of the project as originally designed.

ANALYSIS:
The proposed subdivision follows prior subdivisions in the Spaeth Industrial Park designed to
carve out customized owner/tenant spaces in the various industrial buildings. The subject
parcels of the industrial park are shown below in yellow.
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The project was originally approved in 2017 and required a PUD to allow for common
ownership of the lot, circulation, and parking areas in the Industrial Park project. The concept
was designed to allow individual ownership of units within the Park, with common access and
shared responsibility for land and building exteriors. The proposed plat would further
incorporate the ability for individual unit owners to also own the real estate on which their unit
sits. This subdivision restructures the ownership relationships in the Industrial Park, potentially
necessitating changes to the restrictive covenants and other requirements. No change to the
land use or configuration of buildings or other improvements is anticipated under this
amendment.
Because the overall use pattern is not affected by the new subdivision – presuming the
appropriate cross-use agreements are retained and/or established, there should be no new
impacts on either the PUD nor the industrial area as a whole.
As noted when the amendment to the PUD was approved last year, “Assuming the legal
ownership interests are satisfactorily addressed, the look, use, and operation of the Spaeth
Industrial Park should not change from its original intent.” The Preliminary and Final Plat will
create 2 new parcels each from Lots and 6, but each of those owners should remain subject to
the physical and operational conditions of the PUD. The City Engineer, Building Official and Fire
Department staff will also need to address any necessary changes to building structure and
utility access within the overall PUD and plat area.
3

Planning Commission Agenda – 05/18/2022

A vacation of internal drainage and utility easements is being process with the subdivision to
address a slight building encroachment into the interior easement. The vacation review and
public hearing is scheduled for May 23rd, 2022.
STAFF RECOMMENDED ACTION
City staff recommends Alternative 1 approval of the Preliminary and Final Plat, subject to
conditions in Exhibit Z, most notably approval by the City Attorney related to ongoing
responsibilities of owners in the PUD for common use and maintenance.
SUPPORTING DATA
A.
B.
C.
D.
E.
F.
Z.

Resolution PC-2022-030
Aerial Site Image
Applicant Narrative
Certificate of Survey
Preliminary Plat
Draft Final Plat
Conditions of Approval
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EXHIBIT Z
Preliminary and Final Plat for Spaeth Industrial Park 3rd Addition
PID: 155255001050 and 155255001060

1.

The applicant updates the legal instrument executed by the parties reflecting the
changes to ownership and common interest for maintenance, access, parking, and
similar association requirements, duly approved as to form and manner of execution by
the City Attorney, to be filed with the City Administrator and recoded with the County
Recorder of Wright County.

2.

The amendment to legal documents are recorded against all lots in the PUD and Spaeth
Industrial Park, including the four new lots in Spaeth Industrial Park “3rd Addition”.

3.

Verify that the developer records the draft easement that was included with the
submittal to access the water manifold and shutoffs within the building.

4.

No other changes under this amendment or plat are made as a part of this amendment.

5.

Execution of an amendment development agreement for the Spaeth Industrial Park 3rd
Addition.

6.

Review and Approval by City Engineer, Building Official, and Fire Officials.

7.

Other conditions of City staff and officials.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-030
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MONTICELLO
RECOMMENDING APPROVAL OF A PRELIMINARY PLAT FOR SPAETH INDUSTRIAL PARK 3rd
ADDITION, PROPERTY IN THE PLANNED UNIT DEVELOPMENT, SPAETH INDUSTRIAL PARK
PUD DISTRICT
PID: 155255001050 and 155255001060
WHEREAS, the applicant owns the above captioned parcel in the Spaeth Industrial Park; and
WHEREAS, the applicant has submitted a request to plat each parcel into two separate
parcels, and develop it with said separate ownership under the requirements of the PUD
District; and
WHEREAS, the applicant proposes to develop the property for industrial uses, and no
changes to development design or common operations would change; and
WHEREAS, the site is guided for industrial uses under the label “General Industrial” in the
City’s Comprehensive Plan; and
WHEREAS, the proposed plat is consistent with the long-term use and development of the
property for industrial uses; and
WHEREAS, the Planning Commission held a public hearing on May 18, 2022 on the
application and the applicant and members of the public were provided the opportunity to
present information to the Planning Commission; and
WHEREAS, the Planning Commission has considered all of the comments and the staff
report, which are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission of the City of Monticello makes the following Findings
of Fact in relation to the recommendation of approval:
1.
The Plat provides an appropriate means of furthering the intent of the
Comprehensive Plan for the site by putting the existing and proposed buildings to
industrial use.
2.
The proposed improvements on the site under the Preliminary Plat are
consistent with the needs of the development in this location as an industrial area.
3.
The improvements will have expected impacts on public services, including
sewer, water, stormwater treatment, and traffic which have been planned to serve
the property for the development as proposed.
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WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-030
4.
The PUD flexibility for the project, including parcels without public street
frontage, are consistent with the intent of the City’s economic development
objectives, as well as with the intent of the PUD zoning regulations.
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello,
Minnesota, that the Planning Commission hereby recommends that the Monticello City
Council approves the Preliminary Plat subject to the conditions listed in Exhibit Z of the staff
report as follows:
1.

The applicant updates the legal instrument executed by the parties reflecting the
changes to ownership and common interest for maintenance, access, parking, and
similar association requirements, duly approved as to form and manner of execution
by the City Attorney, to be filed with the City Administrator and recoded with the
County Recorder of Wright County.

2.

The amendment to legal documents are recorded against all lots in the PUD and
Spaeth Industrial Park, including the four new lots in Spaeth Industrial Park “3rd
Addition”.

3.

Verify that the developer records the draft easement that was included with the
submittal to access the water manifold and shutoffs within the building.

4.

No other changes under this amendment or plat are made as a part of this
amendment.

5.

Execution of an amendment development agreement for the Spaeth Industrial Park
3rd Addition.

6.

Review and Approval by City Engineer, Building Official, and Fire Officials.

7.

Other conditions of City staff and officials.

ADOPTED this 18th day of May, 2022, by the Planning Commission of the City of
Monticello, Minnesota.
MONTICELLO PLANNING COMMISSION

ATTEST:

By: _______________________________
Paul Konsor, Chair
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-030
____________________________________________
Angela Schumann, Community Development Director
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2B.

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

Prepared by: Northwest Associated
Consultants (NAC)

Meeting Date:
05/18/22

Council Date (pending
Commission action):
05/23/22

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

ALTERNATIVE ACTIONS
Decision 1: Consideration of an amendment to a Conditional Use Permit for Planned Unit
Development for an expansion to Taco Bell restaurant in the CCD, Central Community
District.
1. Motion to adopt Resolution No. PC-2022-031 recommending approval of an
amendment to a Conditional Use Permit for Planned Unit Development for an expansion
to Taco Bell restaurant in the CCD subject to the conditions in Exhibit Z and based on
findings in said resolution.
2. Motion to deny the adoption of Resolution No. PC-2022-031 recommending denial of an
amendment to a Conditional Use Permit for Planned Unit Development for an expansion
to Taco Bell restaurant in the CCD based on findings to be made by the Planning
Commission.
3. Motion to table action on Resolution No. PC-2022-031.
REFERENCE AND BACKGROUND
Property:

Legal Description:

Lengthy – Please See City Hall

PID #:

155-010-003060, 155-010-003040

Planning Case Number:

2022-020

Request(s):

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

June 10, 2022
August 9, 2022

Land Use Designation:

Regional Commercial

Zoning Designation:

CCD

Overlays/Environmental
Regulations Applicable:

Freeway Bonus Sign District

Current Site Uses:

Taco Bell Restaurant

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

Cemetery
Commercial
Commercial
Commercial

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

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

Resolution PC-2022-031
Aerial Site Image
Applicant Narrative
Certificate of Survey
Site Plan Set, Including:
a. Site Plan
b. Grading & Drainage Plan
c. Utility Plan
d. Erosion Control Plan
e. Existing Conditions & Removals Plan
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F.
G.
H.
Z.

f. Details
Civil Plan Set
Building Elevations
City Engineer’s Letter, dated April 22, 2022
Conditions of Approval
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EXHIBIT Z
Conditions of Approval
Amendment to Conditional Use Permit for PUD
124 East 7th Street
PID: 155-010-003060, 155-010-003040
1.

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

2.

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

3.

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

4.

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

5.

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

6.

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

7.

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

8.

Comments and recommendations of other Staff and Planning Commission.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-031
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MONTICELLO
RECOMMENDING APPROVAL OF A CONDITIONAL USE PERMIT
FOR AN AMENDMENT TO A PLANNED UNIT DEVELOPMENT
FOR TACO BELL IN THE CCD, CENTRAL COMMUNITY DISTRICT
PID: 155-010-003060, 155-010-003040
WHEREAS, the applicant operates a convenience style restaurant in the CCD, Central
Community District ; and
WHEREAS, the restaurant is subject to a Conditional Use Permit for a Planned Unit
Development, accommodating cross access through the property for an adjoining
commercial property; and
WHEREAS, the applicant has submitted a request to amend the CUP-PUD by expanding the
building, rerouting and increasing drive-through space, and amending site parking and
egress; and
WHEREAS, the proposed project changes require an amendment to the PUD, via a
Conditional Use Permit process; and
WHEREAS, the site is guided for “Regional Commercial” uses in the City’s Comprehensive
Plan; and
WHEREAS, the proposed amendments to the site are consistent with the long-term use and
development of the property for regional commercial uses; and
WHEREAS, the changes take into account the cross-access requirements of the adjoining
property; and
WHEREAS, the Planning Commission held a public hearing on May 18, 2022 on the
application and the applicant and members of the public were provided the opportunity to
present information to the Planning Commission; and
WHEREAS, the Planning Commission has considered all of the comments and the staff
report, which are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission of the City of Monticello makes the following Findings
of Fact in relation to the recommendation of approval:

1

CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-031
1.
The CUP-PUD provides an appropriate a reasonable expansion of the use on
the site, and is consistent with the intent of the Zoning Ordinance requirements for
the area.
2.
The proposed improvements will benefit both on-site and off-site circulation
and land uses through better drive-through function and controlled access and
egress changes.
3.
The improvements will integrate outdoor uses, such as the refuse handling,
into the expanded building area, improving both site use and aesthetics.
4.
The improvements will have expected impacts on public services, including
sewer, water, stormwater treatment, and traffic which have been planned to serve
the property for the development as proposed.
5.
The PUD flexibility for the project, including additional curb cuts to 7th Street
and access for adjoining property without public street frontage, are consistent with
the intent of the City’s economic development objectives, as well as with the intent
of the PUD zoning regulations.
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello,
Minnesota, that the Planning Commission hereby recommends that the Monticello City
Council approves the amendment to the CUP-PUD, subject to the conditions listed in Exhibit
Z of the staff report as follows:
1.

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

2.

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

3.

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

4.

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

5.

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

6.

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

7.

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

8.

Comments and recommendations of other Staff and Planning Commission.
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WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-031
ADOPTED this 18th day of May, 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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Consideration of an Amd. to CUP for PUD for Expansion of an Existing
Restaurant Building in
the Pine Street Sub-District of the CCD and Associated Accessory Uses
Created by: City of Monticello

257 ft

OFFICE: 763-295-2711

FAX: 763-295-4404

505 Walnut Street Suite 1 Monticello, MN 55362
April 22nd, 2022
Re: Taco Bell Remodel
City Project # 2022-020
The Engineering Department has reviewed the Civil Plan Set dated 12/10/21 and offers the following
comments:
General Comments
1. Add ADA curb ramps with truncated domes at new entrance, required due to stop sign
installation.
The City is not responsible for errors and omissions on the submitted plans. The owner, developer, and
engineer of record are fully responsible for changes or modifications required during construction to
meet the City’s standards.
Please have the applicant provide a written response addressing the comments above. Please contact
the Engineering Department with any questions.
Sincerely,

Ryan Melhouse
Project Engineer

www.ci.monticello.mn.us
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2C.

Public Hearing - Consideration of Rezoning to a Planned Unit Development,
Development Stage Planned Unit Development and Preliminary Plat of Block 52 First
Addition, a Proposed Mixed-Use Development (87 Residential Apartment Units and
Approximately 30,000 Sq Ft of Commercial Office and Retail Use) in the Broadway and
Riverfront Sub-Districts in the Central Community District (CCD). Applicant: Mark
Buchholz, Deephaven Development, LLC.

Prepared by: Northwest Associated Meeting Date:
Consultants (NAC)
05/18/2022

Council
Date
(pending
Commission action):
05/23/22

Additional Analysis by: Community Development Director, Chief Building and Zoning Official,
Community & Economic Development Coordinator, Project Engineer, Public Works
Director/City Engineer, Economic Development Manager, Fire Chief
ALTERNATIVE ACTIONS
Decision 1: Consideration of a Rezoning to PUD, Planned Unit Development District
1. Motion to adopt Resolution No. PC 2022-32 recommending approval of rezoning of
property legally described in the certificate of survey, Exhibit H, to the Block 52 First
Addition, contingent upon final plat and final stage PUD approval.
2. Motion to deny the adoption of Resolution No. PC 2022-32, rezoning of a portion of
property legally described in Exhibit H to the Block 52 First Addition.
3. Motion to table action on Resolution No. PC 2022-32 for additional information as
directed by the Planning Commission.
Decision 2: Consideration of a Preliminary Plat for Block 52 First Addition
1. Motion to adopt Resolution No. PC 2022-33 recommending approval of the Preliminary
Plat for Block 52 First Addition, subject to the findings in said resolution and contingent
on the conditions of Exhibit Z.
2. Motion to deny the adoption of Resolution No. PC 2022-33 recommending approval of
the Preliminary Plat for Block 52 First Addition, based on findings to be made by the
Planning Commission.
3. Motion to table action on Resolution No. 2022-33 for additional information as directed
by the Planning Commission.
Decision 3: Consideration of a Development Stage PUD for Block 52 First Addition
1. Motion to adopt Resolution No. PC 2022-34 recommending approval of the Development
Stage Planned Unit Development for Block 52 First Addition, subject to the findings in said
resolution and contingent on the conditions of Exhibit Z.
1

Planning Commission Agenda - 05/18/2022

2. Motion to deny the adoption of Resolution No. PC 2022-34 recommending approval of
the Development Stage Planned Unit Development for Block 52 First Addition, based on
findings to be made by the Planning Commission.

3. Motion to table action on Resolution No. 2022-34 for additional information as directed
by the Planning Commission.

REFERENCE AND BACKGROUND
Property:
Legal Description:

Lengthy, see Exhibit H

PID #’s:
155-010-052031; 155-010-052060; 155-010-052070;
155-010-052071; 155-010-052090; 155-010-052101;
155-010-052102; 155-010-052110; 155-010-052120;
155-010-052131; 155-010-052132; 155-010-052140;
155-010-052150
Planning Case Number:
Request(s):

2022-010
A.
Rezoning from CCD, Central Community District to
PUD, Planned Unit Development District
B.
Preliminary Plat (Block 52 First Addition)
C.
Development Stage Planned Unit Development

Deadline for Decision:

June 17, 2022 (60-day deadline)
August 16, 2022 (120-day deadline)

Land Use Designation:

Downtown Mixed Use

Zoning Designation:

CCD, Central Community District

Overlays/Environmental
Regulations Applicable:
Current Site Uses:
Surrounding Land Uses:

Project Description:

NA - Survey submitted for verification outside of
Shoreland
Commercial / Vacant
North:
East:
South:
West:

West Bridge Park (CCD)
Commercial (CCD)
Commercial (CCD)
Commercial (CCD)

The subject site is located north of Broadway (County Road 75)
and west of Pine Street (State Highway 25) and overlays
2
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approximately 2.08 acres of land. The site is proposed to occupy
the majority of Block 52 of the Townsite of Monticello, overlaying
13 of the total 16 parcels which comprise the block. The project
includes approximately 30,000 square feet of ground floor
commercial space, an underground parking garage (83 spaces)
and 87 dwelling units (ranging from efficiency to 3-bedroom
units). A rooftop open space for residents, a restaurant with a
patio facing the river, a promenade along Pine Street and an open
plaza at the corner of Pine Street and Broadway are also included.
ANALYSIS:
Land Use. The subject site is located at the northwest corner of the Pine Steet (TH 25) and
Broadway (CSAH 75) intersection. The site is located on Block 52 of the Original Plat of
Monticello. Block 52 is a key project area within the City’s adopted Downtown Small Area Plan.
The Downtown Small Area Plan incorporates a number of recommendations for this block
specifically, and for the downtown generally. The following statement summarizes the goal of
the Plan, and the characteristics of successful redevelopment in the downtown area:
Downtown Monticello is and shall remain the heart of the community. It is the
birthplace of the City and the focus of civic activity. This Plan builds off those
foundational qualities with a clear vision for the future of the core blocks of
Downtown. The vision includes a commitment to retaining Broadway as
Monticello’s Main Street, supporting existing businesses, improving connections
to and relationship with the River, and creating new downtown housing
opportunities along Walnut and Cedar Avenues for existing and new Monticello
residents. The Plan envisions a Downtown that is lively throughout the day and
into the evening, 12 months of the year. A downtown that serves many purposes
for many people – including dining, recreation, celebrating, gathering, shopping,
and living.
The proposed mixed-use plan responds to this statement in the following ways:
•
•
•
•
•

The restaurant location takes advantage of the river view orientation, particularly with
outdoor patio space for seasonal use.
Excluding the restaurant, more than 20,000 square feet of commercial space will remain
on the ground level, with frontages t both Pine Street and Broadway.
The residential component is built to maximize connection to the river through views
from most of the units.
The mixed-use nature of the project supports an active day and nightlife in the
downtown area.
The layout of the building relies on a design that retains views over the parking lot areas
toward the park and the river, such that the high value of the river connection is
maximized. In this regard, it will be important for the City and other landowners in the
area to manage future development to retain the river views.
3
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• Street corner-orientation and dual-entrance for commercial uses.
PUD Zoning. The project requires a planned unit development (PUD), accomplished by
establishing a PUD Zoning District applicable to the subject site. The rezoning will establish a
PUD over all 13 parcels.
The purpose of the Planned Unit Development (PUD) zoning district is to provide greater
flexibility in the development of neighborhoods and non-residential areas in order to maximize
public values and achieve more creative development outcomes while remaining economically
viable and marketable. This is achieved by undertaking a process that results in a development
outcome exceeding that which is typically achievable through the conventional zoning district.
In this case, PUD is being requested to accommodate the following:
•
•
•
•
•
•
•

A mixture of commercial and residential uses.
An allowance for office uses on the Broadway Street level, focusing retail uses on along
Pine Street.
A residential density which exceeds 25 units per acre (41.2 units per acre are proposed)
Incorporation of the 75’ building height; encompassing the CUP requirement for
buildings over 50’ in height or 4 stories within the CCD.
The allowance of multi-family dwellings which face Broadway.
A reduction in off-street parking supply requirements and joint-parking conditions
Cross (shared) parking and access arrangements, including those with City-retained
public parking areas. The PUD also specifically provides access to the proposed
redevelopment lot from Walnut Street and River Street.

To fulfill PUD intention of facilitating creative development outcomes, the
applicant has proposed the following:
•
•
•
•
•

High quality exterior finish materials and architecture (masonry, architectural metal
panels and windows)
Patio, plaza and sidewalk enhancements, with City improvements to include public art
Vertical mixed-use design
Maximization of river views for residential uses; street-view orientation for commercial
uses; retention of public edge and parking to river
Residential unit amenities which include the following:
o Stainless steel appliances
o Quartz countertops
o Tile back splashes
o On-site rental office
o Clubroom
o Fitness studio
o Rooftop amenity deck
o Bicycle storage
o Secure package room
4
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Preliminary Plat. Block 52, upon which the development is proposed, is comprised of 16
individual parcels of land. Of the 16 parcels, the proposed plat occupies 13 of the parcels. The
13 parcels are currently held in ownership by the City of Monticello and Monticello Economic
Development Authority. In considering approval of the preliminary plat and depending on the
timing of various conveyance documents, the City and EDA will be consenting to and/or will be
co-signatories to the plat.
The southwest corner of the block is occupied by an existing antique store, a dance studio and a
mattress store. These 3 parcels and buildings will remain as they are in lot configuration and
are excluded from the subdivision.
The intent of the preliminary plat is to combine the 13 various parcels into a single
development site (Lot 1, Block 1, Block 52 First Addition).
The proposed mixed-use project, with its residential component, is subject to a park dedication
requirement. Although several public use options are built into the proposed design, no public
parkland is proposed. The Parks Arts and Recreation Commission has recommended a cash
payment in lieu of land according to the City’s fee schedule. In a subsequent motion, the PARC
recommended that the cash-in-lieu be allocated toward West Bridge Park improvements.
City staff recommends approval of the preliminary plat subject to the following conditions:
1. The preliminary plat be modified to create a separate lot for purposes of retaining City
ownership of the parking and access route through the site with a cross-access easement
for both private and public use. Such easement shall be subject to review and approval
by the City. Public cross access and parking will also be required for the parking areas
which are to be conveyed to the developer.
2. Easement-related issues shall be subject to review and approval by the City Engineer and
City Attorney.
3. Park dedication requirements of the City shall be satisfied.
4. The plat is contingent on rezoning to PUD, establishing the shared access condition to
River and Walnut Streets.
5. The comments of MnDOT and Wright County shall be satisfied. If such comments require
amendment to the proposed preliminary plat or development stage PUD, the developer
shall address these with a complete set of plans with the Final Stage PUD and Final Plat
application.
Development Stage PUD
Land Uses. While the developer has indicated that a restaurant use with an outdoor patio is
proposed within the mixed-use building, other intended users have not been indicated at this
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point. It is expected that the proposed commercial users would be consistent with the CCD
first-floor requirements, including retail and commercial/personal services users.
As a condition of Development Stage Plan approval and the PUD Zoning District, it is
recommended that commercial uses in the proposed mixed-use building be limited to
permitted and conditional uses allowed within the CCD, Central Community District.
Additionally, as part of the PUD, ground floor commercial uses along Broadway may be
comprised of Professional Office uses with Pine Street frontage focusing on retail, hospitality, or
entertainment uses.
Access. The mixed-use project relies on three access points - one along Walnut Street via the
City’s public parking lot, a second along Walnut via a common alley access over private
property, and a third along River Street (north of the subject site). An existing access to Pine
Street (State Highway 25) has been removed as a part of this project, which the City
understands to be consistent with MnDOT policy of minimizing access points to the trunk
highway route.
The applicants and City representatives have been in discussions as to the ultimate ownership
of the current City parking lot portion of the site. The applicant has proposed the plat with
private ownership, along with the remainder of the publicly acquired parcels. Staff, including
the City Attorney, recommend that the public parking areas and access to these areas be
platted as a separate lot and retained by their underlying City and EDA ownership. It will be
critical to ensure that full public access is retained over the parking area as well as for internal
access for the existing and future landowners on the block. Public ownership also allows for
control over event and park public parking opportunity and the long-term use of this portion of
the project. This includes the possibility of more intensive parking options, such as a parking
structure. In this regard, a cross-access easement would be a component of the PUD plan. As a
condition of approval, it is required that the applicants plat the public parking lot and access
points to the parking lot and streets as a separate lot.
Building Design. The CCD District imposes specific design requirements for buildings which
have frontage along Broadway, Pine Street and Walnut Street. These requirements are as
follows.
Broadway
•

All buildings should have a storefront or entrance on Broadway.
Comment: Proposed project is compliant.

•

Buildings shall be oriented toward the front of the lot, with a maximum 10’ setback.
Setbacks may be increased to accommodate outdoor seating or activity spaces approved
by Planning Commission during site plan review. Such spaces shall be improved with
enhanced paving and landscaping materials and other elements.
Comment: Proposed project is compliant.
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•

Storefronts facing any public street shall consist of a minimum of 50% window/door
transparency on ground floor.
Comment: Proposed project is compliant.

•

Buildings shall be between 2-4 stories; additional stories may be authorized by
conditional use permit. Single-story buildings may be approved through site plan review
by the Planning Commission and City Council where multiple stories are impractical for
the specific use. In such cases, the building architecture should incorporate a façade that
mimics multiple stories through additional window openings or similar features.
Comment: Proposed project incorporates the additional stories through use of the
Planned Unit Development. Stories are stepped back and at varying heights to provide
both visual interest and provide a relationship to the adjacent existing buildings.

•

Buildings shall have a maximum width of 60 feet, or shall be articulated by setback,
materials or window treatments roofline variation, or other design methods to reflect
the appearance of separate buildings, in approximately 30- 60’ increments.
Comment: Proposed project is compliant, with varied rooflines and stepping, material
variation, wall articulation and window placement and coverage.

•

Ground floor commercial buildings which front on public streets or open space shall not
be entirely comprised of office uses, but shall include other retail, hospitality, or
entertainment uses.
Comment: The proposed project includes both retail and office on the Broadway
frontage and retail and restaurant uses along the Pine Street frontage.

•

Sidewalks and/or pathway connections shall be provided for all development projects.
Comment: The proposed project includes a sidewalk circling the majority of the
proposed building. The project is also proposed to include a promenade feature for
access to the Pine Street businesses. As a condition of approval, additional connectivity
through the rear of the site to public sidewalks through parking areas is encouraged.

Pine Street
•

Buildings shall be between 2-4 stories; additional stories may be authorized by
conditional use permit. Single-story buildings may be approved through site plan review
by the Planning Commission and the City Council where multiple stories are impractical
for the specific use. In such cases, the building architecture should incorporate a façade
that mimics multiple stories through additional window openings or similar features.
Comment: Proposed project incorporates the additional stories through use of the
Planned Unit Development. Stories are stepped back and at varying heights to provide
both visual interest and provide a relationship to the adjacent existing buildings.

•

Buildings shall be oriented to Pine Street with secondary entrances located on side or
interior facades. Corner properties shall have dual orientation
Comment: Proposed project is compliant.
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Walnut/Cedar Streets
*Although not directly located on Walnut Street, the building is visible from Walnut and as such
the following review comments are noted.
•

Features such as upper balconies, dormers, courtyards, porches, and dooryards shall be
incorporated for residential uses.
Comment: Proposed project is compliant with balcony features on the rear of the
project facing Walnut.

•

Buildings shall be between 2- 4 stories; additional stories may be authorized by
conditional use permit. Single-story buildings may be approved through site plan review
by the Planning Commission and the City Council where multiple stories are impractical
for the specific use. In such cases, the building architecture should incorporate a façade
that mimics multiple stories through additional window openings or similar features.
Comment: Proposed project incorporates the additional stories through use of the
Planned Unit Development. Stories are stepped back and at varying heights to provide
both visual interest and provide a relationship to the adjacent existing buildings.

•

Buildings shall be oriented toward Walnut and Cedar Street and toward front corners
where applicable.
Comment: The proposed building offers a four-sided approach to design, with the same
architectural elements – varied materials, roofline changes and building articulation –
along the Walnut exposure.

In addition to the preceding requirements, the City’s Downtown Small Area Plan includes
guidelines for development along each of the three referenced streets as well as specific
guidelines for Block 52 redevelopment. Many of the street-related guidelines mimic the CCD
District requirements listed above.
As shown on the submitted site plan and building elevations, the proposed mixed-use building
exhibits an L-shaped floor plan with a “building forward” design. The portion of the building
with frontage along Broadway measures four stories in height (approximately 55 feet) with
setback variations of 3’ - 0” to 5’ - 8”. Of the four stories, only the lower three are to be
constructed along the front building line (the entire 4th story is to be set back from the front
building line).
Along Pine Street, the building façade measures five stories in height (approximately 75 feet at
its highest point) with setback variations of 6’ - 9” to 12’ - 3”. Of the five stories, only the lower
four are to be constructed along the front building line (the 5th story is to be set back from the
front building line).
The lower floors in both building wings include façade projections and recessions and such that
flat building “walls” are avoided along the highly visible Pine Street and Broadway roadway
corridors.
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As a mixed-use project, the CCD ordinance allows building heights exceeding 50 feet by
Conditional Use Permit. The applicant proposed to incorporate this allowance by Planned Unit
Development. Relative to this allowance, it is important to note that the uppermost residential
floors will have limited visibility from a street pedestrian or vehicle perspective (as the upper
floors are recessed) along the adjacent streets.
Also of note is the vertical building element located at the corner of Broadway and Pine Street
which measures 75 feet in height. Staff believes that this element is considered a positive
architectural feature and serves the following functions:
•
•
•

A “gateway feature” for vehicles and pedestrians entering the City from various
directions.
A corner “anchor” which ties the two building wings of varied height together and
accentuates the building’s primary entry point.
A vertical feature, centrally located within the downtown, which may serve to be an
easily identifiable community reference point.

As a condition of approval, it is recommended that the roofline extension as shown on the
rendering be applied. The rendering illustrates a far more pronounced extension then the
architectural elevations. In addition, it is recommended that architectural downcast lighting be
added to this feature.
According to the submitted building elevations, exterior finish materials include brick (sea gray
and opus), horizonal and vertical metal wall panels (slate gray), EIFS (beige) and glass. The
ground level facades along Broadway and Pine Street are to be finished in glass and brick. The
use of EIFS is limited to the 4th and 5th floors and corners of the Pine Street wing of the building.
All proposed building finish materials meet the minimum requirements of the Ordinance.
While no dwelling unit balconies are proposed on the south side of the building (along
Broadway), it should be noted that balconies are proposed of the east side of the building along
Pine Street. Such balconies project approximately 5 feet from the building wall and will be
visible from Pine Street. Staff recommends that City Officials provide feedback regarding the
desirability of balconies along Pine Street.
Planning staff believe the design of the building to be well-conceived from an architectural
standpoint. The recessed and projected elements of the building facades, along with the
mixture of finish materials and colors, results in an attractive building which is consistent with
the intent of CCD District provisions and the Downtown Small Area Plan.
To meet the expectations of the concept review discussion including the image elements
present in the provided rendering, and the full intent of the Small Area Plan, staff recommends
that the following elements related to the building design be included as conditions of
approval:
•

Authentic brick is used.
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•
•
•
•
•
•
•

•
•

•
•
•

A red, or red-based color, be included in the building’s color palette (such that gray is
not the dominant building color). This aspect would reflect the perspective rendering
submitted as a part of the concept review.
Where exterior wall-mounted utility meters are shown, a screening method is provided
that complements the building architecture and materials.
Color and stamping consistent with the building materials be applied to the vertical
concrete retaining wall exposures along Pine Street and River Street to avoid a plain
grey concrete wall in those locations.
Raised planters be used for shrubs and perennials located at the corner at Broadway
and Pine Street.
Cornice and parapet treatments on the two building wings be modified/expanded to be
more distinct and consistent with the concept plan review and rendering.
Brick sills and detailing be provided on all walls and surfaces.
A covering over a portion of the outdoor restaurant patio be provided (to avoid direct
sun exposure). This recommendation is made to increase weather protection for the
outdoor dining area and create a screen between this activity and the upper-floor
residential balconies that overhang the patio.
Freestanding planters be integrated in exterior hardscape areas (where deemed
appropriate).
If possible, the stairway located at corner of River Street and Pine Street be changed to
an accessible ramp (within the right-of-way) as a sidewalk connection between the
“promenade” to the street level. This ramp could be constructed to access the River
Street elevation, providing an accessible route without relying on the restaurant patio
area for access, or requiring that those requiring an accessible route navigate the full
block to the corner of Broadway and Pine Street. If necessary, the accessible route from
River Street could be relocated near the River Street parking lot entrance and an
unobstructed route separate from the dining area should be provided.
Additional screening be provided along the Pine Street and River Street corner (possibly
decorative mesh fence material with landscaping) to limit exposure from restaurant
patio to street traffic
An architecturally appropriate railing be provided along the patio and promenade, a
detail of which shall be provided to the City for review and approval.
Rooftop mechanical equipment, if provided, be screened from street-level views.

Off-Street Parking
Parking Lot Layout. The design of the parking lot differs slightly from that illustrated on the
previously considered PUD Concept Plan. Specifically, the north-south drive aisle along the
western edge of the parking lot has been eliminated. This change results in additional green
space on the site while retaining the same number of surface parking stalls.
Of some concern with the new parking layout are U-turn vehicle maneuvers which may be
necessary near the parking lot’s southernmost access point. To improve vehicle circulation in
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that area of the site, it is recommended that the southernmost parking stall area be redesigned
to improve access and maintain as much parking as possible.
Parking Supply. According to the applicant, a total of 197 off-street parking spaces are
proposed upon the site, including the existing public parking available within the area proposed
to be retained as public parking in the northwest area of the site. Of the total parking spaces,
114 are to be surface spaces and 83 are to be underground spaces.
In addition, 88 on-street spaces are potentially available as tabulated below.
30+ parallel spaces on River Street
48+ spaces on Walnut Street
9-10 spaces on Broadway
88 spaces on-street
Based on the preceding calculation, it appears that as many as 285 parking stalls may be
available for the proposed mixed-use project.
As part of PUD Concept Plan consideration, it was determined that a total of 305 parking
spaces, or 245 spaces with cross-parking options, are required of the proposed mixed-use
project as calculated below:
Commercial Parking Demand
90 spaces required for 5,500 sf restaurant (night/weekend and weekday/lunch)
60 spaces for 20,000 sf retail/office (daytime primarily)
150 total commercial spaces required
The total commercial requirements may be reduced to 90 spaces+ with public cross-parking
easement as allowed by ordinance.
Residential Parking Demand
87 units/141 bedrooms
155 residential spaces required, based on 1.1 space/bedroom (mostly
night/weekend)
Of the required approximately 245 spaces, a total of seven stalls must be reserved for
accessible parking. In compliance with this requirement, 5 stalls within the surface parking lot
and two underground spaces are to be reserved for such purpose.
The remaining uses on the site will also generate a parking demand as will uses on the adjoining
block to the west. These businesses currently have access to the existing Block 52 public
parking area and on-street parking along Walnut Street.
At issue related to parking supply adequacy will be the mix and timing of parking in the area.
Because the primary commercial activity in the project and the other uses is daytime focused,
while the restaurant and residential portions are likely to be evening and weekend focused,
there would appear to be, overall, an adequate supply of parking to serve even the peak use
11
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times on the block. This joint parking condition is recognized as part of the Planned Unit
Development.
The complication to this will be the overlap periods, later afternoons when the commercial uses
are still open, and residents are returning home from work. It is critical in planning these
mixed-use projects that residents have on-site options for parking and are not relegated to onstreet or other off-site locations. This can be resolved by having specific designated spaces for
residential tenants, or time-limiting certain spaces for residential parking only. The
management aspect of this will be critical, as the City regularly requires no overnight on-street
parking during winter hours.
As a condition of Development Stage PUD approval, it is recommended that the applicant
provide a parking management plan which specifies how overlap period parking issues will be
addressed. In addition, the underground spaces shall be included within the unit rent structure
to maximize usage of the facility for residents and minimize reliance on surface parking.
Landscaping. Appropriately, a landscape plan has been submitted for review. The landscaping
plan shows that the vast majority of plantings are proposed in boulevard areas along Broadway
and River Street. Some additional trees are proposed within parking lot islands which are
internal to the site.
Specifically, 29 shade trees, 21 shrubs and 29 perennials are proposed on the site. Landscape
surfacing materials include a mixture of sod and mulch. Sodded areas include the River Street
Boulevard and internal areas within the surface parking lot.
As a condition of Development Stage PUD approval, it is recommended that all proposed
boulevard plantings be subject to review and approval by the City to ensure salt tolerance.
As part of PUD Concept Plan review, Planning Staff recommended that consideration be given
to an aggressive approach to landscape opportunity areas. More specifically, it was suggested
that seasonal planters and screening structures be integrated into the landscape design to
soften the impact of surrounding buildings and their service areas. It is recommended that this
consideration be carried forward as a condition of Development Stage PUD approval.
The following changes to the landscape plan are recommended:
•
•

•

Change the Broadway Street trees to Honey locust, matching the theme planting
currently in place throughout the downtown area.
Remove the eastern-most proposed overstory trees along River Street to avoid
screening the views of the park and river from the restaurant and lower-level residential
units.
Add more shrub plantings throughout the project, supplementing (or replacing) the
current perennial plantings to develop a more robust year-round planting palette.
These may include additional evergreen shrubs and/or deciduous shrubs with winter
features (color/fruit, etc.). This includes an enhanced planting plan for the green space

12

Planning Commission Agenda - 05/18/2022

•

•

•

adjacent to the westerly portion of the building. This are may also be a space for
inclusion of public art.
Specify alternative pavements in the pedestrian areas to avoid flat grey concrete and/or
asphalt surface. This should include a pedestrian path to each of the streets through the
parking areas reinforcing the building sidewalks to those street connections.
Add a usable patio feature to the central open space in the parking area (currently
shown as all lawn grass), and some additional shrub/perennial planting to make this
space an attractive outdoor seating area, including the opportunity for public art.
It is recommended that the applicant provide detail on an internal site for pet activity,
rather than rely on the parking area green space and green space on the westerly
portion of the site.

Lighting. A lighting plan has been provided in the submitted plan set.
The vast majority of exterior site lighting is to be wall-mounted fixtures located on the ground
level of the of the building (at a height of 8 feet). Additionally, four freestanding light fixtures,
at a height of 25 feet, are proposed within the site’s off-street parking area. Such fixtures
satisfy the maximum height requirement of the Ordinance. These fixtures should match the
City’s street lighting structures.
The applicant should further identify locations for lighting mounted under eaves and
overhangs, or similar lighting design that emphasizes the architecture of the building, rather
than the light source. In addition, decorative lighting within the westerly green space is
recommended.
According to the Zoning Ordinance, the maximum allowed illumination level for residential
uses, as measured at the property line is 0.5 footcandles. This maximum illumination level has
been satisfied with the current design – changes will require additional review.
To be noted is that the parking lot layout, as illustrated on the lighting plan, does not match the
parking lot layout shown on the submitted site plan. As a condition of Development Stage PUD
approval, it is recommended that the parking lot layout shown on the lighting plan be modified
to match the layout on the site plan.
Trash/Recycling. According to the submitted site plan, a trash enclosure is proposed to be
located in the northeast area of the site, alongside the west-facing façade of the Pine Street
wing of the building.
The enclosure will be accessed from the west, within the surface parking lot and, according to
the applicant’s narrative, will be finished in the same brick as that used on the principal
building. The illustration shows a decorative cap on the enclosure. A solid gate, which appears
to be coated steel, would screen the opening from the parking area.
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Signage. The applicant has not provided any information related to signage at this point. Any
new signage on the site will be subject to sign permit processing. A proposed sign plan should
be prepared that identifies all site signage, including the following:
•
•
•
•
•
•

Wall signage that consists of channel-letter style signage, individually mounted and lit
letters, or similar style, but not box or painted panel signage.
Clarification and detail of the projecting sign identifying the complex; no free-standing
signage is proposed.
Work with the City to embed the Monticello city entrance sign into the retaining wall at
the corner of River and Pine.
Work with the City to develop an historical marker sign in the public spaces along the
project.
Sign plans, with dimensions, shall be reviewed and approved by the City for each tenant
space and shall be limited to no more than 15% of wall area for each tenant space.
Window signage for commercial space shall be limited to no more than 40% of any
window panel.

Grading, Drainage and Utilities. Issues related to grading, drainage and utilities are subject to
comment and recommendation by the City Engineer.
STAFF RECOMMENDED ACTION
Staff recommend approval of the requested applications for preliminary plat, Development
Stage PUD, and rezoning to PUD, subject to the conditions in Exhibit Z and based on findings in
the accompanying resolutions.
The proposed mixed-use project is consistent with the City’s vision for the subject property as
provided in the City’s Comprehensive Plan and Downtown Small Area Plan. Under the Planned
Unit Development zoning proposed, the project provides amenities and aesthetics to balance
the requested flexibilities for parking and building design. The project is compliant with the
street-specific development standards imposed in the CCD zoning district.
SUPPORTING DATA
A.
B.
C.
D.
E.
F.
G.
H.
I.

Resolution PC-2022-032
Resolution PC-2022-033
Resolution PC-2022-034
Ordinance No. XXX
Block 52 Aerial Image
Project Narrative
Developer Commitment Letter, dated April 13, 2022
Certificate of Survey, dated March 16, 2022
Preliminary Plat
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J.

K.
L.
M.
N.
O.

P.
Q.
R.
S.
Z.

Civil Plan Set, Including:
a. Site Plan
b. Demolition & Removal Plan
c. Grading Plan
d. SWPPP Plan
e. Utility Plan
Landscape Plan
Architectural Rendering & Floor Plans
Building Elevations
March 1, 2022, Concept Meeting Rendering & Elevations
Supporting City Information, Including:
a. Monticello 2040 Vision + Plan, Excerpts
b. Monticello Downtown Small Area Plan, Excerpts
Monticello Zoning Ordinance, Excerpts
MN DOT’s Letter, to be provided
Wright County’s Letter, dated May 12, 2022
City Engineer’s Letter, dated April 28, 2022
Conditions of Approval

EXHIBIT Z
Conditions of Approval
Block 52 First Addition Preliminary Plat and Development Stage PUD
PID #’s:
155-010-052031; 155-010-052060; 155-010-052070;
155-010-052071; 155-010-052090; 155-010-052101;
155-010-052102; 155-010-052110; 155-010-052120;
155-010-052131; 155-010-052132; 155-010-052140;
155-010-052150

1. Approval of the preliminary plat for Block 52 First Addition shall be conditioned on the
approval of the development stage PUD.
2. Approval of the development stage PUD for Block 52 First Addition shall be conditioned
on the approval of the preliminary plat.
3. The preliminary plat be modified to create a separate lot for purposes of retaining City
ownership of the parking and access route through site with a cross-access and parking
easement for both private and public use as part of the PUD. Such easement shall be
subject to review and approval by the City. Public cross-access and parking will also be
required for the parking areas which are to be conveyed to the developer.
15
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4. Easement-related issues shall be subject to review and approval by the City Engineer and
City Attorney.
5. Park dedication requirements of the City shall be satisfied.
6. Commercial uses in the proposed mixed-use building shall be limited to permitted and
conditional uses allowed within the CCD, Central Community District. Additionally
ground floor commercial uses along Broadway shall accommodate office uses on the
street level, an element of flexibility from the Downtown Small Area Plan.
7. City Officials provide feedback to the applicant regarding the desirability of balconies
along Pine Street.
8. The comments of MnDOT and Wright County shall be satisfied. If such comments require
amendment to the proposed preliminary plat or development stage PUD, the developer
shall address these with a complete set of plans with the Final Stage PUD and Final Plat
application.
9. The project site and building elements shall be subject to the following requirements:
a. Authentic brick is to be used on the building.
b. The building design elevations shall be revised to incorporate a red, or red-based
color (such that gray is not the dominant building color), similar to that of the
original concept rendering.
c. Where exterior wall-mounted utility meters are utilized, they be shall screened from
view with materials complementary to the building design.
d. Color and stamping shall be applied to concrete retaining walls throughout the
project.
e. Embed City entrance sign into retaining wall.
f. Work with City to create an historical sign location.
g. Parking lot lighting and fixtures should match the City’s lighting theme.
h. Underground parking spaces must be included in rent structure for units to support
full utilization of facility.
i.

Add downcast lighting under canopies and overhang, or other locations that feature
the building and deemphasize the light source.

j.

Raised planters shall be used for shrubs and perennials which are located at the
corner at Broadway and Pine Street.

k. Cornice and parapet treatments on the two building wings shall be
modified/expanded to be more distinct and reflect the designs shown in the concept
rendering.
l.

Brick sills and detailing shall be provided on all walls and surfaces and building wall
articulation preserves the shadowing and interest of the concept rendering.
16
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m. A covering over a portion of the outdoor restaurant patio be provided (to avoid
direct weather and residential balcony exposure).
n. Freestanding planters shall be integrated in exterior hardscape areas.
o. The stairway located at corner of River Street and Pine Street shall be changed to an
accessible ramp. This may be developed in the rights of way to maximize accessible
opportunities and maintain public and private uses.
p. Additional screening fencing shall be provided along the Pine Street and River Street
corner (possibly a mesh fence material) to limit exposure from restaurant patio to
street traffic.
q. An architecturally appropriate patio railing shall be provided, a detail of which shall
be provided to the City for review and approval.
r. Rooftop mechanical equipment, if provided, shall be screened from view in
compliance with Ordinance requirements.
10. The project signage shall be subject to the following requirements:
a. Wall signage that consists of channel-letter style signage, individually mounted and
lit letters, or similar style, prohibiting box or painted panel signage.
b. Clarification and detail of the projecting sign identifying the complex.
c. Work with the City embed the Monticello city entrance sign into the retaining wall at
the corner of River and Pine.
d. Work with the City to develop an historical marker sign in the public spaces along
the project.
e. Sign plans, with dimensions, shall be reviewed and approved by the City for each
tenant space and shall be limited to no more than 15% of wall area for each tenant
space
f. Window signage for commercial space shall be limited to no more than 40% of any
window panel.
11. To improve vehicle circulation in the surface parking lot, the southernmost parking stalls
within the western north-south row of parking shall be converted to more direct access
and which includes an appropriate vehicle turning radius.
12. The applicant shall provide a parking management plan which specifies how overlap
period parking issues will be addressed.
13. All proposed boulevard plantings shall be subject to review and approval by the City to
ensure salt tolerance.
14. Additional landscaping recommendations are as follows:
a. Change the Broadway Street trees to Honey locust, matching the theme planting
currently in place throughout the downtown area. The City would require planting
17
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wells and/or pervious tree boxes to avoid root growth interference with the
sidewalk paving.
b. Remove the eastern-most proposed overstory trees along River Street to avoid
screening the views of the park and river from the restaurant and lower-level
residential units.
c. Add more shrub plantings throughout the project, supplementing (or replacing) the
current perennial plantings to develop a more robust year-round planting palette.
These may include additional evergreen shrubs and/or deciduous shrubs with
winter features (color/fruit, etc.). This includes an enhanced planting plan for the
green space adjacent to the westerly portion of the building.
d. Specify alternative pavements in the pedestrian areas to avoid flat grey concrete
and/or asphalt surface. This should include a pedestrian path to each of the streets
through the parking areas reinforcing the building sidewalks to those street
connections.
e. Add a usable patio feature to the central open space in the parking area (currently
shown as all lawn grass), and some additional shrub/perennial planting to make this
space an attractive outdoor seating area, including the opportunity for public art.
15. The parking lot layout shown on the submitted lighting plan shall be modified to match
the layout on the site plan.
16. Decorative lighting provided within the westerly green space.
17. Building drains designed to avoid exiting over public sidewalks.
18. An internal site is located for pet activity.
19. The trash enclosure shall be finished in the same brick as that used on the principal
building with coated steel gate.
20. Issues related to grading, drainage and utilities shall be subject to comment and
recommendation by the City Engineer.
21. Comments from Fire Chief.
22. Compliance with the terms of the City’s Engineering Staff letter dated April 28, 2022.
23. Comments and recommendations of other Staff and Planning Commission.
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-032
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MONTICELLO
RECOMMENDING APPROVAL OF AN AMENDMENT TO THE ZONING ORDINANCE
ESTABLISHING THE PUD, BLOCK 52 FIRST ADDITON PLANNED UNIT DEVELOPMENT
DISTRICT, AND REZONING THE FOLLOWING PROPERTIES FROM CCD TO PUD, BLOCK 52
FIRST ADDITION DISTRICT
PID: 155-010-052031; 155-010-052060; 155-010-052070;
155-010-052071; 155-010-052090; 155-010-052101;
155-010-052102; 155-010-052110; 155-010-052120;
155-010-052131; 155-010-052132; 155-010-052140;
155-010-052150
WHEREAS, the applicant proposes a mixed use residential and commercial project on the
above captioned parcels in the Central Community District; and
WHEREAS, the applicant has submitted a request to plat the property to accommodate said
use, and in cooperation with the City of Monticello and its EDA, manage circulation and
parking on the site for the benefit of the development as well as the existing uses in the
area through planned unit development; and
WHEREAS, the applicant proposes to develop the property for residential multi-family uses
on upper floors, and commercial uses on the street level, consistent with the economic
development and redevelopment goals of the city for the described property; and
WHEREAS, the site is guided for Downtown Mixed Uses in the City’s Comprehensive Plan;
and
WHEREAS, the proposed plat and Development Stage PUD are consistent with the longterm use and development of the property for mixed downtown use; and
WHEREAS, the zoning district and map amendments herein will accomplish the objectives
of the project and the City’s land use plans; and
WHEREAS, the Planning Commission held a public hearing on May 18, 2022 on the
application and the applicant and members of the public were provided the opportunity to
present information to the Planning Commission; and
WHEREAS, the Planning Commission has considered all of the comments and the staff
report, which are incorporated by reference into the resolution; and
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WHEREAS, the Planning Commission of the City of Monticello makes the following Findings
of Fact in relation to the recommendation of approval:
1.

2.
3.
4.
5.

The Plat and PUD provides an appropriate means of furthering the intent of the
Comprehensive Plan for the site by putting the existing and proposed buildings
to uses and architecture which are consistent with the goals and objectives of
the Monticello 2040 Comprehensive Plan, including Downtown Small Area Plan.
The proposed improvements on the site under the PUD are consistent with the
needs of the development in this location as a prime corner site Monticello’s
downtown area.
The improvements will have expected impacts on public services, including
sewer, water, stormwater treatment, and traffic which have been planned to
serve the property for the development as proposed.
The improvements on the site facilitate redevelopment of the subject block and
are consistent with the objectives of the City’s downtown redevelopment
projects through its EDA and other agencies.
The PUD flexibility for the project, including parcels without public street
access, structured parking, mixed uses, commercial development on the streetlevel floor, restaurant location overlooking the public areas to the north, and
reconstruction of the Walnut Street access to River Street, are consistent with
the intent of the City’s economic development objectives, as well as with the
intent of the PUD zoning regulations.

NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello,
Minnesota, that the Planning Commission hereby recommends that the Monticello City
Council approves the Amendment to the Zoning Ordinance and Map as specified in
Ordinance No. _______.
ADOPTED this 18th day of May, 2022, by the Planning Commission of the City of
Monticello, Minnesota.
MONTICELLO PLANNING COMMISSION

ATTEST:

By: _______________________________
Paul Konsor, Chair

____________________________________________
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Angela Schumann, Community Development Director
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-033
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MONTICELLO
RECOMMENDING APPROVAL OF A PRELIMINARY PLAT OF BLOCK 52 FIRST ADDITION
PID: 155-010-052031; 155-010-052060; 155-010-052070;
155-010-052071; 155-010-052090; 155-010-052101;
155-010-052102; 155-010-052110; 155-010-052120;
155-010-052131; 155-010-052132; 155-010-052140;
155-010-052150
WHEREAS, the applicant proposes a mixed use residential and commercial project on the
above captioned parcels in the Central Community District; and
WHEREAS, the applicant has submitted a request to plat the property to accommodate said
use, and in cooperation with the City of Monticello and its EDA, manage circulation and
parking on the site for the benefit of the development as well as the existing uses in the
area through planned unit development; and
WHEREAS, the applicant proposes to develop the property for residential multi-family uses
on upper floors, and commercial uses on the street level, consistent with the economic
development and redevelopment goals of the city for the described property; and
WHEREAS, the site is guided for Downtown Mixed Uses in the City’s Comprehensive Plan;
and
WHEREAS, the proposed plat is consistent with the long-term use and development of the
property for mixed downtown use; and
WHEREAS, the Planning Commission held a public hearing on May 18, 2022 on the
application and the applicant and members of the public were provided the opportunity to
present information to the Planning Commission; and
WHEREAS, the Planning Commission has considered all of the comments and the staff
report, which are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission of the City of Monticello makes the following Findings
of Fact in relation to the recommendation of approval:
1.

The Plat provides an appropriate means of furthering the intent of the
Comprehensive Plan for the site by putting the existing and proposed buildings
to uses and architecture which are consistent with the goals and objectives of
the Monticello 2040 Comprehensive Plan, including Downtown Small Area Plan.
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2.
3.
4.
5.

The proposed improvements on the site under the PUD are consistent with the
needs of the development in this location as a prime corner site Monticello’s
downtown area.
The improvements will have expected impacts on public services, including
sewer, water, stormwater treatment, and traffic which have been planned to
serve the property for the development as proposed.
The improvements on the site facilitate redevelopment of the subject block and
are consistent with the objectives of the City’s downtown redevelopment
projects through its EDA and other agencies.
The PUD flexibility for the project, including parcels without public street
access, as well as structured parking, mixed uses, commercial development on
the street-level floor, restaurant location overlooking the public areas to the
north, and reconstruction of the Walnut Street access to River Street, are
consistent with the intent of the City’s economic development objectives, as
well as with the intent of the PUD zoning regulations.

NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello,
Minnesota, that the Planning Commission hereby recommends that the Monticello City
Council approves the Preliminary Plat of Block 52 First Addition, subject to the conditions
listed in Exhibit Z of the staff report as follows:
1. Approval of the preliminary plat for Block 52 First Addition shall be conditioned on the
approval of the development stage PUD.
2. Approval of the development stage PUD for Block 52 First Addition shall be
conditioned on the approval of the preliminary plat.
3. The preliminary plat be modified to create a separate lot for purposes of retaining City
ownership of the parking and access route through site with a cross-access and
parking easement for both private and public use as part of the PUD. Such easement
shall be subject to review and approval by the City. Public cross-access and parking
will also be required for the parking areas which are to be conveyed to the developer.
4. Easement-related issues shall be subject to review and approval by the City Engineer
and City Attorney.
5. Park dedication requirements of the City shall be satisfied.
6. Commercial uses in the proposed mixed-use building shall be limited to permitted
and conditional uses allowed within the CCD, Central Community District.
Additionally ground floor commercial uses along Broadway shall accommodate
office uses on the street level, an element of flexibility from the Downtown Small
Area Plan.
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7. City Officials provide feedback to the applicant regarding the desirability of balconies
along Pine Street.
8. The comments of MnDOT and Wright County shall be satisfied. If such comments
require amendment to the proposed preliminary plat or development stage PUD, the
developer shall address these with a complete set of plans with the Final Stage PUD
and Final Plat application.
9. The project site and building elements shall be subject to the following
requirements:
a. Authentic brick is to be used on the building.
b. The building design elevations shall be revised to incorporate a red, or red-based
color (such that gray is not the dominant building color), similar to that of the
original concept rendering.
c. Where exterior wall-mounted utility meters are utilized, they be shall screened
from view with materials complementary to the building design.
d. Color and stamping shall be applied to concrete retaining walls throughout the
project.
e. Embed City entrance sign into retaining wall.
f. Work with City to create an historical sign location.
g. Parking lot lighting and fixtures should match the City’s lighting theme.
h. Underground parking spaces must be included in rent structure for units to
support full utilization of facility.
i.

Add downcast lighting under canopies and overhang, or other locations that
feature the building and deemphasize the light source.

j. Raised planters shall be used for shrubs and perennials which are located at the
corner at Broadway and Pine Street.
k. Cornice and parapet treatments on the two building wings shall be
modified/expanded to be more distinct and reflect the designs shown in the
concept rendering.
l.

Brick sills and detailing shall be provided on all walls and surfaces and building
wall articulation preserves the shadowing and interest of the concept rendering.

m. A covering over a portion of the outdoor restaurant patio be provided (to avoid
direct weather and residential balcony exposure).
n. Freestanding planters shall be integrated in exterior hardscape areas.
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o. The stairway located at corner of River Street and Pine Street shall be changed to
an accessible ramp. This may be developed in the rights of way to maximize
accessible opportunities and maintain public and private uses.
p. Additional screening fencing shall be provided along the Pine Street and River
Street corner (possibly a mesh fence material) to limit exposure from restaurant
patio to street traffic.
q. An architecturally appropriate patio railing shall be provided, a detail of which
shall be provided to the City for review and approval.
r. Rooftop mechanical equipment, if provided, shall be screened from view in
compliance with Ordinance requirements.
10. The project signage shall be subject to the following requirements:
a. Wall signage that consists of channel-letter style signage, individually mounted
and lit letters, or similar style, prohibiting box or painted panel signage.
b. Clarification and detail of the projecting sign identifying the complex.
c. Work with the City embed the Monticello city entrance sign into the retaining
wall at the corner of River and Pine.
d. Work with the City to develop an historical marker sign in the public spaces along
the project.
e. Sign plans, with dimensions, shall be reviewed and approved by the City for each
tenant space and shall be limited to no more than 15% of wall area for each
tenant space
f. Window signage for commercial space shall be limited to no more than 40% of
any window panel.
11. To improve vehicle circulation in the surface parking lot, the southernmost parking
stalls within the western north-south row of parking shall be converted to more
direct access and which includes an appropriate vehicle turning radius.
12. The applicant shall provide a parking management plan which specifies how overlap
period parking issues will be addressed.
13. All proposed boulevard plantings shall be subject to review and approval by the City
to ensure salt tolerance.
14. Additional landscaping recommendations are as follows:
a. Change the Broadway street trees to Honey locust, matching the theme
planting currently in place throughout the downtown area. The City would
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require planting wells and/or pervious tree boxes to avoid root growth
interference with the sidewalk paving.
b. Remove the eastern-most proposed overstory trees along River Street to avoid
screening the views of the park and river from the restaurant and lower-level
residential units.
c. Add more shrub plantings throughout the project, supplementing (or replacing)
the current perennial plantings to develop a more robust year-round planting
palette. These may include additional evergreen shrubs and/or deciduous
shrubs with winter features (color/fruit, etc.). This includes an enhanced
planting plan for the green space adjacent to the westerly portion of the
building.
d. Specify alternative pavements in the pedestrian areas to avoid flat grey
concrete and/or asphalt surface. This should include a pedestrian path to each
of the streets through the parking areas reinforcing the building sidewalks to
those street connections.
e. Add a usable patio feature to the central open space in the parking area
(currently shown as all lawn grass), and some additional shrub/perennial
planting to make this space an attractive outdoor seating area, including the
opportunity for public art.
15. The parking lot layout shown on the submitted lighting plan shall be modified to
match the layout on the site plan.
16. Decorative lighting provided within the westerly green space.
17. Building drains designed to avoid exiting over public sidewalks.
18. An internal site is located for pet activity.
19. The trash enclosure shall be finished in the same brick as that used on the principal
building with coated steel gate.
20. Issues related to grading, drainage and utilities shall be subject to comment and
recommendation by the City Engineer.
21. Comments from Fire Chief.
22. Compliance with the terms of the City’s Engineering Staff letter dated April 28, 2022.
23. Comments and recommendations of other Staff and Planning Commission.
ADOPTED this 18th day of May, 2022, by the Planning Commission of the City of
Monticello, Minnesota.
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MONTICELLO PLANNING COMMISSION

ATTEST:

By: _______________________________
Paul Konsor, Chair

____________________________________________
Angela Schumann, Community Development Director
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-034
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MONTICELLO
RECOMMENDING APPROVAL OF A DEVELOPMENT STAGE PUD FOR PROPERTY IN THE
CCD, CENTRAL COMMUNITY DISTRICT
PID: 155-010-052031; 155-010-052060; 155-010-052070;
155-010-052071; 155-010-052090; 155-010-052101;
155-010-052102; 155-010-052110; 155-010-052120;
155-010-052131; 155-010-052132; 155-010-052140;
155-010-052150
WHEREAS, the applicant proposes a mixed use residential and commercial project on the
above captioned parcels in the Central Community District; and
WHEREAS, the applicant has submitted a request to plat the property to accommodate said
use, and in cooperation with the City of Monticello and its EDA, manage circulation and
parking on the site for the benefit of the development as well as the existing uses in the
area through planned unit development; and
WHEREAS, the applicant proposes to develop the property for residential multi-family uses
on upper floors, and commercial uses on the street level, consistent with the economic
development and redevelopment goals of the city for the described property; and
WHEREAS, the site is guided for Downtown Mixed Uses in the City’s Comprehensive Plan;
and
WHEREAS, the proposed Development Stage PUD is consistent with the long-term use and
development of the property for mixed downtown use; and
WHEREAS, the Planning Commission held a public hearing on May 18, 2022 on the
application and the applicant and members of the public were provided the opportunity to
present information to the Planning Commission; and
WHEREAS, the Planning Commission has considered all of the comments and the staff
report, which are incorporated by reference into the resolution; and
WHEREAS, the Planning Commission of the City of Monticello makes the following Findings
of Fact in relation to the recommendation of approval:
1.

The PUD provides an appropriate means of furthering the intent of the
Comprehensive Plan for the site by putting the existing and proposed buildings
to uses and architecture which are consistent with the goals and objectives of
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2.
3.
4.
5.

the Monticello 2040 Comprehensive Plan, including Downtown Small Area
Plan.
The proposed improvements on the site under the PUD are consistent with the
needs of the development in this location as a prime corner site Monticello’s
downtown area.
The improvements will have expected impacts on public services, including
sewer, water, stormwater treatment, and traffic which have been planned to
serve the property for the development as proposed.
The improvements on the site facilitate redevelopment of the subject block
and are consistent with the objectives of the City’s downtown redevelopment
projects through its EDA and other agencies.
The PUD flexibility for the project, including parcels without public street
access, as well as structured parking, mixed uses, commercial development on
the street-level floor, restaurant location overlooking the public areas to the
north, and reconstruction of the Walnut Street access to River Street, are
consistent with the intent of the City’s economic development objectives, as
well as with the intent of the PUD zoning regulations.

NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello,
Minnesota, that the Planning Commission hereby recommends that the Monticello City
Council approves the Development Stage PUD for the Block 52 First Addition, subject to the
conditions listed in Exhibit Z of the staff report as follows:
1. Approval of the preliminary plat for Block 52 First Addition shall be conditioned on the
approval of the development stage PUD.
2. Approval of the development stage PUD for Block 52 First Addition shall be
conditioned on the approval of the preliminary plat.
3. The preliminary plat be modified to create a separate lot for purposes of retaining City
ownership of the parking and access route through site with a cross-access and
parking easement for both private and public use as part of the PUD. Such easement
shall be subject to review and approval by the City. Public cross-access and parking
will also be required for the parking areas which are to be conveyed to the developer.
4. Easement-related issues shall be subject to review and approval by the City Engineer
and City Attorney.
5. Park dedication requirements of the City shall be satisfied.
6. Commercial uses in the proposed mixed-use building shall be limited to permitted
and conditional uses allowed within the CCD, Central Community District.
Additionally ground floor commercial uses along Broadway shall accommodate
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office uses on the street level, an element of flexibility from the Downtown Small
Area Plan.
7. City Officials provide feedback to the applicant regarding the desirability of balconies
along Pine Street.
8. The comments of MnDOT and Wright County shall be satisfied. If such comments
require amendment to the proposed preliminary plat or development stage PUD, the
developer shall address these with a complete set of plans with the Final Stage PUD
and Final Plat application.
9. The project site and building elements shall be subject to the following
requirements:
a. Authentic brick is to be used on the building.
b. The building design elevations shall be revised to incorporate a red, or red-based
color (such that gray is not the dominant building color), similar to that of the
original concept rendering.
c. Where exterior wall-mounted utility meters are utilized, they be shall screened
from view with materials complementary to the building design.
d. Color and stamping shall be applied to concrete retaining walls throughout the
project.
e. Embed City entrance sign into retaining wall.
f. Work with City to create an historical sign location.
g. Parking lot lighting and fixtures should match the City’s lighting theme.
h. Underground parking spaces must be included in rent structure for units to
support full utilization of facility.
i.

Add downcast lighting under canopies and overhang, or other locations that
feature the building and deemphasize the light source.

j. Raised planters shall be used for shrubs and perennials which are located at the
corner at Broadway and Pine Street.
k. Cornice and parapet treatments on the two building wings shall be
modified/expanded to be more distinct and reflect the designs shown in the
concept rendering.
l.

Brick sills and detailing shall be provided on all walls and surfaces and building
wall articulation preserves the shadowing and interest of the concept rendering.

m. A covering over a portion of the outdoor restaurant patio be provided (to avoid
direct weather and residential balcony exposure).
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n. Freestanding planters shall be integrated in exterior hardscape areas.
o. The stairway located at corner of River Street and Pine Street shall be changed to
an accessible ramp. This may be developed in the rights of way to maximize
accessible opportunities and maintain public and private uses.
p. Additional screening fencing shall be provided along the Pine Street and River
Street corner (possibly a mesh fence material) to limit exposure from restaurant
patio to street traffic.
q. An architecturally appropriate patio railing shall be provided, a detail of which
shall be provided to the City for review and approval.
r. Rooftop mechanical equipment, if provided, shall be screened from view in
compliance with Ordinance requirements.
10. The project signage shall be subject to the following requirements:
a. Wall signage that consists of channel-letter style signage, individually mounted
and lit letters, or similar style, prohibiting box or painted panel signage.
b. Clarification and detail of the projecting sign identifying the complex.
c. Work with the City embed the Monticello city entrance sign into the retaining
wall at the corner of River and Pine.
d. Work with the City to develop an historical marker sign in the public spaces along
the project.
e. Sign plans, with dimensions, shall be reviewed and approved by the City for each
tenant space and shall be limited to no more than 15% of wall area for each
tenant space
f. Window signage for commercial space shall be limited to no more than 40% of
any window panel.
11. To improve vehicle circulation in the surface parking lot, the southernmost parking
stalls within the western north-south row of parking shall be converted to more
direct access and which includes an appropriate vehicle turning radius.
12. The applicant shall provide a parking management plan which specifies how overlap
period parking issues will be addressed.
13. All proposed boulevard plantings shall be subject to review and approval by the City
to ensure salt tolerance.
14. Additional landscaping recommendations are as follows:
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a. Change the Broadway street trees to Honey locust, matching the theme
planting currently in place throughout the downtown area. The City would
require planting wells and/or pervious tree boxes to avoid root growth
interference with the sidewalk paving.
b. Remove the eastern-most proposed overstory trees along River Street to avoid
screening the views of the park and river from the restaurant and lower-level
residential units.
c. Add more shrub plantings throughout the project, supplementing (or replacing)
the current perennial plantings to develop a more robust year-round planting
palette. These may include additional evergreen shrubs and/or deciduous
shrubs with winter features (color/fruit, etc.). This includes an enhanced
planting plan for the green space adjacent to the westerly portion of the
building.
d. Specify alternative pavements in the pedestrian areas to avoid flat grey
concrete and/or asphalt surface. This should include a pedestrian path to each
of the streets through the parking areas reinforcing the building sidewalks to
those street connections.
e. Add a usable patio feature to the central open space in the parking area
(currently shown as all lawn grass), and some additional shrub/perennial
planting to make this space an attractive outdoor seating area, including the
opportunity for public art.
15. The parking lot layout shown on the submitted lighting plan shall be modified to
match the layout on the site plan.
16. Decorative lighting provided within the westerly green space.
17. Building drains designed to avoid exiting over public sidewalks.
18. An internal site is located for pet activity.
19. The trash enclosure shall be finished in the same brick as that used on the principal
building with coated steel gate.
20. Issues related to grading, drainage and utilities shall be subject to comment and
recommendation by the City Engineer.
21. Comments from Fire Chief.
22. Compliance with the terms of the City’s Engineering Staff letter dated April 28, 2022.
23. Comments and recommendations of other Staff and Planning Commission.
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ADOPTED this 18th day of May, 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. ___
CITY OF MONTICELLO
WRIGHT COUNTY, MINNESOTA

AN ORDINANCE AMENDING TITLE 10 OF THE MONTICELLO CITY CODE,
KNOWN AS THE ZONING ORDINANCE, BY ESTABLISHING THE BLOCK 52
PLANNED UNIT DEVELOPMENT DISTRICT AS A ZONING DISTRICT
IN THE CITY OF MONTICELLO, AND REZONING THE FOLLOWING
PROPERTY FROM CCD, CENTRAL COMMUNITY DISTRICT
TO PUD, BLOCK 52 PLANNED UNIT DEVELOPMENT DISTRICT
PID: 155-010-052031; 155-010-052060; 155-010-052070;
155-010-052071; 155-010-052090; 155-010-052101;
155-010-052102; 155-010-052110; 155-010-052120;
155-010-052131; 155-010-052132; 155-010-052140;
155-010-052150
THE CITY COUNCIL OF THE CITY OF MONTICELLO HEREBY ORDAINS:
Section 1.
following:

Chapter 3 Title 10 – Zoning Districts is hereby amended by adding the
3.8 (16) Block 52 PUD District
(A) Purpose. The purpose of the PUD, Block 52 Planned Unit
Development District District is to provide for the development of
certain real estate subject to the District for mixed land uses consistent
with the direction of the Downtown Monticello Small Area Plan
chapter of the Comprehensive Plan and the specific uses and
improvements identified in the Final PUD Plans dated _______, as
may be property amended.
(B) Permitted Uses. Permitted principal uses in the Block 52 PUD District
shall be those identified in the Central Community District in general,
and on the Block 52 PUD Final Stage approval specifically. The
introduction of any other use from any district shall be reviewed under
the requirements of the PUD requirements and process.
(C) Accessory Uses. Accessory uses shall be those specifically identified
by the approved Fianl Stage plans for each approved project.
(D) District Performance Standards. Performance standards for the
development of any lot in the Block 52 PUD District shall adhere to
the approved Final Stage plans and development agreement. In such
1
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case where any proposed improvement is not addressed by the Final
Stage PUD plans, such improvement shall only be considered with an
amendment to the Final Stage plans per the process specified in the
Ordinance.
(E) Amendments. Where changes to any proposed project in the PCD 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 approved Final Stage PUD plan
under the terms of the Monticello Zoning Ordinance. The City may
require that changes in overall use, density, site plan, development
layout, building size, mass, or coverage, or any other change of the
PUD property be processed as a new project, including a zoning
district amendment.
(F) Variations from Plans. The Community Development Department
shall determine whether any proposed variation from the approved
Final PUD plans shall constitute a PUD Adjustment or PUD
Amendment. The Community Development Department shall make
this determination narrowly, favoring a full Amendment process in the
case of any uncertainty.
Section 2.

The zoning map of the City of Monticello is hereby amended to rezone the
following described parcels from CCD District to Block 52, Planned Unit
Development:
See attached Exhibit A for legal description .

Section 4.

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 5.

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 5.

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

AYES:
NAYS:
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Consideration of Rezoning to PUD, Development Stage PUD, and Preliminary
Plat of Block 52 First Add.
Broadway and Riverfront Sub-Districts of the CCD
Created by: City of Monticello

257 ft

April 8th, 2022
City of Monticello Community Development
Attn: Angela Schumann
505 Walnut Street, Suite 1
Monticello, MN 55362
Dear Angela,
For your review are Stonewood Development’s application items for the Development Stage PUD
Proposal of the property described in the attached Land Use Application form. The checklist item
description is copied in bold with our response written below.


Administrative information (including identification of the drawing as a “PUD
Development Stage Plan” the proposed name of the project, contact information for
the developer and individual preparing the plan, signature of the surveyor and civil
engineer certifying the document, date of the plan preparation or revision, and
graphic scale and true north arrow)

Owner of Record:
City of Monticello
505 Walnut Street, Suite I
Monticello, MN 55362
Prospective Buyer/ Developer:

Architect:

Deephaven Development
Buchholz Construction (Mark Buchholz)

RHET Architecture
Rhet Fiskness, AIA

Surveyor:

Civil Engineer:

Craig Wensmann, PLS
Bogart, Peterson & Associates, INC.

Shultz Engineering & Site Design
Brian Shultz, PE

Structural Engineer:

Commercial Realtor:

Sandman Structural Engineers
Nathan Hoffmann, PE

Property Resources Group
Brendan Muldoon

Narrative:
Buchholz Development/Properties continues to propose building a 128,044 square foot mixed use
building consisting of 30,378 square feet of commercial storefront and 97,666 Sq. Ft. of residential
multifamily units on the site commonly referred to as Block 52.
Along with this narrative, the Development Stage Preliminary Plat and Rezoning application items
have been submitted. Furthermore, we have also addressed the incomplete items that were called
out in the correspondence letter that we received from the City of Monticello dated April 11, 2022.
To review, the Block 52 site is located and is bound by Pine Street on the east, Broadway to the
south, Walnut to the west, and River Street to the North. The site and building consists of the
following attributes:






2.11 acres
87 residential units
84 underground parking spaces
114 On-Site Surface Parking Spaces
Commercial storefront bays that are capable of being demised into sizes ranging from
1,500 SF-15,000 square foot commercial retail bays.

Since submitting the Concept PUD application there has been no change to the overall size of the
building, however the unit count has been increased by two which was accomplished by replacing
a 2-bedroom loft unit with two 1-bedroom units, and adding a 3-bedroom unit on the 5th floor
across from the clubroom and patio space.
Although we are seeking approval of PUD, we continue to utilize the existing CCD as our
guidance. As noted in the Concept PUD application in order for the project to be economically
feasible we are asking for flexibility in the following areas:





75’ building height exceeds the CCD limit of 50’. As per CCD, buildings taller than 4
stories or 50’ may be authorized by a conditional use permit.
Multi family dwelling units shall not be restricted from facing Broadway on the upper
levels
2 community roof top patios will be provided in lieu of individual balconies for every unit.
Several of the unit types will feature private balconies, but a private balcony will not be
provided for every unit.
Residential Density exceeds the prescribed maximum of 25 dwellings per acre.

In exchange for the leniency provided by the PUD, we have devoted a great amount of time and
resources to ensure a high quality architectural facade. As for enhanced materials the proposed
building features an upgraded window package, amble storefront windows, and use of masonry
and metal architectural panels as the primary exterior finish. The residential units will provide the
following interior amenities and upgrades:





Stainless steel appliance package
Quartz countertops
Tile back splash
On-site rental office







Clubroom
Fitness studio
Rooftop amenity deck
Bike Storage
Secure package room

Since submitting the Concept PUD and more recently completing the civil engineering plans the
site plan has been redesigned to account for the elevation change that occurs on site. As a result,
the curb cut along River Street has been shifted to the west and the slope of the ramp leading to
the underground parking garage has been redesigned, which subsequently required the parking lot
to be reconfigured as well. The net effect is that our surface based parking spaces (not including
spots along Walnut Street) has the same number of parking spaces, 114, just in a different
orientation. Given the fact that our original site plan was already slightly below the CCD zoning
specified minimum requirement for parking our hope is that we can continue to work in
conjunction with the City of Monticello to pick up additional on-street parking on River Street.
Aside from the abovementioned items virtually nothing has changed to the aesthetic look and
function of the building.
Despite the challenges with increasing trend of interest rates and construction input costs we
remain committed to the redevelopment of Block 52. Our desire continues to be to start demolition
in either July or August and commence construction immediately following with a completion date
of December 2023. Again, we would like to thank the City of Monticello, EDA, and the community
as a whole for the overwhelming support that we have received on the Block 52 redevelopment
project and we look forward to look forward to the positive transformation that will be created to
the downtown Monticello corridor.

List of items of items requested in the Thursday, April 14th letter from the City of Monticello


Project narrative- included above



Title Commitments for all parcels and land to be platted- submitted



Confirm the Preliminary Plat submitted has been sent to Wright County and
Minnesota Department of Transportation for review- Chris Gray, Bogart, Peterson &
Associates, INC. submitted the plat to both Wright County and MNDOT.



Information on the Ingress/Egress Easement located on along the East boundary. The
easement appears to have been established by deed and does not have a recorded
document. Nevertheless, our intentions is to vacate the easement and we are currently in
the process of preparing the vacation document.



Update submitted Elevations: Per checklist, the elevations must detail building
materials, locations of exterior mechanical systems, meter locations and should also
illustrate underground garage entrance. The architectural plans that have been
submitted detail the enhanced building materials we intend to utilize on the exterior façade.
We have had conversations with Xcel regarding the electrical meters. They are calling for

one electrical meter per commercial tenant and one house meter for the building on the
exterior. Per this plan all the electrical meters for the residential units would be located
within the mechanical room. Our preference would be to have all the meters, including the
commercial meters, within the building. We are still working through this line item.


Detail on screening and access for trash enclosure. The plan is construct with design
and materials similar to the image below. The brick on the trash enclosure will match the
brick on the main building.



Lighting Plan: Lighting location, style and mounting and light distribution plan.
Lighting plan has been submitted.



Dimensional rendering of all four (4) side of proposed building, including the
depiction of patio spaces. Plans have been submitted showing all 4 sides of the building
and patio spaces.



Detail and material description of retaining wall. the plan calls for a cast in place
concrete retaining wall.



Gate and/fencing material information. The plan for the fencing/gate is to construct an
ASCOT Black Flat Top powder coated aluminum fence that provides a lifetime warranty.
The fence will be 4 to 5 feet in height. (Link to the product can be found below)
https://www.dakotafence.com/uploads/pdf/Dakota-Fence-Alumi-Guard.pdf



Pavement material information. See attached Civil Engineering Plans

The Proposed name of the project- Block 52 Mixed Use Development
Signatures of the surveyor and civil engineer certifying the respective documents,
dates of the plan preparation or revision, and graphic scale and true north have been
provided on the plans
Area calculations for gross land area, wetland areas, wetland buffers, right-of-way
dedications, conservation areas, and proposed public and private parks
a.
b.
c.
d.
e.
f.
g.

Property does not currently have a physical address.
Parcel Size: 2.11 acres (91,912 SF)
Wetland areas- non applicable
Wetland buffers- non applicable
Right-of way dedication- non applicable
Conservation areas-non applicable
Proposed Private Parks- there is a planned pocket park located along Broadway west
of the proposed building and the mattress building.



Existing zoning districts- Zoning: Central Community District



Layout of proposed lots with future lot and block numbers- see attached plans. Denote
outlots planned for public dedication and/or open space (schools, parks, etc.) nonapplicable



Area calculations of each parcel- see preliminary plan. Lots will be combined into a
single parcel consisting of 2.11 acres.



Proposed setbacks on each lot (forming the building pad and calculated buildable
area;
a. There are no proposed setbacks on this lot
b. Lot Coverage shall be Minimum 20 percent and Maximum 90 percent
i.
Lot size: 91,912 Sq. Ft.
ii. Building Square footage: 29,961 Sq. Ft.
iii. Total building area: 33.13 percent
c. 100% hardcover allowance. Reference site plan for green space areas.



Proposed setbacks on each lot (forming the building pad) and calculated buildable
areas;
a. 100% hardcover allowance. Reference site plan for green space areas.



Existing contours at internals of two feet. Contours must extend a minimum of 200
feet beyond the boundary of the parcel(s) in question. See Civil Engineering Plans



Delineation of wetlands and/or watercourses over the property and within 200 feet of
the perimeter of the subdivision parcel. The subject property does not include wetlands,
floodplains, or sensitive ecological areas identified in the Natural Resource Inventory.



Grading drainage and erosion control plan prepared by a registered professional
engineer, providing all information outlined in Monticello Zoning Code, Chapter 4,
Section 10(C) see civil engineering plan



Location, width, and names of existing and proposed streets within and immediately
adjacent to the subdivision parcel
a. The building is located on the corner of Pine Street and West Broadway Street, with
wings along both streets. The building extends the entire length of the lot along Pine
Street and about ¾ length along West Broadway Street with parking behind the building
accessible from River Street.
b. Reference site plan



Colored building elevations to illustrate the proposed visual appearance of new construction, including detail on all building materials. Elevations should include all
sides/faces of the building, and the visual location and size of all exterior utility and
mechanical systems, including HVAC, meters, and powerlines.
a. Existing power lines and transformer to be relocated.
b. Electrical meters located at inside corner of interior courtyard adjacent to rear entrance
door.



Proposed sidewalks and trails
a. Sidewalks located along Pine Street, River Street, West Broadway Street, & connecting
parking with Broadway.



Vehicular circulation system showing location and dimension for all driveways, parking spaces, parking lot aisles, service roads, loading areas, fire lanes, emergency access, if necessary, public and private streets, alleys, sidewalks, bike paths, direction of
traffic flow and traffic control devices
a. Reference site plan for locations and dimensions.



Lighting location, style and mounting and light distribution plan- see attached lighting
plan



Proposed parks, common areas, and preservation easements (indicate public vs. private if applicable)
a. The impervious service is limited to the pocket park and boulevards

b. The subject property does not include wetlands, floodplains, or sensitive ecological
areas identified in the Natural Resource Inventory, slopes greater than 18%, poor
soils or areas of concentrated woodlands.


Landscape plan prepared by a qualified professional providing all information outlined in Monticello Zoning Ordinance Section 4.1(D) including planting counts, sizes
and species- see attached landscaping plan



Location and detail of signage providing all pertinent information outlined in Monticello Zoning Ordinance Section 2.4(K)(3)(b)
a. Signage will compose of one (1) 10’ tall marquee sign, with the building’s name,
located 19’ above grade. Reference the exterior rendering. Future tenant signage
will compose of both metal diecast letters and back light signs located above commercial tenant entrance doors as per city ordinance guidelines.



Location, access and screening detail of large trash handling and recycling collection
areas in compliance with the requirements of Monticello Zoning Ordinance Section
5.3(D)(34).
a. The trash enclosure shall comply with Monticello Zoning Ordinance Section
5.3(D)(35), being an accessory structure made of architectural grade CMU split
faced block walls or brick to match the building, metal panel roof, and opaque metal
doors. See attached image as an example.



Utility plan for municipal services including water, sanitary sewer and storm water,
completed by a registered civil engineer. See attached Civil Engineering Plans

DocuSign Envelope ID: 1FF2EA5A-EBC4-4C54-8D9F-8C3F9AAB1CA0

Buchholz Construction
4379 33rd Ave S, Suite 121
Fargo, ND 58104
April 13th, 2022
City of Monticello Community Development
Attn: Angela Schumann
505 Walnut Street, Suite 1
Monticello, MN 55362

RE: Block 52
Dear Angela,
Buchholz Construction is aware of the applicant’s understanding of the financial requirements for the
development of the PUD for the Block 52 project in accordance with the City’s specifications for streets,
utilities, and installation of such improvements, and the financial guarantees for the completion of such
improvements.

Buchholz Construction
04/09/22

_________________________________
By: Mark Buchholz
Its: President
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5. CONCRETE PAVEMENT OR APRONS, WHICH ABUT DOORWAY OPENINGS SHALL BE
TIED TO THE FLOOR SLAB WITH #4 BARS ALONG THE ENTIRE WIDTH OF THE DOORWAY.
SEE DETAIL ON SHEET C3.

DESIGN

CONCRETE
SIDEWALK OR APRON

SITE

4. EXPANSION JOINTS SHALL BE PLACED AT ALL LOCATIONS WHERE NEW CONCRETE
ABUTS EXISTING CONCRETE, AND AT ALL LOCATIONS WHERE SEPARATE CONCRETE
POURS ABUT EACH OTHER.

PRELIMINARY - NOT FOR CONSTRUCTION

R

'R:15

'-0"
:15

&

3. ALL EXISTING BITUMINOUS OR CONCRETE EDGES, WHICH WILL ABUT NEW BITUMINOUS
OR CONCRETE SURFACING SHALL BE SAWCUT TO OBTAIN A VERTICAL EDGE.

BITUMINOUS
PAVEMENT

SCHULTZ ENGINEERING

2. GRAVEL BASE COURSES SHALL BE ROLLED AND COMPACTED. TEST ROLLING OF THE
GRAVEL BASE SHALL BE OBSERVED BY A SOILS ENGINEER TO VERIFY STABILITY.

I hereby certify that this plan, specification or report was prepared
by me or under my direct supervision and that I am a duly licensed
Engineer under the laws of the state of Minnesota

1. SUBGRADES SHALL BE SCARIFIED AND/OR COMPACTED AS NECESSARY TO ATTAIN
THE REQUIRED COMPACTION DESCRIBED IN THE GENERAL NOTES (SHEET C1).
TEST ROLLING OF THE SUBGRADE SHALL BE OBSERVED BY A QUALIFIED GEOTECHNICAL
ENGINEER OR TECHNICIAN. LOCATIONS EXHIBITING EXCESSIVE RUTTING (PER MNDOT
SPEC. 2111) SHALL BE REPAIRED TO THE SATISFACTION OF THE ENGINEER PRIOR TO
THE PLACEMENT OF AGGREGATE BASE. COMPACTION TESTING IN UTILITY TRENCHES SHALL BE
PERFORMED BY AN INDEPENDENT TESTING FIRM.

CIVIL CITY SUBMITTAL SET - 04/04/2022

SURFACING NOTES:

PROJECT
NUMBER:

SITE PLAN
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1) Adequate imported and/or stockpiled salvageable topsoil shall be utilized for this project.
2) Topsoil shall be free of clay lumps, roots, brush, large stones, and debris, and shall have a minimum organic
content of 5 percent.
3) Remove topsoil to its entire depth from areas, which are to be disturbed by new construction work. Existing
lawn areas, which are not in the proposed construction area(s) shall remain in place. The Contractor shall field
verify topsoil depths between any soil borings, and remove to greater depths than indicated in the soils report
if such conditions are encountered. Salvaged topsoil shall be maintained in stockpiles.
4) Stockpiled topsoil shall only be used for finish grading of new lawn areas. Excess topsoil shall be removed
from the site by the Contractor.
5) Protect all existing lawn areas, plantings, and other landscaping to remain in place. Any damaged areas shall
be replaced at the Contractor's expense.

2) Catch basins shall be provided with the following castings:

2) Provide entrainment of 4 - 7 percent by volume.

1) Scarify subgrade to depth of 3" prior to placing topsoil. Spread topsoil evenly over complete subgrade as follows:

b) Isolated (in paved area): Neenah R-2553

a) Lawn Areas on Private Property: Spread 4" lightly compacted layer of topsoil.

c) Planting Areas: See Landscape Plan/Details
2) Finish grade accurately within 0.15 feet of finish grades shown on the project drawings, less the thickness of any sod
where it is to be installed. Slope all grades away from buildings to provide positive drainage.
3) Prepare topsoil suitable to receive seed and/or sod. Grading of areas designated for topsoil shall be reasonably
smooth and even, and in accordance with MNDOT Spec. 2105.3G and 2574.3A4. All debris and stones exceeding
3" in diameter shall be removed from the soil surface of these areas prior to seeding. Areas compacted by vehicles
or storage of materials shall be plowed, disked and harrowed to match texture of other finish graded areas.
4) Grass seed shall be in accordance with MnDOT Spec. 3876, seed mix No. 25-131, applied at the rate of 220
pounds per acre or as indicated on the landscape plans. Mulch shall be applied and discanchored to all seeded
areas and shall meet the requirements of MnDOT Spec. 3882, Type 3 or as otherwise indicated by the Engineer.

c) Isolated (in vegetated area): Neenah R-2560-EA w/ type "C" grate

OTHER ADMIXTURES

3) Manholes shall be provided with the following castings:

1) MnDOT Spec. 3113.

a) Sanitary: Neenah R-1733 w/ concealed pick hole

2) Calcium Chloride or materials containing chlorides or nitrates shall not be allowed.

b) Storm: Neenah R-1733 lettered "STORM", center pick hole

PROPORTIONING AND DESIGN OF MIXES

INSTALLATION

1) Concrete Classifications

1) Unless otherwise noted, installation of all water and sewer pipe, fittings, and appurtenances shall be as per
the CEAM Standard Specifications.

a) Curb and gutter, slip-formed concrete: MNDOT Spec. 2461, Mix Design 3F32

TESTING REQUIREMENTS

b) Sidewalk, aprons, incidental concrete, manual curb & gutter: MNDOT Spec. 2461, Mix Design 3F52

1) Water and sewer pipe, fittings, and appurtances shall be inspected and tested as per Sections 2611.3E-2611.3H
and 2621,3F-2621.3H of the CEAM Standard Specifications.

c) Concrete pavements: MNDOT Spec. 2301, Mix Design 3A41
d) Repair concrete, fast strength concrete: MNDOT Spec. 2301, Mix Design 3A41HE

UTILITY NOTES

2) In the event of discrepancies between the testing requirements of the MN Plumbing Code and the CEAM
Standard Specifications, the most stringent will govern.

STANDARD SPECIFICATIONS

BITUMINOUS PAVEMENT NOTES

a) 3F32:

1) The following standard specifications shall apply to this project:

STANDARDS

b) 3F52: 2 - 5" slump, 4500 psi, 5-8% air

1) Minnesota Standard Specifications for Highway Construction, most recent edition.

c) 3A41: 2 - 5" slump, 4500 psi, 5-8% air

a) Minnesota Plumbing Code - MN Rules Chapter 4714 (MN Dept. of Labor and Industry-MNDLI)
b) Uniform Plumbing Code, latest edition (UPC)
c) "What you need to know about utility service connections in the 2015 Minnesota Plumbing Code"
http://www.dli.mn.gov/CCLD/PDF/pe_usc.pdf
d) City Engineers Association of Minnesota (CEAM) Standard Specifications
e) American Society for Testing Materials (ASTM)
f) American National Standards Institute (ANSI)
g) American Water Works Association (AWWA)
h) Minnesota Department of Transportation "Standard Specifications for Construction" (MN/DOT)

UNFORESEEN OBSTACLES
3) Certifications of all utility materials, as well as shop drawings, shall be submitted to the Engineer for review

2) The Contractor shall still be responsible for completing all work required for this project where encountered
conditions may be reasonably determined from a soils/geotechnical report and review of the project site and
contract documents.
DEWATERING
1) Surface drainage shall be provided during construction in a manner so as not to create a nuisance to
adjacent areas.
2) All excavations shall be free of water during construction within the excavations. Dewatering shall be
accomplished by pumping or trenching, and shall be conducted regardless of the cause, source, or nature of
the water.

GRANULAR BASE COURSE

POLYVINYL CHLORIDE (PVC) PIPE AND FITTINGS - SANITARY
1) Smooth walled polyvinyl chloride pipe and fittings shall consist of SDR 26 or SDR 35 pipe, unless noted
otherwise, and meet the requirements of ASTM D3034 and Section 2621.2A5 of the CEAM Standard
Specifications
2) All pipe and fittings shall be SDR 35 for depths of up to 20 feet, and SDR 26 for depths exceeding 20'.

FILLING AND GRADING
1) Rough grading of all areas within the construction limits, including adjacent transition areas shall be reasonably
smooth and compacted. The rough graded subgrade surface generally shall not be more than 6 inches above or
below the established subgrade elevations. All ditches, swales, and gutters shall be graded to drain adequately.
The subgrade shall be evenly sloped to provide drainage away from building walls in all directions at a minimum
slope of 1%. The Contractor shall provide rounded transitions at top and bottom of banks and other breaks in
grade.

1) Compacted thickness of finished base course: 6"
2) Process material for aggregate base shall meet the requirements of MNDOT Spec. 3138, Class 5..
3) The subgrade shall be tested and observed to the satisfaction of the Engineer prior to placement of
aggregate base material. Install base material as required to accommodate new plan grades.
4) Wet base material to approximate optimum moisture content either prior to delivery to job site or as soon as
practical after being placed on subgrade.

8) Allow base course to cure for a minimum of 72 hours prior to bituminous course application.
BITUMINOUS BASE AND SURFACE COURSE

COMPACTION TESTS
1) Utility Trench Backfill: The Contractor's independent soils technician and approved testing laboratory shall
perform in-place density and moisture tests at random depths in trench backfill at 100 foot intervals, or
fraction thereof. Compaction of trenches shall be a minimum of 95% of the maximum dry density
(as determined by the independent testing laboratory) in lawn areas, and at depths greater than 3 feet
below areas designated for pavement. Compaction of trenches at depths within 3 feet of paved surfaces
shall be a minimum of 100% of the maximum dry density.
2) Compacted Fill Under Pavements: Compaction tests shall not be required beneath new pavements.
Adequate compaction of materials under pavements shall be determined by test rolling the subgrade, and
checking for excessive rutting. Test rolling shall be performed as per MNDOT Spec. 2111.
3) Areas exhibiting a failed compaction test shall be re-compacted and re-m tested to the satisfaction of the
Engineer prior to acceptance of the project.
4) Copies of all compaction testing and test roll observation reports shall be provided to the Engineer.

PROTECTION
1) Provide adequate protection against rain, sleet and snow before and during placement and finishing of concrete.
2) Protect concrete from premature drying. Provide temporary covering as required. Keep concrete
continuously moist for 7 days.

DUCTILE IRON (DIP) PIPE AND FITTINGS - WATER
1) Mix Designation Numbers for the bituminous mixtures on this project are per MNDOT Spec. 2360
1) Ductile iron pipe and fittings shall meet the requirements of Table 604.1 of the UPC, and Section 2611.2A1
of the CEAM Standard Specifications

2) Pavement smoothness requirements will be waived for this project.

2) Pipe joints shall meet the requirements of Section 605.5 of the UPC, and Section 2611.3B of the CEAM
Standard Specifications. Stainless steel fasteners shall be prohibited.

3) Density for the bituminous mixture on this project will be the ordinary compaction method (MNDOT
2360.6C).

3) Treat concrete with membrane curing compound in accordance with MnDOT 2531.3G.

POLYVINYL CHLORIDE (C900 PVC) PIPE AND FITTINGS - WATER

121

4) Bituminous Base course shall conform to MnDOT 2360, Type SPNWB330B and shall be inches thick
after compaction. Bituminous Surface course shall conform to MnDOT 2360, Type SPWEA340B and
shall be 121 inches thick after compaction.

COLD WEATHER CONCRETE
1) Do not place concrete when the atmospheric temperature is below 40 degrees F., or when the concrete is likely
to be subjected to freezing temperatures within 24 hours after it has been deposited unless adequate
temporary heating is provided.
2) Maintain concrete temperature of 40 to 90 degrees F. for 3 days. Protect from freezing for the following 5 days.

1) Polyvinyl chloride pressure pipe and fittings shall meet the requirements of Table 604.1 of the UPC, and
Section 2611.2A3 of the CEAM Standard Specifications

5) Place no asphaltic mixture when the atmospheric temperature is below 45 degrees and falling, nor should
pavement be placed under wet conditions.

3) No frozen materials may be used in the concrete. Chemicals may not be used to prevent freezing unless
approved by the Engineer.

2) Pipe joints shall meet the requirements of Section 605.4 of the UPC, and Section 2611.3B of the CEAM
Standard Specifications.

6) Mixing

4) Perform all cold weather concreting in accord with ACI 306.

a) Paving mixture: Uniform mixture of course aggregate, fine aggregate, mineral filler and asphaltic material.
GATE VALVES - WATER
1) Gate valves shall meet the requirements of Sections 2611.2C and 2611.3D of the CEAM Standard Specifications
HYDRANTS - WATER

b) Grading and mixing: Conform to applicable sections of the Minnesota Standard Specifications for Highway
Construction, Section 2360.
CONSTRUCTION METHODS

2) Lay to a smooth surface without segregation of material and attain compaction as early as possible.
Commence rolling while the material is hot, (minimum spread temperature 250 degrees F.) as soon as it will
support the roller without undue displacement or hairline cracking and continue until a minimum of 96% of
maximum has been attained, no further compression can be attained and all roller marks are eliminated.

9) The Contractor shall not place fill material when either the fill material, or the material on which it is to be
placed, is frozen. Any soft or yielding areas appearing in the fill resulting from frost, rain, or any other
reason whatsoever shall be scarified, removed, recompacted and/or otherwise rectified to the satisfaction of
the Engineer before any new fill is placed.

License No.: 43129

5) Curb and gutter shall be placed in accordance with MnDOT 2531.
7) After base course has been graded and compacted, thoroughly wet and slush roll with roller until
all aggregates are thoroughly embedded.

2) Hydrants shall be Waterous WB67, or approved equal

8) Areas designated for pavement in excavated (cut) areas shall be scarified to a depth of 1 foot. The Contractor
shall bring the subgrade material to optimum moisture content as indicated by the independent testing
laboratory, and compact the subgrade to the specified density listed below for soils underneath pavements.

3) Concrete pavements shall be placed in accordance with applicable portions of MnDOT 2301.
4) Sidewalks shall be placed in accordance with MnDOT 2521.

3) Bedding material or granular backfill larger than 2" in its largest dimension shall not be allowed within 2 feet
of new underground pipes. Material larger than 3" in its largest dimension shall not be allowed within 1 foot
of subgrade elevation.

7) Compaction shall be obtained with the use of vibratory rollers or rammers. During compaction, fill material
shall contain moisture content, as necessary, for the required compaction as indicated by an independent testing
laboratory. The moisture shall be uniform throughout each lift. If the material is too dry, water shall be added
with approved equipment and methods, which will not wash out fine material. If the material is too wet, it shall
be dried by harrowing, disking, blading, or other approved methods recommended by the independent testing
laboratory.

2) Avoid overworking concrete or allowing concrete to fall unrestricted for excessive vertical distances, and other
situations which can cause segregation of the aggregates.

6) Compact with pneumatic or vibrating steel drum rollers.

1) Properly clean base course and deliver hot mix asphaltic concrete in clean tight vehicles with covers if necessary.

6) The Contractor shall place compacted material in uniform horizontal lifts not exceeding 8" in depth for clay
soils, and 12" in depth for sandy soils, and compact as required to achieve specified density.

1) Place concrete as soon as possible after mixing. Place before initial set has occurred, and in no event after
it has contained its water content for more than one hour.

5) Place in layers not exceeding 4" thickness (loose).

1) Hydrants shall meet the requirements of Sections 2611.2B and 2611.3D of the CEAM Standard Specifications

5) The Contractor shall fill and grade as necessary to bring surface to required elevations, and provide all
materials necessary, whether obtained on or off the project site.

- 3" slump, 4500 psi, 5-8% air

CONCRETE PLACEMENT

2) Fill and backfill materials shall be inorganic soils free of roots, rocks, boulders, and debris.

4) Imported compacted fill material shall have a maximum of 12 percent passing the #200 sieve, by weight.
The proposed fill material shall be tested by an independent testing lab for suitability as compacted fill for
this project. The Contractor shall pay for the testing services and provide a copy of the test results to the
Engineer.

1
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3) Pipe joints shall meet the requirements of Section 2621.3A3 of the CEAM Standard Specifications.

3) 6" pipe shall be Class 52. 8" and larger pipe shall be Class 50.

5) All temporary equipment used for dewatering shall be removed from the site when no longer necessary.

2) Concrete Specifications:

d) Temperatures of all concrete during placement shall be 50-deg F to 90-deg F

3) Berms, cofferdams, or piling shall be provided as necessary to protect excavations.
4) Excavations shall be sloped to drain, and necessary pumps, hoses and other equipment shall be provided to
keep excavation free of water.

PORTLAND CEMENT
1) ASTM C150, Type I plus an approved air entraining agent, or Type IA air-entraining Portland cement.

2) The Contractor shall comply with all local ordinances and codes

1) The Engineer shall be contacted immediately if any unforeseen major obstacles are encountered during
excavation, such as abandoned wells, abandoned or functioning utilities, subsurface streams or rock, etc., which
would add significant expense to the Contractor.

1) ASTM C260.

Date: xx/xx/2022

AIR ENTRAINING ADMIXTURES

BLOCKING AND ANCHORING - WATER
1) Water main blocking and anchoring shall meet the requirements of Section 2611.3A4 of the CEAM Standard
Specifications
2) Provide thrust reaction blocking consisting of concrete with a minimum 28 day compressive strength of 2000 psi.
3) Place between undisturbed ground and the fitting to be anchored. Place thrust blocking so that the pipe
and fitting joints are accessible for repair.
4) Mega-Lugs may be used in lieu of thrust block if allowed by local utility.

3) The completed surface: Smooth, free of pockets that will retain water and shall not vary more than 1/16" per
foot nor more than 1/4" under a 16' straight edge. Entire surface must drain. No flat areas are permitted.
4) Perform all Work in accordance with the applicable requirements of the Minnesota Standard Specifications for
Highway Construction.

HOT WEATHER CONCRETE
1) Do not place concrete when the atmospheric temperature is above 100 degrees F.
2) Maintain concrete temperature of 40 to 90 degrees F. for 3 days. Protect from temperatures over 90 degrees
for the following 5 days.
3) Thoroughly wet dry porous surfaces before concreting.
4) Water reducing admixtures with retarding properties are required for all concrete placed when the temperature
exceeds 80 degrees F.

4

TOPSOIL

1) Unless otherwise noted, manhole and catch basin structures shall consist of precast concrete, and meet
the requirements of Section 719.6 of the UPC (sanitary only), and Sections 2621.2C and 2621.3D of the CEAM
Standard Specifications

5) Perform all hot weather concreting in accord with ACI 305.
FINISHING
1) Provide a broomed finish on exterior sidewalks and ramps unless noted otherwise.
QUALITY CONTROL

PAINTED LINES
1) The Contractor shall hire an independent testing firm to provide the following tests:
1) Special marking paint compound especially for striping bituminous paving in one coat.

WATER SERVICE PIPE AND CURB STOPS
2) Manufacturers: Pratt & Lambert, Inc.; Sherwin Williams Co. or DuPont Co.
1) Copper tubing for water services shall meet the requirements of Table 604.1 of the UPC, and Section 2611.2D
of the CEAM Standard Specifications
2) HDPE pressure pipe for water services shall meet the requirements of ASTM D2239, ASTM D2737, ASTM D3035,
AWWA C901, CSA B137.1, and Section 2611.2D of the CEAM Standard Specifications
3) Curb stops for water services Section 2611.2D of the CEAM Standard Specifications
HIGH DENSITY POLYETHYLENE PIPE (HDPE) AND FITTINGS - STORM

3) Colors: Use white paint for concrete and asphalt.
4) All surfaces to be painted must be thoroughly clean and dry.
5) Lay out painted lines with chalk on pavement in accordance with Project Drawings.

7) Apply paint in strict accordance with the manufacturer's directions.
8) Protect all paint from damage by traffic until dry.

2) Pipe joints shall meet the requirements Section 2621.3A3 of the CEAM Standard Specifications

9) Apply handicap logo at handicap stall.

4) Storm sewer crossing above and within 10-ft of existing or proposed water main or services shall meet
the requirements of schedule 40 PVC.
POLYVINYL CHLORIDE (PVC) PIPE AND FITTINGS - STORM
1) PVC storm sewer pipe and fittings within 10-ft of a building and/or water pipe crossing, or when specified
on the plans, shall consist of Schedule 40 PVC, and meet the requirements of ASTM D1785, ASTM D2665, and
ASTM F794, and Section 2621.2A5 of the CEAM Standard Specifications
2) If further than 10-ft from a building and/or water pipe crossing, PVC storm sewer pipe and fittings may consist
of SDR 26 or SDR 35 pipe, unless noted otherwise, and meet the requirements of ASTM D3034 and Section 2621.2A5
of the CEAM Standard Specifications
3) All pipe and fittings shall be SDR 35 for depths of up to 20 feet, and SDR 26 for depths exceeding 20'.
4) Pipe joints shall meet the requirements of Section 2621.3A3 of the CEAM Standard Specifications.

b) The independent testing technician shall cast a set of four compression test cylinders for the first load of
concrete as well as 1 set for every 100 cubic yards, or fraction thereof, of concrete thereafter. Compression
tests shall be performed on one test cylinder at 7 days and two test cylinders at 28 days. The fourth test
cylinder shall be retained in the event of failing compression tests on the 28-day test cylinders.

6) Accurately apply paint to the chalk marks, using striping machines, 4" wide stripes.

1) HDPE pipe and fittings shall meet the requirements of ASTM F2306, and Section 2621.2A8 of the CEAM Standard
Specifications

3) Minimum wall thickness shall be 0.035 inches for 12 and 15 inch diameter pipe, and shall be 0.05 inches
for 18 and 24 inch diameter pipe.

a) The independent testing technician shall perform random field testing of the fresh concrete including slump,
air content, and temperature. (ASTM C143, C173, C231 and C138). One series of the aforementioned
tests shall be performed on the first load of concrete.

Note: The Contractor shall comply with the City of Monticello
General Specifications and Standard Detail Plates for Street and
Utility Construction. Coordinate with the City, as necessary.

FIELD QUALITY CONTROL
1) Aggregate Base Testing:
a) The granular base course shall be test rolled and observed by the Contractor's independent soils technician
as per MNDOT 2211.3C2 (Quality Compaction Method). Once the base course has been tested to the
satisfaction of the Engineer, pavement may be placed.
b) One mechanical analysis (ASTM D-422) per 500 cubic yards of base or fraction thereof.
2) Bituminous Testing:
a) Test temperature of first truck.
b) Ordinary compaction (MNDOT 2360.6C)

STANDARD NOTES
& SPECIFICATIONS

PINE STREET & RIVER STREET WEST
MONTICELLO, MN

2) If inconsistencies exist on the plans between contours and spot elevations, the spot elevations shall govern.

1) Clean, fresh and potable, MnDOT Spec. 3906.

3

1) Elevations shown on the project drawings are finished grade elevations, unless noted otherwise. Elevations not
specifically indicated shall be determined by interpolation of uniform slope between spot elevations and/or contours,
or between such points and existing elevations. Adequate slope shall be constructed to provide positive drainage
away from structures.

MANHOLES AND CATCH BASINS - SANITARY AND STORM

2

PLAN GRADES

WATER

a) Along curbline: 27" Structure: Neenah R-3075-L, 48" (or larger) Structure: Neenah R-3067-L

b) Lawn Areas in Public Right-of-way: Per City requirements
2) No extra compensation will be allowed due to unusual conditions which could have reasonably been determined or
anticipated by examination of the project site and project drawings.

2) Fine: MnDOT Spec. 3126.
3) The last 3 joints of RCP shall be tied, and the end section shall the be provided with an approved trash guard.

SPREADING TOPSOIL AND FINISH GRADING
PROJECT CONDITIONS
1) The Contractor shall become familiar with the project site, and compare actual conditions in the field with those
shown on the project drawings. The Contractor shall contact the Engineer immediately if any inconsistencies are
found between the existing conditions and the project drawings.

1) Coarse: MnDOT Spec. 3137.

Brian J. Schultz, PE

1) The Contractor shall remove excess excavated material, debris, and waste materials, from the
Owner's property and legally dispose of it in accordance with all governing codes.

2) The end sections shall consist of material matching the material of the pipe, which it is being connected to.
Materials and joints shall be as per the specifications described above for the applicable pipe material.

Ph: (320) 339-0669
18 South Riverside Avenue
Suite 230
Fx: (866) 633-1830
schultzeng@live.com
Sartell, MN 56377
www.schultzengdesign.com

DISPOSAL OF EXCESS WASTE MATERIALS

AGGREGATES

DESIGN

5) The Contractor shall protect all adjacent existing facilities from damage, including, but not limited to settlement
due to excavations, erosion, etc. The Contractor shall be responsible for the repair of such damages.

3) The Contractor shall protect newly graded areas from erosion. Settlement or washing that occurs prior
to acceptance of the Work shall be repaired and grades re-established.

1) End sections shall be provided at all pipe inlets and outlets.

1

4) The Contractor shall provide barricades, shoring and other safety measures required by OSHA.

2) The tolerance for areas to be paved shall not exceed 0.15 feet above or below plan subgrade.

2) Base material shall consist of MNDOT 3149.2B2 Select Granular Borrow.

DESCRIPTION

3) The Contractor shall be responsible for any damage to functioning underground or overhead utility lines.
Damaged utilities shall be repaired immediately and service restored at no additional cost to the Owner.

d) Planting areas: See Landscaping Plans/Details

END SECTIONS - STORM

DATE

2). The Contractor shall contact the Engineer immediately if any unknown functioning underground utilities are
discovered during the course of the project, which may interfere with construction. The Contractor shall wait for
instructions before proceeding.

c) Lawn areas: 4" below finish grade.

1) Compacted thickness of finished base: 6" - Concrete Pavement/Aprons
4" - Concrete Sidewalk

NO.

1) The Contractor shall maintain all benchmarks, monuments and other reference points. If any are disturbed or
destroyed, they shall be replaced at the Contractor's expense.

b) Concrete sidewalk: 8" below finish grade.

4) The pipe shall be drawn together by some approved method of jacking or winching. This pressure must be
maintained until sufficient backfill is placed to keep the joint from opening.

MONTICELLO BLOCK 52
APARTMENTS

PROTECTION

b) Concrete pavement/apron: 12" below finish grade.

GRANULAR BASE COURSE MATERIAL

3) The ASTM strength class of pipe shall be Class III unless otherwise shown on the Plans.

REVISIONS

EARTHWORK NOTES

a) Bituminous pavement: 9" below finish grade.

2) Minnesota Standard Specifications for Construction, most recent edition

BUCHHOLZ PROPERTIES, LLC

Contractor shall refer to the geotechnical report for additional requirements and recommendations.

1) Finished subgrade elevations shall be as follows:

2) Pipe joints shall meet the requirements of Section 2621.3A3 of the CEAM Standard Specifications

1) ACI 318, ACI 315, CRSI, ACI 301, latest adoptions.

SITE

SUBGRADE PREPARATION

1) RCP pipe and fittings shall meet the requirements of ASTM C76, and Section 2621.2A3 of the CEAM Standard
Specifications

&

It is mandatory that the Contractor be knowledgable of the applicable MNDOT specification sections during construction.
No additional compensation will be paid to the Contractor for additional work due to unfamiliarity with the applicable
specification sections.

STANDARDS

SCHULTZ ENGINEERING

5) Optimum moisture-density relationship will be determined by testing laboratory in accordance with ASTM D698
and maximum density determination made by Method D of ASTM D698 unless otherwise noted in these
specifications.

I hereby certify that this plan, specification or report was prepared
by me or under my direct supervision and that I am a duly licensed
Engineer under the laws of the state of Minnesota

Materials and construction methods specified in the plans reference the Minnesota Department of Transportation
(MNDOT) Standard Specifications for Construction. The Contractor shall obtain a current copy of MNDOT's Standard
Specifications for Construction and review the specification sections applicable to the plans.
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CONCRETE PAVEMENT, CURB & GUTTER, AND SIDEWALK
REINFORCED CONCRETE SEWER PIPE (RCP) AND FITTINGS - STORM
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Date: xx/xx/2022

Brian J. Schultz, PE
License No.: 43129

I hereby certify that this plan, specification or report was prepared
by me or under my direct supervision and that I am a duly licensed
Engineer under the laws of the state of Minnesota

PRELIMINARY - NOT FOR CONSTRUCTION

2" MIN. COMPACTED MNDOT
CLASS 5 AGGREGATE BASE
BELOW CURB AND GUTTER

APPROVED COMPACTED
SUBGRADE

APPROVED COMPACTED
SUBGRADE

20"

1

BITUMINOUS PAVEMENT SECTION
NTS

2

CURB & GUTTER (MNDOT B612)
NTS

CONCRETE
FLOOR SLAB

REINFORCEMENT: #4 BARS
AT 24" O.C., EACH WAY

6" CONCRETE
(MNDOT CONCRETE MIX 3A41)

#4 BARS
4" (TYP)

4" (TYP)

6" MNDOT 3149.2B2 SELECT
GRANULAR BORROW

JOINT

CONCRETE
APRON

NOTES:

APPROVED COMPACTED
SUBGRADE

1. REINFORCEMENT SHALL BE PROVIDED AT ALL BUILDING ENTRANCES WHERE
CONCRETE APRONS ABUT CONCRETE FLOOR SLABS
2. BAR SPACING: 12" O.C. FOR 8" CONCRETE APRONS
18" O.C. FOR 6" CONCRETE APRONS
3. BARS SHALL BE PLACED AT THE CENTER OF THE THINNEST APRON OR SLAB, BUT SHALL
HAVE A MINIMUM BAR COVER OF 3"

NOTE: PLACE CONCRETE REINFORCEMENT AT
THE MIDDLE OF THE PAVEMENT THICKNESS

License No.: 43129

4. BARS SHALL BE PLACED ACROSS TOTAL WIDTH OF BUILDING ENTRANCE

3

CONCRETE APRON/PAVEMENT SECTION
NTS

4

Date: xx/xx/2022

6" MNDOT CLASS 5
AGGREGATE BASE
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7"

8"
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"

R3

"
R3

DESIGN

13 1/2"

121" BITUMINOUS BASE
COURSE (MNDOT 2360 TYPE
SPWEB330B)

3. MNDOT B612 CURB AND GUTTER SHALL MEET THE
REQUIREMENTS OF STANDARD MNDOT PLATE 7100

SITE

6"

TACK COAT BETWEEN
BITUMINOUS COURSES

&

2. CONCRETE SHALL MEET THE REQUIREMENTS OF
MNDOT CONCRETE MIX 3F32

6"

SCHULTZ ENGINEERING

CONCRETE

I hereby certify that this plan, specification or report was prepared
by me or under my direct supervision and that I am a duly licensed
Engineer under the laws of the state of Minnesota

121" BITUMINOUS WEARING
COURSE (MNDOT 2360 TYPE
SPWEA340B)

1. FOR AREAS WHERE DRAINAGE IS DIRECTED AWAY
FROM THE CURB, THE GUTTER SHALL BE TILTED TO
DRAIN FROM THE CURB

PER FT SLOPE

PRELIMINARY - NOT FOR CONSTRUCTION

3
4"
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NOTES

APRON/FLOOR SLAB JOINT REINFORCEMENT
NTS

ADJACENT
SURFACE

EXPANSION
JOINT
CONCRETE (MNDOT
CONCRETE MIX 3A41HE

4" CONCRETE
(MNDOT CONCRETE MIX 3F52)

4"

EXPANSION
JOINT
ADJACENT
SURFACE

4" MNDOT 3149.2B2 SELECT
GRANULAR BORROW
APPROVED COMPACTED
SUBGRADE

NTS

6

4

CONCRETE STEPS SECTION
NTS

(PUBLIC)

STANDARD DETAILS

PINE STREET & RIVER STREET WEST
MONTICELLO, MN

PRIVATE CONCRETE SIDEWALK SECTION

3

3. CONTRACTION AND EXPANSION JOINTS SHALL BE
CONSTRUCTED AS PER MNDOT SPEC. 2521.3C2

BUCHHOLZ PROPERTIES, LLC

5

2. SEE PLAN FOR NUMBER OF STEPS

DATE

CONTRACTION AND EXPANSION JOINTS SHALL
BE CONSTRUCTED AS PER MNDOT SPEC.
2521.3C2

REVISIONS

1. STEP RISER HEIGHT = 7"
STEP TREAD WIDTH = 11"

NO.

NOTES:

MONTICELLO BLOCK 52
APARTMENTS

APPROVED COMPACTED
SUBGRADE

2

4"

DESCRIPTION

REINFORCEMENT:
#4 BARS AT 8" O.C.,
EACH WAY

1

4" MNDOT 3149.2B2 SELECT
GRANULAR BORROW

PROJECT
NUMBER:
22015

C3 OF 9

CURB
DEMOLITION
LIMIT

REMOVE EXISTING PAVEMENT AND
CURB & GUTTER AS NECESSARY
FOR NEW UTILITY CONNECTION
(SEE SHEET C9)

DISCONNECT EXISTING WATER
SERVICE AND SHUT OFF CORP.
STOP

REMOVE EXISTING
CATCH BASINS

CAP EXISTING SAN. SERVICE AT
WYE CONNECTION

REMOVE EXISTING
CURB & GUTTER (TYP)

REMOVE EXISTING PUBLIC
SIDEWALK AS PER CITY
STANDARDS (TYP)

CURB DEMOLITION
LIMIT

CURB
DEMOLITION
LIMIT

REMOVE EXISTING SANITARY
AND WATER SERVICES

REMOVE EXISTING
PAVEMENT (TYP)

REMOVE EXISTING
SIDEWALK (TYP)

REMOVE EXISTING
CURB & GUTTER (TYP)
REMOVE EXISTING
CURB & GUTTER (TYP)

REMOVE EXISTING PUBLIC
SIDEWALK AS PER CITY
STANDARDS (TYP)

REMOVE EXISTING
CONCRETE TRENCH

License No.: 43129
Date: xx/xx/2022

6. COORDINATE ALL NECESSARY RELOCATION AND/OR ADJUSTMENTS OF EXISTING NON-SEWER AND NON-WATER
UTILITIES (GAS, ELECTRIC, COMMUNICATIONS, ETC.) WITH LOCAL UTILITY.

Brian J. Schultz, PE

REMOVE EXISTING
DRIVEWAY ENTRANCE

REMOVE EXISTING
STORM SEWER
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5. TREES LOCATED IN THE PROPOSED CONSTRUCTION AREA SHALL BE REMOVED. VERIFY EXTENT OF TREE
REMOVAL WITH OWNER.

DESIGN

4. EXISTING LAWN AREAS, NOT DESIGNATED FOR DISTURBANCE, WHICH ARE DAMAGED DURING CONSTRUCTION
SHALL BE RE-GRADED, SEEDED, AND MULCHED. THE MULCH SHALL BE DISCANCHORED.

SITE

EXISTING BUILDING TO BE REMOVED
- REMOVAL SPECIFICATIONS,
METHODS, ETC. BY OTHERS

&

3. EXISTING PAVEMENT, CURB & GUTTER, AND/OR SIDEWALK AT THE DEMOLITION LIMITS SHALL BE SAWCUT WITH
AN APPROPRIATE SAW TO OBTAIN A STRAIGHT VERTICAL EDGE.

SCHULTZ ENGINEERING

2. ALL BITUMINOUS AND CONCRETE MATERIAL DESIGNATED FOR DEMOLITION SHALL BE REMOVED AND
DISPOSED OF OFF-SITE PER FEDERAL, STATE AND LOCAL REQUIREMENTS.

I hereby certify that this plan, specification or report was prepared
by me or under my direct supervision and that I am a duly licensed
Engineer under the laws of the state of Minnesota

PUBLIC SIDEWALK AND CURB & GUTTER
TO BE REMOVED PER CITY, COUNTY,
AND/OR MNDOT STANDARDS

CIVIL CITY SUBMITTAL SET - 04/04/2022

1. DURING ALL DEMOLITION OPERATIONS THE CONTRACTOR SHALL BE CAREFUL SO AS TO NOT DAMAGE
EXISTING BUILDINGS, PAVEMENT/HARDSCAPES, OR UTILITIES (IE: MANHOLES, GATE VALVES, ETC.) DESIGNATED
TO REMAIN. THE CONTRACTOR SHALL COORDINATE DEMOLITION AND REMOVAL OPERATIONS WITH THE
OWNER, AND SHALL CONTACT GOPHER STATE ONE CALL (800) 252-1166 FOR A UTILITY LOCATE. ANY
BUILDINGS, PAVEMENTS/HARDSCAPE, OR UTILITIES, DESIGNATED TO REMAIN, THAT IS DAMAGED BY THE
CONTRACTOR SHALL BE REPAIRED AT THE CONTRACTOR'S EXPENSE.

PRELIMINARY - NOT FOR CONSTRUCTION

DEMOLITION AND REMOVAL NOTES:

PAVEMENT AND CURB &
GUTTER TO BE REMOVED

EXISTING BUILDING TO BE
REMOVED - REMOVAL
SPECIFICATIONS, METHODS,
ETC. BY OTHERS

REMOVE EXISTING
PAVEMENT (TYP)
REMOVE EXISTING
SIDEWALK (TYP)
REMOVE EXISTING
PAVEMENT (TYP)
EXISTING BUILDING TO BE REMOVED
- REMOVAL SPECIFICATIONS,
METHODS, ETC. BY OTHERS

REMOVE EXISTING
CATCH BASIN

4

DATE

3

EXISTING BUILDING TO BE
REMOVED - REMOVAL
SPECIFICATIONS,
METHODS, ETC. BY
OTHERS

2

REMOVE EXISTING
PAVEMENT (TYP)

NO.

EXISTING BUILDING TO BE
REMOVED - REMOVAL
SPECIFICATIONS,
METHODS, ETC. BY
OTHERS

REVISIONS

CAP EXISTING
12" RCP STORM SEWER
AT RIGHT-OF-WAY

1

REMOVE EXISTING
12" RCP STORM SEWER

DESCRIPTION

REMOVE EXISTING PUBLIC
SIDEWALK AS PER CITY &
MNDOT STANDARDS (TYP)

CURB DEMOLITION
LIMIT

REMOVE EXISTING PUBLIC
CURB & GUTTER AS PER CITY
& COUNTY STANDARDS (TYP)

REMOVE EXISTING
CURB & GUTTER
(TYP)

BUCHHOLZ PROPERTIES, LLC

EXISTING BUILDING TO BE
REMOVED - REMOVAL
SPECIFICATIONS,
METHODS, ETC. BY
OTHERS

REMOVE EXISTING PUBLIC
SIDEWALK AS PER CITY &
MNDOT STANDARDS (TYP)

CURB DEMOLITION
LIMIT
REMOVE EXISTING PUBLIC
SIDEWALK AS PER CITY &
COUNTY STANDARDS (TYP)

CURB DEMOLITION
LIMIT
REMOVE EXISTING
DRIVEWAY ENTRANCE

CURB DEMOLITION
LIMIT

DEMOLITION & REMOVALS PLAN

PINE STREET & RIVER STREET WEST
MONTICELLO, MN

REMOVE EXISTING PUBLIC
SIDEWALK AS PER CITY &
COUNTY STANDARDS (TYP)

MONTICELLO BLOCK 52
APARTMENTS

PUBLIC SIDEWALK
DEMOLITION LIMITS

PROJECT
NUMBER:
22015
SCALE:
1"=30'

0

30

60

120
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INV=915.95

915.67

(2) FORCE
MAIN PIPES

12" HDPE @ 2.00%

5"

ALARM

DISCHARGE TO
CB3 (INV=919.75)

915.67
8" SOLID MASONRY
BL0CK, PRECAST OR

8" SOLID MASONRY
BL0CK, PRECAST OR

SINGLE LINE OF
STEEL FABRIC HAVING
AN AREA OF 0.12 SQ
IN PER FT OF

PRIMARY
PUMP ON

60 LF
24" RCP
@ 0.40%

2

TRENCH DRAIN #1 (TR1)

1
2.0
%

924

913.17

%

911.17

0.5

%

WET WELL
BOTTOM

4.7

%

(2) SUBMERSIBLE
500 GPM PUMPS

PRIMARY
PUMP OFF

924
5.0

F

HP

142 LF
24" HDPE
@ 0.53%

92

1.2

4

%

2. PUMP SUPPLIER SHALL DETERMINE SIZE AND MATERIAL OF FORCE MAIN PIPE.
CB3
RIM = 923.75
INV = 919.75

FORCE
MAIN (TYP)

924

EX

5.0

924

924

5.7%

928
8.8%

926

8.0
%

8.0

HP

%

NTS

928

GRADING NOTES:

.5%

2

%

%

2

LIFT STATION #1 (LS1) ELEVATION REFERENCE

1.0

4.6

5. FORCE MAIN PIPE SHALL BE PROVIDED WITH A GATE VALVE LOCATED OUTSIDE THE LIFT STATION.

8.0
%

922

%
5.0

4. SHOP DRAWINGS SHALL BE SENT TO THE ENGINEER FOR APPROVAL.

14 LF
12" RCP
@ 2.00%

%

5.0

%

HP

3. FORCE MAIN SHALL BE INSTALLED TO SLOPE UPWARDS FROM THE LIFT STATION TO CB3 AT A MINIMUM
OF 2%. REMAINING STORMWATER IN THE FORCE MAIN PIPE AT THE TIME OF PUMP SHUT-OFF SHALL
DRAIN BACK INTO THE LIFT STATION STRUCTURE.

RETAINING WALL #3
LENGTH = 100 LF
HEIGHT = 0 TO 4'-2"

LIFT STATION (LS1)
(SEE 2/C5)

0%
5.

EX

1. CONTRACTOR SHALL SELECT APPROPRIATE PUMP(S)

920

928

7.0%

%

TRENCH DRAIN (TR1)
(SEE 1/C5)

928

EX

1.9%

1.0
%

4.5%

3.6

EX

2. EXISTING TOPOGRAPHICAL INFORMATION WAS OBTAINED FROM A TOPOGRAPHICAL SURVEY
COMPLETED BY BOGART, PEDERSON & ASSOCIATES, INC, BECKER, MN. (763) 262-8822

182 LF
18" HDPE
@ 1.54%

3. BENCHMARK:

4%

2.

EX
PROJECT BENCHMARK: SOUTHEAST CORNER OF THE SOUTHEASTERLY-MOST ELECTRICAL CABINET
AT SOUTHEAST CORNER OF SITE (SEE PLAN) - ELEV = 928.45 (NAVD 88).

RETAINING WALL #1
LENGTH = 96 LF
HEIGHT = 0 TO 10'-4"

%
1.0

CB2
RIM = 926.55
INV = 922.55

1. CONTRACTOR SHALL VERIFY ALL EXISTING CONDITIONS INCLUDING LOCATIONS, AND RIM
AND INVERT ELEVATIONS, OF EXISTING DRAINAGE AND SANITARY STRUCTURES. LOCATION
AND SIZE OF EXISTING SANITARY, WATER, AND STORM SEWER STUBS, AND EXISTING
GRADES SHALL ALSO BE VERIFIED.

%
2.4

EX

REFERENCE BENCHMARK: TOP NUT OF HYDRANT LOCATED IN NORTHEAST QUADRANT OF THE
INTERSECTION OF BROADWAY & WALNUT STREET (SEE PLAN) - ELEV = 931.01 (NAVD 88).

EX

CONTACT BOGART, PEDERSON & ASSOCIATES FOR ADDITIONAL INFORMATION RELATED TO
BENCHMARKS

1.1%
EX

%

928

88 LF
12" SCH 40 PVC
@ 1.20%

5. IF REQUIRED BY THE MINNESOTA DEPARTMENT OF LABOR AND INDUSTRY, THE
OWNER OR CONTRACTOR SHALL OBTAIN A PLUMBING PERMIT PRIOR TO THE
INSTALLATION OF ANY STORM SEWER UTILITIES.
6. THE CONTRACTOR SHALL CONTACT GOPHER ONE CALL AT (800) 252-1166 FOR A
UTILITY LOCATE PRIOR TO THE START OF CONSTRUCTION AND VERIFY LOCATIONS OF
UTILITIES BEFORE BEGINNING WORK.

928
RETAINING WALL #4
LENGTH = 338 LF
HEIGHT = 0 TO 3'-0"

CONNECT TO INTERIOR
ROOF DRAIN
INV @ BLDG = 923.60

%

EX
EX
EX
PROPOSED BUILDING
MFE = 929.00
GFE = 918.67

EX

EX

9. CONTRACTOR SHALL PERFORM CALCULATIONS TO VERIFY EARTHWORK QUANTITIES.
CONTRACTOR'S BID SHALL BE BASED ON EARTHWORK CALCULATIONS COMPLETED BY
THE CONTRACTOR
10. SPOT ELEVATIONS ARE FLOW LINE AND/OR FINISHED GRADES, UNLESS OTHERWISE
INDICATED. TOP OF CURB ELEVATIONS ARE 6" ABOVE THE FLOW LINE SPOT
ELEVATION SHOWN ON THE PLANS, UNLESS NOTED OTHERWISE.
11. "EX" DENOTES EXISTING SPOT ELEVATIONS. "HP" DENOTES HIGH POINTS.
12. ALL PROPOSED ELEVATIONS ARE TOP OF PAVING OR GUTTER, UNLESS NOTED
OTHERWISE. PROPOSED ELEVATIONS ARE INTENDED TO PROVIDE POSITIVE DRAINAGE
TOWARDS CATCH BASINS AND/OR OUTLETS. THE CONTRACTOR SHALL BE
RESPONSIBLE TO PROVIDE THE REQUIRED ELEVATIONS, WHICH WILL PROMOTE
POSITIVE DRAINAGE THROUGHOUT THE PROJECT SITE.
13. CONTRACTOR SHALL CONTRACT WITH A LICENSED STRUCTURAL ENGINEER FOR
DESIGN OF ANY RETAINING WALLS SHOWN ON THIS PLAN. ANY RAILINGS REQUIRED
BY CODE SHALL BE INCLUDED IN THE DESIGN.
14. LINEAR FOOTAGE AND HEIGHTS OF ANY RETAINING WALLS SHOWN ON THIS PLAN
ARE ESTIMATED, BASED ON THE TOPOGRAPHIC SURVEY BACKGROUND, AND SHALL
BE VERIFIED BY THE CONTRACTOR IN THE FIELD.

EX
EX

4

2.0%

1.6

EX

8. FINISHED ELEVATIONS OF LAWN/GREEN AREAS ADJACENT TO BUILDINGS SHALL BE
A MINIMUM OF 6" BELOW FINISHED FLOOR OR TOP-OF-BLOCK ELEVATION.

NOTE: CADD FILES FOR ESTIMATING EARTHWORK QUANTITIES ARE AVAILABLE
TO CONTRACTORS FOR PREPARING BIDS. IN ORDER TO RECEIVE THE CADD FILES,
THE CONTRACTOR WILL NEED TO SIGN A HOLD-HARMLESS AGREEMENT PROVIDED
BY SCHULTZ ENGINEERING & SITE DESIGN, AND AGREE TO PAY A $50 PROCESSING
FEE. THE CADD FILES WILL BE RELEASED UPON RECEIPT OF THE CHECK

PINE STREET & RIVER STREET WEST
MONTICELLO, MN

EX

3

7. SEE SHEETS C2 & C3 FOR STANDARD DETAILS.

1.0%
1.0%

CB1
RIM = 927.25
INV = 923.25

REVISIONS

%

2

2.5

1

92
8

3.0
%

DATE

8
92

2.5%

104 LF
12" HDPE
@ 0.67%

1.0%

3.4

NO.

HP

DESCRIPTION

4. NOTIFY ENGINEER IMMEDIATELY IF ANY INCONSISTENCIES ARE DISCOVERED BETWEEN
ACTUAL SITE CONDITIONS AND WHAT IS SHOWN ON THE PLANS, WHICH ARE
SIGNIFICANT ENOUGH TO ALTER THE INTENT OF THE DRAWINGS.

MONTICELLO BLOCK 52
APARTMENTS

8

92

BUCHHOLZ PROPERTIES, LLC

%

%

4.7

EX

926

5.0
%

5.0

NOTES:

RETAINING WALL #2
LENGTH = 42 LF
HEIGHT = 0 TO 10'-4"

%

926

5.0

%

48" CONCRETE MANHOLE,
OR APPROVED EQUIVALENT

910.25

0.5
%

CB4
RIM = 924.20
INV = 919.00

2.0

PRELIMINARY - NOT FOR CONSTRUCTION

92

16'

914.17

HEIGHT

EX

CONNECT TO EXISTING
STORM MANHOLE
INV = 918.76
(FIELD VERIFY)

SECONDARY
PUMP ON

REINFORCING:

EX

917.55
WET WELL
DEPTH

License No.: 43129

24" WIDE TRENCH @ 2.00%

Date: xx/xx/2022

FLOW
INV=916.35

Brian J. Schultz, PE

33"

INLET

Ph: (320) 339-0669
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Suite 230
Fx: (866) 633-1830
schultzeng@live.com
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www.schultzengdesign.com

8"

21'-2"

DESIGN

20'-0"

SITE

LIFT STATION HATCH TO BE DETERMINED
BY LIFT STATION SUPPLIER AND APPROVED
BY ENGINEER

&

926.25
19'-10"

SCHULTZ ENGINEERING

NOTE: FORCE MAIN PIPES SHALL BE WYED
TOGETHER OUTSIDE LIFT STATION STRUCTURE

WET WELL TOP

1" LIP

I hereby certify that this plan, specification or report was prepared
by me or under my direct supervision and that I am a duly licensed
Engineer under the laws of the state of Minnesota

1" LIP

GRADE
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NEENAH R-4990-HX TYPE A
RIM=918.45

PROJECT
NUMBER:

GRADING PLAN

22015
SCALE:
1"=30'

0

30

60

120

C5 OF 9

d). Contractor shall utilize Seed Mix 25-131 per MNDOT Spec. 3876 for permanent seeding.
Inspection Records

Receiving Surface Waters

e). Permanent seeding shall be sown per MNDOT Spec. 2575.3B.

The following surface waters could receive storm water runoff from this project, and are within 1 mile of the project site:
Surface Water

Mississippi River

Type of
Impaired
Surface Water Water?
River

No

Special
Water?

USEPA Approved TMDL
for Impaired Water?

Comments

The SWPPP Coordinator shall maintain inspection records during construction. These must be recorded in writing within 24 hours
of the inspection and/or maintenance activity. The inspection records shall include the following:

f). Once permanent seeding has been sown, mulch shall be placed over the area as described above (under Temporary
Cover), unless noted otherwise.

The City may order street sweeping to be performed at the Contractor's or Owner's expense if City staff find that construction
activities are resulting in sediment or debris being tracked onto City streets.
5). Filter Logs

1). Date and time of inspections
2). Erosion Control Blanket

a). Filter logs shall be installed at the locations shown on the plan included in this SWPPP.

2). Name of person(s) conducting inspection

Yes
3). Findings of inspections, including recommendations for corrective actions

a). Erosion control blanket shall be placed in areas as shown on the plan included in this SWPPP. These areas shall still be
provided with permanent seeding, as described above, beneath the erosion control blanket.

b). Filter logs shall consist of Type Wood Fiber biorolls and meet the requirements of MNDOT Spec. 3897.
c). Filter logs shall be installed as per MNDOT Spec. 2573.3F.

4). Corrective actions taken (including dates, times, and party completing maintenance activities)
5). Date and amount of any rainfall events greater than 1/2" in 24 hours
a). The Contractor shall install and maintain a rain gauge at the construction site in order to verify rainfall amounts.

SEDIMENT AND OTHER POLLUTANTS
This SWPPP has been designed mainly to provide erosion and sediment control of naturally occurring soils at this site (ie: sands,
loams, and clays). Although this SWPPP does address pollution prevention of other man-made materials, it is assumed that these
materials will consist of debris from existing structures and pavements to be demolished, or debris and chemicals (ie: fuels, new
paints, etc.) resulting from new construction.

6). If any discharge is observed to be occurring during the inspection, a record of all points of the property from which there is a
discharge must be made, and the discharge shall be described (i.e., color, odor, floating, settled, or suspended solids, foam,
oil sheen, and other obvious indicators of pollutants) and photographed.

7). Documentation of any changes to the SWPPP made during construction
a). If the SWPPP coordinator observes that a BMP fails on a regular basis and believes that it is ineffective, it shall be his/her
responsibility to notify the Engineer of such deficiencies. The Engineer may then amend the SWPPP (see "Amending the
SWPPP")

EROSION PREVENTION AND SEDIMENT CONTROL RESPONSIBILITIES

Note: Copies of all inspection records shall be submitted to the Engineer.

SWPPP Design Engineer and Qualifications

AMENDING THE SWPPP

Brian J. Schultz, PE

Training Course

Design of SWPPP Recert.

Training Entity

University of Minnesota

Instructor

John Chapman

Dates of Training Course

March 3, 2020

Total Training Hours

7.0

* "Design of SWPPP" is a recertification course offered by
the University of Minnesota. The Engineer's certification
for "Design of SWPPP" is current, and will expire May 31,
2023. Certification documentation is on file at the
Engineer's office and a copy can be provided upon
request.

SWPPP Coordinator and Qualifications
The Contractor shall provide an individual who shall serve as the SWPPP Coordinator for this project. The SWPPP coordinator
shall oversee the implementation of this SWPPP, as well as the necessary inspections (described below) of erosion prevention
and sediment control BMPs. The SWPPP Coordinator shall also oversee the installation, maintenance, and repair of the BMP's to
be completed in accordance with this SWPPP. The SWPPP Coordinator shall be responsible for the items listed above during the
period from the start of the project to the establishment of final stabilization. During this period, the SWPPP Coordinator, or their
assigned, qualified (see below) representative shall be available for an on-site inspection within 72 hours upon request by the
MPCA.
It shall be the Contractor's responsibility to complete the table below, which will identify the SWPPP Coordinator and that
person's qualifications. This person shall acknowledge that he/she has been assigned to serve as SWPPP Coordinator and will be
overseeing the items listed in this section, by providing their signature in the space below. Please note that this SWPPP will not be
considered complete if the table below is not filled in.
* Typically, the identity of the SWPPP Coordinator is unknown until the project is awarded. The SWPPP Coordinator may be
identified at the project's Preconstruction Conference.

Office Phone #
Cell Phone #
Training Course
Training Entity
Instructor

_________________________________
(Signature)

Dates of Training Course
Total Training Hours

_______________
(Date)

The SWPPP Coordinator may assign other personnel to supervise or perform the duties listed above. However, in completing the
duties listed above, at least one person shall be trained in erosion prevention and sediment control as related to that particular
part of the SWPPP.
If the SWPPP Coordinator chooses to delegate some of the duties and responsibilities listed above to other personnel, a list of
the personnel, as well as their qualifications, shall be kept with and shall become part of this SWPPP. The qualifications shall be
documented in a manner similar to the table shown above. A copy of this list shall be provided to the Engineer.
Once the project has been completed and accepted by the Owner, and Final Stabilization has been established and "Notice
of Termination" submittedto the MPCA, the Owner assumes responsibility for the long term maintenance of the storm water
management system.
The SWPPP Coordinator shall be responsible for ensuring that the Contractor properly disposes of the temporary erosion and
sediments control measures within 30 days after site stabilization is achieved or after the temporary measures are no longer
needed.

e). Filter logs shall remain in place for the life of the project, and shall be allowed to degrade naturally.

d). Erosion control blanket specified in drainage ditches and swales connected to, and within 200 lineal feet, of a property line
or surface water shall be installed within 24 hours of the completion of finish grading (including permanent seeding).

a). Riprap shall be placed in areas as shown on the plan included in this SWPPP.
b). All riprap shall be underlain with Type 4 geotextile fabric. The fabric shall meet the requirements of MNDOT Spec. 3733 and
shall be installed as per MNDOT Spec. 2511.3B2.
c). Riprap materials shall meet the requirements of MNDOT Spec. 3601, and shall be Class 3, unless noted otherwise on the
plans.

Should it be determined, during construction, by the SWPPP Coordinator, Engineer, or Regulatory Officials that deficiencies in this
SWPPP exist, or if significant changes are made to the design/scope of this project that impact erosion prevention and sediment
control, the Engineer shall be notified immediately. The Engineer will then review potential deficiencies and/or significant
changes to project design/scope, and make necessary changes to the SWPPP.

f). The minimum thickness of the riprap shall be 18 inches, unless otherwise noted on the plans.

Pollution Prevention Management

g). Riprap designated at the end of pipe outlets shall be placed within 24 hours of installation of the pipe outlet end section.

Solid waste accumulated during construction, including collected sediment, construction materials, floating debris, construction
debris, paper, plastics, and other solid wastes shall be disposed of in accordance with MPCA disposal requirements:

After changes are made to the SWPPP, the Engineer will issue the necessary documentation, reflecting the changes, to the
owner and to the SWPPP Coordinator. The SWPPP Coordinator shall be responsible to make sure that this documentation is
added to the on-site SWPPP copy and that the changes described in the documentation is implemented on-site.

h). Riprap specified in drainage ditches and swales connected to, and within 200 lineal feet, of a property line or surface water
shall be installed within 24 hours of the completion of finish grading.
Sediment Control
The following sediment control BMPs shall be implemented as part of this project:

EROSION PREVENTION AND SEDIMENT CONTROL BMPS
Standards and References
Materials and construction methods of all BMPs included in this SWPPP shall be as per the Minnesota Department of
Transportation (MNDOT) Standard Specifications for Construction, latest edition. The Contractor and SWPPP Coordinator shall
obtain a current copy of MNDOT's Standard Specifications for Construction and familiarize themselves with the specification
sections applicable to this SWPPP, as there are several BMPs that specifically reference these sections.
The Contractor and SWPPP Coordinator shall be expected to be familiar with the applicable MNDOT specification sections
during construction. No additional compensation will be paid to the Contractor for additional work due to unfamiliarity with
these specification sections.

If shown on the plan, the Contractor shall delineate areas that are not to be disturbed on the site. This may be done with flags,
stakes, signs, silt fence, etc., and shall be completed prior to the start of any grading operations. Regardless of the delineation
method the Contractor chooses to use, the Contractor must communicate to his/her personnel and subcontractors that these
areas are not to be disturbed and construction equipment (including trucks and personal vehicles) shall not be allowed in these
areas.
The Contractor shall minimize compaction and preserve topsoil as much as possible at the site. In pervious ("green") areas that
are not essential to the construction of the project, the Contractor shall avoid construction traffic and maintain the existing
condition of these areas.
Temporary and Permanent Stabilization
All exposed soil areas (including stockpiles) shall be provided with temporary or permanent cover within 7 days of construction
activity temporarily or permanently ceasing in that portion of the site. Temporary or permanent drainage ditches or swales,
which drain off-site or to a surface water, and are within 200 lineal feet of the property line or surface water shall be provided
with temporary or permanent cover within 24 hours of construction. Placement of temporary or permanent cover shall be
initiated immediately upon suspension or completion of excavation operations.
Temporary Cover:
If the Contractor chooses to halt grading operations in a portion of the site (or the whole site) for a period exceeding 7 days,
and grading operations (rough or finish grading) in the affected areas has not yet been completed, temporary cover shall be
placed. Affected areas consisting of drainage ditches or swales connected to, and within, 200 lineal feet of a property line or
surface water shall be provided with temporary cover within 24 hours of connection. Depending on the Contractor's schedule,
the temporary cover shall consist of one of the following BMPs:
1). Discanchored Mulch
a). Discanchored mulch may be used in an area of the site (or the whole site) if the Contractor is halting grading operations
for a period that is relatively short, but exceeds 7 days.

1). Silt Fence
a). Silt fence shall be installed at the locations shown on the plan included in this SWPPP.
b). Silt fence shall be machine sliced and materials shall meet the requirements of MNDOT Spec. 3886.

d). Mulch shall be placed as per MNDOT 2575.3C.
e). All mulch shall be disc anchored as per MNDOT 2575.3D. Prior to the placement and discanchoring of the mulch, the soils
shall be loosened and the area smooth-rough graded per MNDOT 2574.

4). All permanent operation and maintenance agreements that have been implemented, including all right-of-way, contracts,
covenants and other binding requirements regarding perpetual maintenance
5). All required calculations for design of the temporary and permanent Stormwater Management Systems.

f). Any areas that are exposed as a result of wind action after the initial mulch placement shall be covered with additional
mulch to maintain 90% coverage.
2). Temporary Seeding with Mulch
a). Temporary seeding with mulch may be used in areas of the site (or the whole site) if the Contractor is halting grading
operations for a period that is relatively long. Although mulch still needs to be applied as described above, once the
temporary seeding/turf is established, the mulch will no longer need to be maintained. The temporary seeding/turf will
require very little maintenance.

1). Building products that have the potential to leach pollutants shall be maintained under cover (e.g., plastic sheeting or
temporary roofs) to prevent the discharge of pollutants or protected by a similarly effective means designed to minimize contact
with storm water.
2). Pesticides, herbicides, insecticides, fertilizers, treatment chemicals, and landscape materials shall be maintained under cover
(e.g., plastic sheeting or temporary roofs) to prevent the discharge of pollutants or protected by similarly effective means
designed to minimize contact with stormwater.
3). Hazardous materials, toxic waste, (including oil, diesel fuel, gasoline, hydraulic fluids, paint solvents, petroleum-based products,
wood preservatives, additives, curing compounds, and acids) shall be properly stored in sealed containers to prevent spills, leaks
or other discharge. Restricted access storage areas shall be provided to prevent vandalism. Storage and disposal of hazardous
waste or hazardous materials shall be in compliance with Minn. R. ch. 7045 including secondary containment as applicable.

c). Silt fence shall be installed as per MNDOT Spec. 2573.3B2.
4). Solid waste shall be stored, collected and disposed of properly in compliance with Minn. R. ch. 7035.

d). Silt fence shall be installed prior to any upgradient grading operations, and shall remain in place and maintained
adequately until upgradient areas achieve Final Stabilization (see below)
e). Silt fence shall be repaired or replaced if damaged during, or after, rain events, or if accumulated sediment on the
upstream side of the fence reaches 1/3 of the height of the fence. Repair or replacement of silt fence shall be completed
within 24 hours of discovery.
f). Portions of silt fence may be removed to accommodate short-term activities, such as vehicle passage. Short-term activities
shall be completed as quickly as possible, and new silt fence installed immediately after completion of the short-term activity.
If rainfall is imminent or forecasted in the near future, new silt shall be installed regardless of if the short term activity has been
completed or not. The Contractor is advised to schedule short term activities during dry weather as much as practicable. No
additional compensation will be paid due to additional silt fence associated with short-term activities.
g). Temporary soil stockpiles shall be placed on the site in areas upgradient from silt fence. Where the Contractor chooses to
place temporary soil stockpiles outside designated silt fenced areas, the stockpiles shall be surrounded by additional silt
fence. Under no circumstances shall temporary soil stockpiles be placed over surface waters, curb and gutter, catch basins,
culvert inlets or outlets, or ditches.
2). Catch Basin Protection
a). WIMCO Road Drain protection devices, as manufactured by WIMCO, shall be used for catch basin protection on this
project. WIMCO can be contacted at (952)-233-3055, and their web page is www.roaddrain.com.
b). "Road Drain Top Slab" devices shall be installed at all catch basin locations immediately after placement of the catch basin
structures. "Road Drain Top Slab" devices shall remain in place and be adequately maintained until permanent surfacing is
constructed (ie: curb and gutter, pavements, and/or gravel surfacing). In areas designated for turf establishment, "Road
Drain Top Slab" devices shall remain in place until Final Stabilization of all upgradient areas is established.
c). Upon construction of the permanent surfacing, the "Road Drain Top Slab" devices shall be replaced with the WIMCO
product specified on the plans. The WIMCO devices shall remain in place until Final Stabilization of all upgradient areas has
been established.
d). The contractor shall install and maintain the catch basin protection devices as per the manufacturer's instructions and
specifications.
3). Culvert Inlet Protection
a). Culvert inlet protection shall be provided at all culvert inlet locations immediately after construction of the culvert. See plan
included in this SWPPP for culvert inlet locations.

c). An adequate quantity of mulch shall be evenly distributed to achieve 90% coverage of the exposed soils.

2). Any other stormwater related permits required for the project
3). Records of all inspection and maintenance conducted during construction

Once dewatering water has been treated, it may be discharged off-site or to a surface water. The discharge shall be visually
checked to ensure that it is relatively clean and not visibly different from any receiving waters. If discharge is noticeably "dirty", the
Engineer shall be contacted as additional treatment methods may be necessary.

e). Although it is permitted for the riprap to be placed with machinery, it will be necessary for the Contractor to hand place
some of the riprap in order to provide a dense, well-keyed layer of stones with the least practical quantity of void space.

b). The mulch shall be Type 3 per MNDOT Spec. 3882

1). The final SWPPP

If dewatering of sandy subsoils is required for this project, the pump discharge shall be treated prior to discharge off-site or into a
surface water. Treatment of discharge shall be achieved with the use of a "Dandy Dewatering Bag" (or approved equivalent), as
manufactured by Dandy Products,Inc. Dandy Products, Inc. can be contacted at (877) 307-0141, and their web page is
www.dandyproducts.com. The "Dandy Dewatering Bag" shall be installed, utilized, and maintained per the manufacturer's
instructions and specifications.

Adequate erosion control shall be provided at the point of discharge if it is located in an area with exposed soils or established turf.
This erosion control may consist of temporarily placed rip rap, or other approved energy dissipation measures. The type of erosion
control measure shall be at the Contractor's discretion, depending on the location of the dewatering discharge and the unique site
characteristics. The erosion control measures shall be effective and shall be maintained adequately such that no erosion occurs at
the point of discharge.

Record Retention
The SWPPP and associated records shall be stored and maintained by an employee or representative of the Owner for 3 years
after the submission of the Notice of Termination (NOT) Responsibility for overseeing the records will be transferred to another
employee or representative should the current personnel become uninvolved with the project or Owner. These records shall
include the following:

Dewatering

d). Riprap shall be considered "Random Riprap" and shall be placed as per MNDOT Spec. 2511.

SWPPP Coordinator
I, __________________________, hereby
(Printed Name)
acknowledge that I will be serving as SWPPP
Coordinator for this project and will be
responsible for overseeing the items identified in
this section.

c). Erosion control blanket shall be installed as per MNDOT Spec. 2575.3G2.

During the construction of this project it may become necessary to amend this SWPPP. Should the responsibility of installing,
inspecting and maintaining the erosion and sediment control devices and techniques described in this SWPPP be transferred
from the current Contractor to another Contractor, or from the current Contractor to the Owner, this SWPPP shall be updated
accordingly. The Owner will also be required to complete an "Permit Modification Form".

Undisturbed Areas
Company Name

d). Filter logs shall be installed immediately after placement of erosion control blanket.

3). Riprap

There are no known solid wastes or hazardous materials buried below grade at this site. If such wastes or hazard materials are
discovered during construction, the SWPPP Coordinator (described below) will be responsible for notifying the Engineer. This
SWPPP will then be revised to address he presence and disposal of these additional pollutants

Design Engineer

b). Erosion control blanket shall meet the requirements indicated in MNDOT Spec. 3885. See plan for category(s) of erosion
control blanket.

License No.: 43129

f). If sediment tracking from the site is discovered on adjacent streets, the sediment shall be removed with a street sweeper or
other approved method within 24 hours of discovery. This shall be done throughout construction of the project. This sediment
may be returned and graded over exposed areas of the site, or disposed of off site per MPCA requirements.

b). Culvert inlet protection shall consist of geotextile fabric wrapped around, and completely covering the inlet end section.
The geotextile fabric shall be the same fabric used in silt fence applications and meet the requirements of MNDOT Spec.
3886.
c). The culvert inlet protection shall remain in place and adequately maintained until Final Stabilization of all upgradient areas
has been established.
d). Culvert inlet protection shall be repaired or replaced if damaged during, or after, rain events, or if accumulated sediment
reaches 1/2 of the diameter of the culvert pipe. Repair or replacement of culvert inlet protection shall be completed within
24 hours of discovery.

Date: xx/xx/2022

c). Prior to the sowing of permanent seed, the soils shall be loosened and the area smooth-rough graded per MNDOT 2574.

5). Portable toilets shall be positioned so that they are secure and will not be tipped or knocked over. Sanitary waste must be
disposed of properly in accordance with Minn. R. ch. 7041.
The Contractor shall take steps to prevent the discharge of spilled or leaked chemicals, including fuel, from any area where
chemicals or fuel will be loaded or unloaded including the use of drip pans or absorbents unless infeasible. The Contractor shall
conduct fueling in a contained area unless infeasible. The Contractor shall ensure adequate supplies are available at all times to
clean up discharged materials and that an appropriate disposal method is available for recovered spilled materials. The Contractor

If the Contractor washes the exterior of vehicles or equipment on the project site, washing shall be limited to a defined area of the
site. Runoff from the washing area shall be contained in a sediment basin or other similarly effective controls and waste from the
washing activity shall be properly disposed of. The Contractor shall properly use and store soaps, detergents, or solvents. No engine
degreasing shall be allowed on site.
The Contractor shall provide effective containment for all liquid and solid wastes generated by washout operations (concrete,
stucco, paint, form release oils, curing compounds and other construction materials) related to the construction activity. The liquid
and solid washout wastes shall not contact the ground, and the containment shall be designed so that it does not result in runoff
from the washout operations or areas. Liquid and solid wastes shall be disposed of properly and in compliance with MPCA rules. A
sign must be installed adjacent to each washout facility that requires site personnel to utilize the proper facilities for disposal of
concrete and other washout wastes.

FINAL STABILIZATION
Final Stabilization shall be considered established once the following requirements have been achieved:
1). All soil disturbing activities at the site have been completed and all soils are stabilized by a uniform perennial vegetative cover with
a density of 70 percent of its expected final growth density over the entire pervious surface area, or other equivalent means necessary
to prevent soil failure under erosive conditions.
2). The permanent storm water management system is constructed, and is operating as designed. Temporary or permanent
sedimentation basins that are to be used as permanent water quality management basins have been cleaned of any accumulated
sediment. All sediment has been removed from conveyance systems and ditches are stabilized with permanent cover.

2

3). Where work has been suspended due to frozen ground conditions, the required inspections and maintenance schedule must
begin within 24 hours after runoff occurs at the site or prior to resuming construction, whichever occurs first.

e). The Contractor has the option to place Type 4 geotextile fabric beneath the temporary rock entrance. The fabric may
extend the life of the entrance as it will reduce rock "sinking" into the underlying soils. If the Contractor chooses to use fabric, it
should meet the requirements of MNDOT Spec. 3733 and shall be installed as per MNDOT Spec. 2511.3B2.

1

Site drainage will be routed off-site to adjacent public storm sewer in a manner similar to existing drainage patterns.

b). In addition to the plan included as part of this SWPPP, the Contractor shall verify if a Landscaping Plan has been included in
the plans by the Architect. If a Landscape Architect has specified higher quality permanent cover (ie: sod, hydroseeding,
etc.), the Contractor shall provide this permanent cover in lieu of the permanent seeding specified in this SWPPP.

DESCRIPTION

Permanent Site Drainage

a). Unless otherwise noted on the plans, all areas designated for turf establishment shall be provided with permanent seeding.

DATE

2). Where construction sites have permanent cover on all exposed soil areas and no construction activity is occurring anywhere
on the site, the site must be inspected for a period of 12 months (inspections may be suspended during frozen ground
conditions). Following the 12th month of permanent cover with no construction activity, inspections may be terminated until
construction activity is once again initiated or sooner if notified in writing by the MPCA.

NO.

0.0 acres

3). All temporary synthetic and structural erosion prevention and sediment control BMPs have been removed from the project site.
BMPs designed to decompose on site may be left in place.

ADDITIONAL COMMENTS
The Contractor is solely responsible for the cleanup of any wetlands, rivers, streams, lakes, reservoirs, other waters of the State (as defined
by the MPCA's General Storm Water Permit), ground or roadway surfaces or other property damaged by construction activity related to
this project.
Besides the NPDES permit (MPCA General Storm Water Permit), the Contractor and/or Owner shall also be responsible to obtain all other
necessary local government permits related to storm water management, and erosion and sediment control, if applicable (ie:
Watershed District, City, MNDOT, etc.).
This SWPPP is intended to provide a plan for addressing the erosion prevention and storm water management issues associated with this
project. It is to be used in conjunction with the project plans, specifications, and the MPCA General Storm Water Permit. In addition to
the SWPPP, the Owner, Contractor, and SWPPP Coordinator shall familiarize themselves with the actual requirements indicated in the
MPCA General Storm Water Permit itself and are responsible for compliance with the permit's terms, requirements, and conditions. The
Engineer can provide a copy of the permit upon request.

b). Prior to the sowing of temporary seed, the soils shall be loosened and the area smooth-rough graded per MNDOT 2574.
c). Contractor shall utilize Seed Mixes 21-111, 21-112, or 21-113 per MNDOT Spec. 3876 for temporary seeding.
d). Temporary seeding shall be sown per MNDOT Spec. 2575.3B.
e). Once temporary seeding has been sown, mulch shall be placed over the area as described above.

SWPPP - STANDARD NOTES

MONTICELLO BLOCK 52
APARTMENTS

Net Impervious Area Increase

d). Temporary rock entrances shall be maintained in such a manner that the entrances prevent sediment tracking onto
adjacent streets. If a temporary rock entrance is found to be ineffective, it shall be replaced or improved within 24 hours of
discovery.

REVISIONS

2.1 acres

BUCHHOLZ PROPERTIES, LLC

2.1 acres

Proposed Impervious Area

4

1). Permanent Seeding with Mulch

Existing Impervious Area

c). Temporary rock entrance shall be constructed prior to the start of grading operations, and shall remain in place and be
adequately maintained until Final Stabilization has been established.

Brian J. Schultz, PE

1). Where parts of the construction site have permanent cover, but work remains on other parts of the site, inspections of areas
with permanent cover may be reduced to once per month

2.5 acres

PINE STREET & RIVER STREET WEST
MONTICELLO, MN

Areas designated for permanent turf establishment shall be provided with one or more of the following BMPs (see plan):

Anticipated Disturbed Area

b). If the Contractor chooses to access the site from locations other than where temporary rock entrances are specified on the
plans, additional temporary rock entrances shall be placed at these locations, as well.

Ph: (320) 339-0669
18 South Riverside Avenue
Suite 230
Fx: (866) 633-1830
schultzeng@live.com
Sartell, MN 56377
www.schultzengdesign.com

Inspections shall be conducted per the time frames listed above with the following exceptions:

1). Once every 7 days
Disturbed Area & Impervious Surface Tabulation
(within proposed construction area)

a). Temporary rock construction entrances shall be installed at the locations shown on the plan included in this SWPPP. See
detail for temporary rock entrance design.

3

2). Within 24 hours of a rain event (1/2" or greater over 24 hours)

Upon completion of finish grading and/or placement of topsoil, initiation of the placement of permanent cover shall begin
immediately over all exposed areas. This includes areas designated for impervious surfacing (ie: buildings, pavements/gravel
bases, sidewalks, etc.). Where the construction schedule will not allow for the placement of the permanent impervious surfacing
within 7 days of the completion of finish grading, temporary cover shall be provided in these areas, as described above, until the
permanent impervious surfacing can be constructed. Affected areas consisting of drainage ditches or swales connected to, and
within, 200 lineal feet of a property line or surface water, shall be provided with permanent cover within 24 hours of connection.

DESIGN

The SWPPP Coordinator shall inspect, or designate someone else who is qualified to inspect (see above), the construction site
erosion prevention and sediment control BMPs per the following time frames:

SITE

This project will include the demolition of five existing buildings, as well as adjacent pavements, curb & gutter, and sidewalk. After
demolition, the project will consist of the construction of a new mixed-use building with an approximate footprint of 29,400 sf, as
well as parking lot and driveway areas, and sidewalk.

4). Temporary Rock Construction Entrance

&

Permanent Cover:

SCHULTZ ENGINEERING

Inspection Frequency

I hereby certify that this plan, specification or report was prepared
by me or under my direct supervision and that I am a duly licensed
Engineer under the laws of the state of Minnesota

Project Description

CIVIL CITY SUBMITTAL SET - 04/04/2022

BMP INSPECTIONS

PRELIMINARY - NOT FOR CONSTRUCTION
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PINE STREET & RIVER STREET WEST
MONTICELLO, MN

MONTICELLO BLOCK 52
APARTMENTS

BUCHHOLZ PROPERTIES, LLC
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DATE

REVISIONS
DESCRIPTION

SITE

DESIGN
Ph: (320) 339-0669
18 South Riverside Avenue
Suite 230
Fx: (866) 633-1830
schultzeng@live.com
Sartell, MN 56377
www.schultzengdesign.com

&

SCHULTZ ENGINEERING

CIVIL CITY SUBMITTAL SET - 04/04/2022

Date: xx/xx/2022

Brian J. Schultz, PE
License No.: 43129

I hereby certify that this plan, specification or report was prepared
by me or under my direct supervision and that I am a duly licensed
Engineer under the laws of the state of Minnesota

PRELIMINARY - NOT FOR CONSTRUCTION
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License No.: 43129

PERIMETER SILT
FENCE (TYP)

928
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INSTALL CATCH
BASIN PROTECTION
(TYP)

CATEGORY 20
EROSION CONTROL
BLANKET (TYP)

NOTE: EROSION CONTROL
BLANKET MAY BE OMITTED
FROM AREAS DESIGNATED
FOR SOD OR MULCH

Date: xx/xx/2022

Brian J. Schultz, PE

Ph: (320) 339-0669
18 South Riverside Avenue
Suite 230
Fx: (866) 633-1830
schultzeng@live.com
Sartell, MN 56377
www.schultzengdesign.com
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DESIGN
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I hereby certify that this plan, specification or report was prepared
by me or under my direct supervision and that I am a duly licensed
Engineer under the laws of the state of Minnesota
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7. PRIOR TO CONSTRUCTION OF SANITARY SEWER, AND ORDERING ASSOCIATED
MATERIALS, THE CONTRACTOR'S PLUMBING DESIGNER SHALL PROVIDE THE
ENGINEER WITH THE TOTAL DRAINAGE FIXTURE UNITS (DFUs) FOR THE INTERIOR
PLUMBING TO VERIFY THE CORRECT SIZING AND SLOPE OF THE SANITARY SEWER
SERVICE

CONNECT TO EXISTING
6" WATER MAIN
(WET TAP)

OWNER/CONTRACTOR SHALL OBTAIN A PLUMBING PERMIT FROM THE
MINNESOTA DEPARTMENT OF LABOR AND INDUSTRY PRIOR TO THE INSTALLATION
OF ANY SANITARY SEWER OR WATER UTILITIES. CONSTRUCTION OF SANITARY
SEWER OR WATER UTILITIES SHALL NOT COMMENCE UNTIL AFTER THE PLUMBING
PERMIT HAS BEEN OBTAINED, AND ANY AND ALL PERTINENT COMMENTS HAVE
BEEN ADDRESSED ON THE PLAN AND IN THE PROJECT SPECIFICATIONS.
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License No.: 43129

HYDRANT
6" GATE VALVE & BOX
6"X6" TEE
6" C900 PVC LEAD

8" PVC

@ 0.50%

Date: xx/xx/2022

6. CONTRACTOR SHALL VERIFY LOCATIONS AND ELEVATIONS OF ALL EXISTING
UTILITIES PRIOR TO ANY CONSTRUCTION.

REPLACE PAVEMENT AND CURB &
GUTTER AS PER CITY REQUIREMENTS

Brian J. Schultz, PE

5. SEE SHEET C5 FOR STORM SEWER GRADING, AND SHEET C2 FOR MISCELLANEOUS
DETAILS RELATING TO THE PLACEMENT OF THE UTILITIES.

Ph: (320) 339-0669
18 South Riverside Avenue
Suite 230
Fx: (866) 633-1830
schultzeng@live.com
Sartell, MN 56377
www.schultzengdesign.com

REMOVE EXISTING PAVEMENT AND
CURB & GUTTER, AS NECESSARY FOR
NEW UTILITY CONNECTIONS

DESIGN

CONNECT TO EXISTING
8" SANITARY SEWER
INV = 914.04
(FIELD VERIFY)

4. INSTALL SANITARY SEWER SERVICE LINE CLEANOUTS AS REQUIRED BY THE
MINNESOTA PLUMBING CODE

PRELIMINARY - NOT FOR CONSTRUCTION

SANMH1
RIM = 923.00
INV SW = 914.14
INV NW,SE = 914.04

SITE

3. INSULATION SHALL BE PLACED AT ALL LOCATIONS WHERE STORM SEWER CROSSES
SANITARY SEWER, WATER MAIN, OR ASSOCIATED SERVICES. INSULATION SHALL CONSIST
OF AN 8-FT X 8-FT SQUARE OF 3"-THICK RIGID INSULATION. INSULATION SHALL BE PLACED
BETWEEN THE STORM SEWER AND PIPE CROSSING WITH THE EDGES OF THE INSULATION
PARALLEL TO THE PIPING AS MUCH AS POSSIBLE.

&

EXISTING HYDRANT
(ESTIMATED LOCATION)

SCHULTZ ENGINEERING

2. IF CONFLICTS ARE DISCOVERED WHERE WATER MAIN CROSSES EXISTING OR PROPOSED
SANITARY SEWER, SERVICE LINES, OR STORM SEWER, THE WATER MAIN SHALL BE RAISED OR
LOWERED APPROPRIATELY WHILE STILL MAINTAINING A MINIMUM DEPTH OF 8 FEET BELOW
FINISHED GRADE.

I hereby certify that this plan, specification or report was prepared
by me or under my direct supervision and that I am a duly licensed
Engineer under the laws of the state of Minnesota

1. WATER MAIN AND ANY WATER SERVICE LINES SHALL BE PLACED AT A MINIMUM DEPTH
OF 8 FEET BELOW FINISHED GRADE.

CIVIL CITY SUBMITTAL SET - 04/04/2022
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PROPOSED BUILDING
MFE = 929.00
GFE = 918.67

BUCHHOLZ PROPERTIES, LLC
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AE
2

QUANTITY

2" CALIPER

70' x 40-50'

2
3

NHE

New Horizon Elm (Ulmus 'New Horizon')

2" CALIPER

40-50' x 20-30'

SGM

Sienna Glen Maple (Acer x freemanii 'Sienna')

2" CALIPER

60 x 40'

4

HGL

Harvest Gold Linden (Tila x mongolica 'Harvest Gold')

2" CALIPER

40-50' x 20'

4

NAH

Northern Acclaim Honeylocust (Gleditsia tricanthos var. inermis "Harve')

2" CALIPER

35-45' x 30-35'

6

CH

Common Hackberry (Celtis occidentalis)

2" CALIPER

50-75' x 50'

1

KSO

Kindred Spirit Oak (Querscus x 'Nadler')

2" CALIPER

35' x 6'

5

PPB

First Editions Parkland Pillar Birch (Betula platyphylla "Jefpark')

2" CALIPER

40' x 6-7'

4

SYM

SHRUB

RC

Russian Cypress (Microbata decussata)

SYM

PERENNIAL

VH

Varigated Hosta (Hosta undulata)

#1 CONT.

1' x 2.5'

18

FRG

Feather Reed Grass (Calamagrostis acutiflora 'Karl Foerster')

#1 CONT.

4-5' x 2-3'

11

MATURE H x W
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SIZE

QUANTITY

12" x 3-4'

MATURE H x W
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CONTRACTOR SHALL COORDINATE ALL WORK WITH OTHER TRADES PRIOR TO INSTALLATION.

3.

CONTRACTOR SHALL BECOME FAMILIAR WITH THE LOCATION OF ALL EXISTING AND FUTURE UNDERGROUND SERVICES AND
IMPROVEMENTS WHICH MAY CONFLICT WITH WORK TO BE DONE.

4.

CONTRACTOR SHALL LAY OUT PLANT MATERIAL PER PLAN AND FACE TO GIVE BEST APPEARANCE OR RELATION TO ADJACENT
PLANTS, STRUCTURES OR VIEWS.

5.

ALL NEWLY PLANTED MATERIAL SHALL BE THOROUGHLY SOAKED WITH WATER WITHIN 3 HOURS OF PLANTING.

6.

THIRTY DAYS AFTER PLANTING, CONTRACTOR SHALL RE-STAKE AND STRAIGHTEN TREES AS NECESSARY.

7.

CONTRACTOR SHALL THOROUGHLY LOOSEN ANY COMPACTED SUBGRADES PRIOR TO PLACING TOPSOIL, TO A MINIMUM DEPTH OF
6".

8.

ALL PLANTING BEDS, ARE TO RECEIVE 2" DEPTH, CLEAN, WASHED, 34" DRESSER TRAP ROCK OVER A 5 OZ. WOVEN LANDSCAPE
WEED-BARRIER FABRIC. SUBMIT SAMPLE OF MULCH AND LANDSCAPE FABRIC FOR APPROVAL.

9.

ALL PLANTS TO RECEIVE 3" DEPTH SHREDDED CEDAR MULCH IN LAWN AND ROCK MULCH PLANTING BEDS AS INDICATED BELOW;
A.
TREES- 5' DIAMETER
B.
SHRUBS - 2' DIAMETER
C.
PERENNIALS - 18" DIAMETER

SOD

12. CONTRACTOR SHALL MAINTAIN PLANTING BEDS AND LAWN AREAS FOR A PERIOD OF 1-YEAR) UPON COMPLETION OF PLANTING
OPERATIONS. MAINTENANCE TO INCLUDE WEEDING, HAND WATERING, MOWING, MULCH REPLACEMENT, EROSION REPAIR, PLANT
REPLACEMENT, FERTILIZING AND AS ADDITIONALLY REQUIRED OR NECESSARY.

ROCK MULCH, TYPICAL
HGL
1

SGM
2

2.

&

t St
.

ROCK MULCH, TYPICAL

THESE NOTES ARE FOR GENERAL REFERENCE IN CONJUNCTION WITH, AND AS A SUPPLEMENT TO THE WRITTEN SPECIFICATIONS,
DETAILS, ADDENDA AND CHANGE ORDERS ASSOCIATED WITH THE CONTRACT DOCUMENTS.
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13. CONTRACTOR SHALL IMPORT ADDITIONAL CLEAN, NATIVE, SHREDDED TOPSOIL, AS REQUIRED TO FINE GRADE SMOOTH AND EVEN
GRADING PRIOR TO SEEDING AND SHRUB BED PREPARATION. TOPSOIL TO, FREE OF WEEDS, RHIZONES, ROCKS, STICKS,
CONCRETE, CONSTRUCTION MATERIALS AND OTHER DELETERIOUS MATERIAL.

SOD

14. EDGING TO BE COMMERCIAL GRADE, PVC EDGING, INSTALL SMOOTH AND UNIFORM AND PER MANUFACTURER'S
RECOMMENDATIONS.
15. CONTRACTOR TO WARRANTY ALL PLANT MATERIAL FOR 1-YEAR FROM COMPLETION OF PLANTING. REPLACE PLANT MATERIAL
THAT IS DEAD OR HAS 50% OR MORE OF CANOPY NOT LEAFED OUT.
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2.01 TOPSOIL
A. Import topsoil as required to complete the landscape work. It is the Landscape installer's responsibility to
verify all quantities.
B. Imported Topsoil shall be natural loam, which is fertile, friable, surface soil, reasonably free of subsoil, clay
lumps, brush, weeds, rhizomes, litter, roots, stumps, stones larger than 1 ½” in any dimension, and other
extraneous or toxic matter harmful to plant growth. Raw field topsoil is not permissible. Topsoil found to be
unsuitable will be removed and replaced by the Contractor at no additional cost to the Owner.
C. Obtain topsoil from local sources or from areas having similar soil characteristics to that found at project site.
Obtain topsoil only from naturally, well-drained sites where topsoil occurs in a depth of not less than 4”; do not
obtain from bogs or marshes.
2.02 SOIL AMEDMENTS
A. Organic Soil Amendment: Organic, nitrogen stabilized mulch free from deleterious materials and suitable for
trees, shrubs or plants and consisting of shredded or ground bark or other well-composted, nitrogen stabilized
material with no particles exceeding 3/8” in diameter.
B. Commercial Fertilizer: Complete fertilizer of neutral character, with some elements derived from organic
sources and containing the following percentages of available plant nutrients:
C. For trees and shrub beds, provide fertilizer of approximately 5% total nitrogen, 10% available phosphoric acid
and 5% soluble potash. Verify final NPK mix from soils fertility analysis recommendations.
D. For lawns, provide fertilizer with percentage of nitrogen required to provide not less than 1 lb. of actual
nitrogen per 1,000 sq. ft. of lawn area and not less than 4% phosphoric acid and 2% potassium. Provide
nitrogen to a form that will be available to lawn during initial period of growth; at least 50% of nitrogen to be
organic form. Verify final NPK mix from soils fertility analysis recommendations.
2.03 HERBICIDES
A. Pre-emergent: Provide a mixture with active ingredients consisting of a “a-a-a-trifluoro-2, 6-dinito-n,
n-dipropyl-p-toluidine” (1.75% of total mixture) and inactive ingredients (98.25% of total mixture).
Manufacturer: “Green Gold” by Lebanon Chemical Corp. or equal.
B. Other: All other herbicides shall be approved by the Architect prior to use.
2.04 ROCK MULCH TOP DRESSING:

3.01 PREPARATION
A. Preparation of Sub-Grade;
1.
Thoroughly till compacted sub-grade to allow proper root development for the plant material. Till in
two directions until subsoil is loosened sufficiently and large lumps are removed. Roll sub-grade
sufficient to eliminate settling while maintaining a suitable sub-grade for plant material roots to
penetrate.
2.
Clean exposed subgrade of roots, plants, sod, trash, stones over 1-1/2” in diameter, clay lumps,
discarded construction materials, and other extraneous materials harmful or toxic to plant growth.
3.
Install topsoil to finish grades as indicated on grading plans and specifications. Eliminate uneven,
low or high areas to achieve a smooth and uniform grade. Ensure positive drainage away from
buildings and towards drainage structures.
4.
Mix specified organic soil amendments and fertilizers with topsoil at rates specified. Delay mixing
fertilizer if planting will not follow placing of planting soil within a few days. Spread organic soil
amendment at a rate of 2 cubic yards per 1,000 sf to be planted. Spread fertilizer at the rate of 20
lbs. per 1,000 sq. ft. Thoroughly mix organic soil amendment and fertilizer into top 4” of soil.
B. Preparation of Unchanged Grades:
1.
Where lawns and plants are to be planted in areas that have not been altered or disturbed by
excavating, grading, or stripping operations, prepare soil for as follows: Strip existing vegetative
matter, till to a depth of not less than 6”; apply organic soil amendments at the rate of 2 cubic
yards per 1,000 sf and initial fertilizers as specified; remove high areas and fill in depressions; till
soil to a homogeneous mixture of fine texture, free of lumps, clods, stones, roots and other
extraneous matter.
2.
Apply specified commercial fertilizer and organic soil amendment at rates specified and
thoroughly mix into upper 4” of topsoil. Delay application of fertilizer if planting will not follow within
a few days.
3.
Fine grade lawn areas to smooth, even surface with loose, uniformly fine texture. Roll, rake and
drag lawn areas, remove ridges and fill depressions, as required to meet finish grades. Limit fine
grading to areas, which can be planted immediately after grading.
4.
Moisten prepared lawn areas before planting if soil is dry. Water thoroughly and allow surface
moisture to dry before planting lawns. Do not create a muddy soil condition.
5.
Restore planting and lawn areas to specified condition if eroded or otherwise disturbed after fine
grading and prior to planting.
C. Preparation of Lawn Areas:
1.
Fine grade lawn areas as necessary to establish smooth and uniform grades. Ensure positive and
even drainage to drainage structures, swales, detention areas and ponds as applicable. Remove
any debris encountered as necessary. Prepare soil for as follows: Strip existing vegetative matter;
remove high areas and fill in depressions; till soil to a homogeneous mixture of fine texture, free of
lumps, clods, stones, roots and other extraneous matter.
2.
Apply specified commercial fertilizers specified and thoroughly mix into topsoil. Delay application
of fertilizer if planting will not follow within a few days.
3.
Fine grade lawn areas to smooth, even surface with loose, uniformly fine texture. Roll, rake and
drag lawn areas, remove ridges and fill depressions, as required to meet finish grades. Limit fine
grading to areas, which can be planted immediately after grading.
4.
Moisten prepared lawn areas before planting if soil is dry. Water thoroughly and allow surface
moisture to dry before planting lawns. Do not create a muddy soil condition.
5.
Restore planting and lawn areas to specified condition if eroded or otherwise disturbed after fine
grading and prior to planting.
D. Layout individual tree and shrub locations and areas for multiple plantings. Stake locations and outline areas
and secure Landscape Architect's acceptance before start of planting work. Make minor adjustments as may
be requested. Ensure drainage is away from buildings and structures at 2% minimum slope.
E. Excavation for Trees and Shrubs:
1.
Excavate pits with vertical sides and with bottom of excavation slightly raised at center to provide
proper drainage. Loosen hard subsoil in bottom of excavation. Scarify sides of pit. Pit width to be
a minimum of twice the diameter of the root ball or as indicated on details, whichever is greater.
2.
Thoroughly moisten excavations for trees and shrubs with water and allow to percolate out before
planting.
3.02 PLANTING

2

PART 2 - PRODUCTS

PART 3 - EXECUTION

NO.

1.02
SUMMARY
A. Extent of landscape development work is shown on drawings and in schedules. Development work is to
include furnishing and installing all components shown on plans, details and as described in the specifications
for plantings, lawns, soil conditioning, accessories, etc.
B. Sub-grade Elevations: Excavation, filling and grading required to establish elevations shown on drawings are
not specified in this section. Refer to earthwork sections.
1.03
PERFORMANCE REQUIREMENTS
A. Subcontract planting work to a single firm specializing in planting work with a minimum of 3 years planting
experience.
B. General: Ship plant materials with certificates of inspection required by governing authorities. Comply with
regulations applicable to plant materials.
C. Do not make substitutions. If specified plant material is not obtainable, submit proof of non-availability to
Architect, together, with proposal for use of equivalent material.
D. Analysis and Standards: Package standard products with manufacturer's certified analysis. For other
materials, provide analysis by recognized laboratory made in accordance with methods established by the
Association of Official Agriculture Chemists, where applicable.
E. Trees, Shrubs and Plants: Provide trees, shrubs and plants of quantity, size, genus, species and variety
shown and scheduled for landscape work and complying with recommendations and requirements of ANSI
Z60.1 “American Standards for Nursery Stock”. Provide healthy, vigorous stock, grown in recognized nursery
in accordance with good horticultural practice and free of disease, insects, eggs, larvae and defects such as
knots, sun-scald, injuries, abrasions, or disfigurement.
F. Label at least one tree and one shrub of each variety with a securely attached waterproof tag bearing legible
designation of botanical and common name.
G. Inspection: The Landscape Architect may inspect trees and shrubs either at place of growth or at site before
planting, for compliance with requirements for genus, species, variety, size and quality. Landscape Architect
retains right to further inspect trees and shrubs for size and condition of balls and root systems, insects,
injuries and latent defects, and to reject unsatisfactory or defective material at any time during progress of
work. Remove rejected trees or shrubs immediately from project site.
1.04
SUBMITTALS
A. Certification: Submit certificates of inspection as required by governmental authorities. Submit manufacturers
or vendors certified analysis for soil amendments and fertilizer materials. Submit other data substantiating
that materials comply with specified requirements.
B. Certification of Grass Seed: From seed vendor for each grass-seed mono-stand or mixture stating the
botanical and common name and percentage by weight of each species and variety, and percentage of purity,
germination, and weed seed. Include the year of production and date of packaging. Certification of each seed
mixture for turfgrass seeded areas, identifying source, including name and telephone number of supplier.
C. Maintenance Instructions: Recommend procedures to Owner for maintenance of lawns during a calendar
year. Submit before expiration of required maintenance periods.
D. Submit to the Owner, samples of topsoil, wood mulch, rock mulch, and edging to be used in the construction
of the project. Do not order, ship or install any materials, until samples have been approved.
1.05
DELIVERY, STORAGE AND HANDLING
A. Packaged Materials: Deliver packaged materials in containers showing weight, analysis and name of
manufacturer. Protect materials from deterioration during delivery, and while stored at site.
B. Do not remove container-grown stock from containers until planting time.
1.06
JOB CONDITIONS
A. Proceed with and complete landscape work as rapidly as portions of site become available, working within
seasonal limitations for each kind of landscape work required.
B. Utilities: Determine location of underground utilities and perform work in a manner, which will avoid possible
damage. Hand excavate, as required. Maintain grade stakes set by others until removal is mutually agreed
upon by parties concerned.
C. Excavation: When conditions detrimental to plant growth are encountered, such as rubble fill, adverse
drainage conditions, or obstructions, notify Architect before planting.
D. Coordination with Lawns: Plant trees and shrubs after final grades are established and prior to planting of
lawns, unless otherwise acceptable to Landscape Architect. If planting of trees and shrubs occurs after lawn
work, protect lawn areas and promptly repair damage to lawns resulting from planting operations.
1.07
SPECIAL PROJECT WARRANTY
A. Warranty trees, shrubs, perennials and lawns, for a period of one year after date of substantial completion,
against defects including death and unsatisfactory growth, except for defects resulting from neglect by
Owner, abuse by others, or unusual phenomena or incidents which are beyond the Landscape Installer's
control.
B. Remove and replace trees, shrubs, or other plants found to be dead or in unhealthy condition during warranty
period.
C. Another inspection will be conducted at end of extended warranty period, if any, to determine acceptance or
rejection. Only one replacement (per tree, shrub or plant) will be required at end of warranty period, except
for losses or replacements due to failure to comply with specified requirements.

MONTICELLO BLOCK 52
APARTMENTS

1.01
RELATED DOCUMENTS
A. Drawings and general provisions of Contract, including General and Supplementary Conditions and Division-1
Specifications sections, apply to work of this section.
B. The following items of related work are specified and included in other sections of these Specifications:
SECTION 31 22 19FINISH GRADING (SITE WORK)SECTION 31 23 13SUBGRADE PREPARATION
(SITE WORK)

REVISIONS

PART 1 - GENERAL

planting.
3.02 PLANTING
A. Planting Trees, Shrubs and Perennials:
1.
Layout: Coordinate layout of plants with the Landscape Architect for inspection and approval prior
to planting.
2.
Container Removal: Remove containers with proper tools being careful to keep rootball intact.
3.
Set plant material in pit as shown on details. Set plumb and faced for best appearance. Set crown
level or slightly above surrounding grade, or as indicated on details, after settlement. Trees and
shrubs will be inspected for proper planting depth. Plants found to be planted at improper depths
as determined by Landscape Architect will be raised (or lowered) by the Contractor to the proper
depths. Remove advantageous roots that have grown above the trees flare roots. Expose the
flare root as necessary. Plant trees with flare roots exposed at or slightly above the adjacent
grade.
4.
Backfilling: Surface amended soil will be suitable for placement as top 12 inches around sides of
root-ball. Backfill below this depth should not contain organic soil amendment and can be
comprised of un-amended, pulverized soil.
5.
Neatly trim all broken and frayed roots. Flood plant pit when half back-filled and allow to drain.
Complete back-filling. Tamp as necessary but do not over compact.
6.
Watering: Thoroughly water plants immediately after planting and construct water basin per
details. Water all plants for the first growing season as required to promote establishment. Note
that there is no irrigation system. The Contractor will be required to make accommodations to
hand water.
7.
Pre-Emergent Herbicides: Apply granular herbicides at the rates and as recommended by the
manufacturer. Do not apply pre-emergent herbicides where seeding will be done. If weeds appear
in treated areas during the first year, landscaper shall return to remove all weeds at no cost to
Owner.
8.
Weed Barrier Fabric: Apply to planting beds below mulch.
9.
Mulch Pits and Planted Areas: Provide not less than 3” thickness of mulch in tree pits and shrub
planting beds and 2” depth in perennial beds. Keep mulch material away from base of trees,
shrubs and perennials.
10. Prune: Thin out and shape trees and shrubs in accordance with standard horticulture practice.
Prune trees to retain required height and spread. Unless otherwise directed by Landscape
Architect, do not cut tree leaders, and remove only injured or dead branches from flowering trees,
if any. Prune shrubs to retain natural character, do not shear plants.
11. Stake trees immediately after planting, as shown in details. Imbed stakes a minimum of 18” into
undisturbed subsoil. Loop strap around trunk and tie to stake. Strap as shown on details.
B. Sodding New Lawns
1.
Lay sod within 24 hours from time of stripping. Do not plant dormant sod or if ground is frozen.
2.
Lay sod to form a solid mass with tightly fitted joints. Butt ends and sides of sod strips; do not
overlap. Stagger strips to offset joints in adjacent courses. Work from boards to avoid damage to
sub-grade or sod. Tamp or roll lightly to ensure contact with sub-grade. Work sifted soil into minor
cracks between pieces of sod; remove excess to avoid smothering of adjacent grass.
3.
Water sod thoroughly with a fine spray immediately after planting.
4.
Water lawn until sod is firmly rooted and established. Note that there is no irrigation system and
the contractor will be required to make accommodations to hand water all lawn areas.
C. Hydro-Seeding New Lawns (if applicable):
1.
If vegetation exists on the seed bed areas 10 days prior to seeding it should be sprayed with a
Glyphosate herbicide (Roundup or Ranger) following label directions. Remove any vegetation that
will inhibit direct contact of the seed to the soil.
2.
Ensure areas to be seeded are smooth, even with loose uniformly fine texture. Roll, rake and drag
seeding areas to remove ridges and fill depressions as required to meet finish grades.
3.
Apply lawn grass seed at the rate of 5 pounds per 1,000 s.f.
4.
Install seed by method of a mechanical drill or broadcast followed by incorporation by hand raking
or with a tractor drawn spike-tooth harrow. Roll seeded areas with a drum roller to ensure good
seed contact with the soil.
5.
Hydro-mulch at a rate of 2,000 lbs. per acre. Cover 100% of the seeded areas and avoid
over-spray onto pavement and structures. Wash over-spray off of buildings.
6.
Re-seed grass areas larger than 1 sq. ft. showing root growth failure, deterioration, bare or thin
spots, or otherwise not having a uniform stand of grass.
7.
Restore pavement, grassed areas, planted areas, and structures damaged during execution of
work for this section.
3.03 MAINTENANCE
A. Begin maintenance immediately after planting. Maintenance period will begin upon final completion of all
planting areas with a written notice from the landscape installer to the Landscape Architect indicating
substantial completion. Maintenance period days will be counted from May 15 to October 15.
B. Areas to be maintained are to include those areas installed as a part of this contract.
C. Maintain and Warranty trees, shrubs, lawns and other plants until final acceptance or as noted on plans, but
in no case less than the following period:
1-YEAR after substantial completion of planting for general maintenance and watering for length of time as
required for establishment
D. Maintain trees, shrubs and other plants by pruning, cultivating, weeding, watering and as required for healthy
growth. Restore planting saucers. Tighten and repair stake supports and reset trees and shrubs to proper
grades or vertical position as required. Apply pesticides only as required to keep trees and shrubs free of
insects and disease. Adjust watering as weather dictates for optimum plant establishment. Do not over-water
plantings.
E. Maintain lawns by watering, fertilizing, weeding, watering (hand watering as required), weekly mowing,
trimming, and other operations such as rolling, re-grading and replanting as required to establish a smooth
acceptable lawn, free of eroded or bare areas. Adjust watering as weather dictates for optimum lawn
establishment. The contractor must periodically water by hand or truck as necessary to facilitate
establishment.
F. Immediately replace all unhealthy or dead plant materials found during the 1-year warranty period.
3.04 CLEANUP AND PROTECTION
A. During planting work, keep pavements clean and work area in an orderly condition.
B. Protect planting work and materials from damage due to planting operations, operations by other contractors
and trades and trespassers. Maintain protection during installation and maintenance periods. Treat, repair or
replace damaged planting work as directed.
3.05 SATISFACTORY LAWNS
A. Satisfactory Lawn: A healthy, well-rooted, even-colored, viable lawn has been established, free of weeds,
open joints, bare areas, and surface irregularities.
B. Repair areas that erode before lawn establishes. Replace lost topsoil, grade even, reseed and re-hydromulch
as necessary.
C. Reestablish lawns that do not comply with requirements and continue maintenance until lawns are
satisfactory.
3.06 INSPECTION AND ACCEPTANCE
A. When planting work is completed, including maintenance, Landscape Architect will, upon request, make an
inspection to determine acceptability.
B. Where inspected planting work does not comply with requirements, replace rejected work and continue
specified maintenance until re-inspected by Landscape Architect and found acceptable. Remove rejected
plants and materials promptly from project site.
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PLANTS

2.04 ROCK MULCH TOP DRESSING:
A. Rock mulch to be as indicated in notes and details over a commercial grade, 5 oz., woven landscape weed
barrier fabric designed for use in landscape applications. Mulch to be washed clean and free of fines, dirt and
other debris. Rock mulch installed with fines, dirt or debris will be removed and replaced by Contractor at no
additional cost to Owner.
B. Boulders (if applicable) to be locally available granite boulders. Sizes shown on plans are minimum
dimensions.
2.05
WOOD MULCH TOP DRESSING
A. Wood mulch top dressing shall be 3-inch depth, organic shredded cedar free of deleterious materials,
nitrogen stabilized and suitable for top-dressing of trees, shrubs and groundcovers. Trees in lawn areas to
have 4” depth by 5 ft. diameter wood mulch. Ensure that there is no lawn within the 5 ft. mulch diameter.
Submit sample of wood landscape mulch topdressing and fabric to Landscape Architect for approval. Pebble
type bark is not acceptable. Add mulch at end of maintenance period to re-establish 4-inch depth of mulch,
where mulch has settled.
2.06 PLANT MATERIALS
A. Provide trees, shrubs, and other plants of size, genus, species and variety shown and scheduled for
landscape work and complying with recommendations and requirements of ANSI Z60.1 “American Standard
for Nursery Stock”.
2.07 GRASS MATERIALS
A. Sod: Provide strongly rooted sod, not less than 2 years old and free of weeds and undesirable native grasses
and machine cut to pad thickness of ¾” (+1/4”), excluding top growth and thatch. Provide only sod capable of
vigorous growth and development when planted (viable, not dormant).
B. Provide sod of uniform pad sizes and maximum 5% deviation in either length or width. Broken pads or pads
with uneven ends will not be acceptable. Sod pads incapable of supporting their own weight when suspended
vertically with a firm grasp on upper 10% of pad will be rejected.
C. Provide mineral based sod, which is hardy to the region and is composed principally of the following, (peat
based sod is unacceptable): Kentucky Bluegrass (Poa pratensis) var.
D. Hydro-mulch (if applicable): The hydro mulch shall be a mixture of wood cellulose fiber, water and a tackifier
as per the manufacturer's recommendations to provide adherence to the soil. Products to be manufactured
and as commercially available specifically for hydro-mulch application.
E. Hydro-mulch Grass Seed (if applicable): Seed of grass species as follows, with not less than 95 percent
germination, not less than 85 percent pure seed, and not more than 0.5 percent weed seed:
1.
60% of seed mix to be Bluegrass Species: three cultivars in equal amounts such as New Glade,
Award, New Chip, Royce, Champlain or Blue Stone.
2.
30% of seed mix to be Perennial Rye Species: two species in equal amounts such as Grand Slam
and Stellar.
3.
10% of seed mix to be Creeping Red Fescue:
2.08 MISCELLANEOUS LANDSCAPE MATERIALS
A. Edging: Edging to be commercial grade pre-cast concrete 'Bullet' style edging is to be installed as
recommended by manufacturer and as indicated in details.
B. Weed Barrier Fabric: Provide black polypropylene sheet 27 mils thick, 5 oz./sq. yd., grab tensile strength per
ASTM D-4632; 90LB 9machine direction) 50 lbs. (cross machine direction). Provide “DeWitt” or approved
equal.
2.09 OTHER MATERIALS:
A. Provide all other material as required to complete the landscape planting as shown on the drawings, details
and as specified herein.
B. All materials shall be new, first quality and approved by the Architect.
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24" SQUARE

TREE PLANTING DETAIL
NOT TO SCALE

2

SHRUB PLANTING DETAIL
NOT TO SCALE

3

EDGING DETAIL
NOT TO SCALE

DESCRIPTION

SET ROOTBALL ON UNDISTURBED OR
COMPACTED SUBGRADE

REVISIONS

PREPARED PLANTING PIT

BUCHHOLZ PROPERTIES, LLC

ADJACENT FINISH GRADE

PLANTING DETAILS

OF

3

PROJECT
NUMBER:
22015
SCALE:

L3

4

2" MAXIMUM DEPTH, EARTHEN
SAUCER SURROUNDING MULCH TO
CREATE WATERING WELL, TAPER TO
TOP OF ROOTBALL

1

&

TAPER MULCH TO 2" DEPTH AT OUTSIDE EDGE

3

REMOVE ADVANTAGEOUS ROOTS GROWING
PERPENDICULAR TO TREE TRUNK

NOTES:
1. REFER TO SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS.

PINE STREET & RIVER STREET WEST
MONTICELLO, MN

MULCH AS SPEC'D
EARTHEN SAUCER SURROUNDING
MULCH TO CREATE WATERING WELL
FINISH GRADE

REMOVE TOP OF ROOTBALL TO FIRST
FLARE ROOT

SITE

SHRUB, SET PLUMB

4" DIA. x 36" CORRUGATED PVC PIPE TRUNK
PROTECTION ON DECIDUOUS TREES

Ph: (320) 339-0669
18 South Riverside Avenue
Suite 230
Fx: (866) 633-1830
schultzeng@live.com
Sartell, MN 56377
www.schultzengdesign.com

12 GUAGE GALV. WIRE

2

NYLON TREE STRAP BELOW MIDPOINT
OF TREE

NOTE:
1. REFER TO SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS
2. SPREAD MULCH SO THAT IT IS NOT IN CONTACT WITH WOODY BASE OF PLANT
3. KEEP PLANTS MOIST AND SHADED UNTIL PLANTED
4. FOR CONTAINER PLANTS: MAKE 4 TO 5 VERTICAL CUTS IN ROOTBALL AFTER
PLANT HAS BEEN REMOVED. MAKE CUTS 1/2" DEEP. PLANT IMMEDIATELY.
5. WATER COMPLETELY AFTER PLANTING.

DESIGN

TREE, SET PLUMB

SCHULTZ ENGINEERING

TREE
PLAN VIEW -TYPICAL DECIDUOUS TREE STAKING

1

2" EARTHEN SAUCER
SURROUNDING MULCH TO
CREATE WATERING WELL

DATE

2" EARTHEN SAUCER
SURROUNDING MULCH TO
CREATE WATERING WELL

NO.

NYLON TREE STRAP

MONTICELLO BLOCK 52
APARTMENTS

NYLON TREE STRAP

2415 3rd. St. N.
701.298.8392

TREE STAKES, ORIENT TREE
STAKES PERPENDICULAR TO
PREVAILING WINDS

L a n d s ca p e A r c h i t e c t u r e

PREVAILING WINDS

Fargo ND 58102
jim@hdallc.net

NOTE:
1. REFER TO SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS.
2. PLANT FIRST FLAIR ROOT 1" to 2" ABOVE SURROUNDING GRADE.
3. TREES LOCATED IN LAWN TO HAVE 4" DEPTH BY 5' DIAMETER WOOD MULCH.
4. KEEP MULCH 6" AWAY FROM TRUNK.
5. INSTALL WATERING BAGS AS INDICATED IN SPECIFICATIONS. REMOVE WATERING BAGS BEFORE WINTER
REPLACE IN SPRING AND REMOVE AT END OF MAINTENANCE AND/OR WARRANTY.
6. REMOVE WIRE BASKET AND BURLAP;
6.1.
REMOVE TOP OF ROOTBALL, ADVANTAGEOUS ROOTS AND FIBROUS ROOTS LOCATED ABOVE FLARE ROOTS
TO DETERMINE PROPER PLANTING DEPTH.
6.2.
REMOVE WIRE BASKET AND BURLAP FROM BOTTOM OF ROOT-BALL BEFORE PLACING ROOT-BALL IN HOLE.
6.3.
ALL TWINE, ROPE, WIRE BASKET AND BURLAP TO BE REMOVED.
6.4.
AFTER PLACING ROOT-BALL IN HOLE, ADJUST PLANTING DEPTH AS NECESSARY TO PLACE ROOT FLARE AT
OR SLIGHTLY ABOVE ADJACENT GRADE.
6.5.
REMOVE REMAINDER OF WIRE BASKET AND BURLAP PRIOR TO BACKFILLING.

1

2

3

4

5

6

RHET ARCHITECTURE
27 11th ST. N. FARGO, ND 58102
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GENERAL CONTRACTOR:
BUCHHOLZ CONSTRUCTION
ATTN: JOSH TH
PHONE:(320) 980-5600
EMAIL: buchpropmn@gmail.com

BLOCK 52 MIXED USE MONTICELLO, MN

ARCHITECT:
RHET ARCHITECTURE
ATTN: RHET FISKNESS, AIA
ADDRESS: 27 11th ST. N.
FARGO, MN 59102
PHONE: (701) 715-8232
EMAIL: rhet@rhet-arch.com
WEB: WWW.RHET-ARCH.COM

CIVIL ENGINEER:
SCHULTZ ENGINEERING & SITE DESIGN
ATTN: BRIAN SCHULTZ
ADDRESS: 18 S. RIVERSIDE AVE. SUITE 320
SARTELL, MN 56377
PHONE: (320) 339-0669
EMAIL: schultzeng@live.com
WEB: WWW.SCHULTZENGDESIGN.COM

STRUCTURAL ENGINEER:
SANDMAN STRUCTURAL ENGINEERS
ATTN: NATHAN HOFFMAN
ADDRESS: 1587 30th AVE. S.
MOORHEAD, MN 56560
PHONE: (701) 793-0804
EMAIL: nathan.hoffmann@sandmanse.com
WEB: https://www.sandmanse.com/
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WIDTH FACTOR
WIDTH REQ'D
EXIT OCCUPANCY
OPENING RATING
WIDTH PROVIDED

31.2"

.2
156

33"

EGRESS PLAN NOTE
60

CPT: 75'-0"
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30 MIN. FIRE PARTITION
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1 HR FIRE PARTITION
1 HR FIRE BARRIER
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VISION STATEMENT

P HASE O NE | JANUARY 2020

This first phase of the Comprehensive Plan
process, the Visioning phase, included a
community engagement process to identify
common values, growth aspirations and a vision
to inform the planning direction for the next
20 years. The vision, value statements and
preferred development scenario will serve as the
foundation for creating the new Comprehensive
Plan during the second phase of the planning
process. The Comprehensive Plan provides a set
of goals, policies and strategies for achieving
Monticello’s vision for the future.

VISIT
CI.MONTICELLO.MN.US/MONTI2040
TO LEARN MORE!

In 2040 the City of Monticello is an inclusive community focused around sustainable
growth while maintaining its small-town character. Monticello is a Mississippi River
town known for its schools, parks, biking and walking trails and vibrant downtown.
Monticello is an evolving, friendly and safe community that respects the quality of its
environment, fosters a sense of belonging and connection, encourages a healthy and
active lifestyle and supports innovation to promote a prosperous economy.

VALUE STATEMENTS
A safe, clean, and beautiful community
supported by caring and helpful residents.

A healthy community focused on
physical and mental health and wellness
of its residents.

A network of parks, open space
and trail connections that provide
recreation opportunities.

A range of attainable housing options
in terms of type, cost, and location.

An inclusive community welcoming
people of all ages, races, religions and
ethnic backgrounds.

A respected school and education system
serving the community.

A diversified and strong local
economy competitive at regional,
state and national levels.

A balanced land use and transportation
framework that provides options and
connectivity.

A vibrant downtown that embraces the River
and provides a focal point for the community.

A thriving arts and culture scene that
reflects the creativity of the community
and supports a sense of place.

PREFERRED SCENARIO
INCREMENTAL, SUSTAINABLE Growth Scenario

Development Assumptions
•A

Sustainability - Focus on sustainability, open space and wetland
preservation throughout City.

•B

Infill Development - New service commercial and light industrial infill.

C
•

Conservation Neighborhoods - Single-family housing developed as
conservation subdivisions in a clustered fashion mitigating impacts to
sensitive areas.

Key Preferred Scenario Aspects
Downtown Focus
New School

Industrial and Employment

Retail and Commercial

Conservation Neighborhoods

Trails and Open Space

165TH AVE SE

P HASE O NE | JANUARY 2020

The preferred development scenario is the result of community feedback on the four previous scenarios and the community’s vision.
The community envisions Monticello in 2040 as an environmentally and economically sustainable community that has experienced
strong, balanced growth.
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Multi-Family Housing - New multi-family infill development near core
of downtown and other focus areas.
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and will be further detailed and refined.

!

!

85T H ST NE

COUNTY RD 37 NE

94

D OW NTOWN MIX ED-US E ( DM U )
The Downtown Mixed-Use designation applies to the area of Monticello commonly known as the Downtown and further identified in the 2017 Downtown Monticello “Small Area
Plan”. This designation includes a commitment to retain Broadway as Monticello’s Main Street, supporting existing businesses, improving connections to and relationship with the
River, and creating new downtown housing opportunities along Walnut and Cedar Avenues. The purpose is to create a Downtown that is lively throughout the day and into the
evening at all times of the year. Typically uses include retail, restaurants, local serving offices and services, as well as residential uses above the ground floor. Some ground floor
residential uses may be allowed along Walnut, Cedar, 3rd or 4th Streets among others, subject to the location and discretion of the City.

Commercial
•

Ret a i l

•

Offi c es

•

Perso n al S e r v ic e s

•

P ro fess ion al
Serv i c e s

•

Rest a u r ants / C af e s

•

Rec rea t ion an d
E n t ert a i nme nt

LOT PATTERN

•

Density -

•

Floor Area Ra tio

25 + uni t s / acr e
( M e d i um t o Hi gh
D e ns i t y Re s i d e ntia l)
( FAR )
0. 5 0 t o 4 . 0

•

Height -

•

Lot Area -

2018 Correlating
Zoning District
CCD

Com m u n ity
Com m erc ia l Distric t

Up t o 6 s t o r i e s
N/ A

DEVELOPMENT FORM

Z o ning Dis tric t
2018 ZONING
Co rrela ting
INFORMATION

Primary Mode
Residential

Pe d e s t r i an- f r i e nd l y
s t r e e t s cap e

•

Ve hi cul ar ( s l o w s p e e d s )

M u l t i -F am ily
Resi d en tial

Secondary Mode
Recreational
•

Pa rks/ P lay g r ound s

LAND USE MIX

76

Bi cy cl e f aci l i t i e s
a nd p ar k i ng
Tr ans i t o r
s hut t l e s e r v i ce

MOBILITY

VISUAL EXAMPLE

LAND USE, GROWTH AND ORDERLY ANNEXATION

L AND USE, GROWTH AN D ORDE RLY AN N E XAT I ON G OA L S
Listed below are the land use 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: GROWTH AND CHANGE
A City that prioritizes growth inward by concentrating development activities within the existing city boundaries and grows or develops into the Orderly Annexation Area
only when development is proposed or planned contiguous to city boundaries, sensitive open space lands are protected and thoughtfully incorporated into the development
pattern, and the land is serviced by appropriate utility and transportation systems.

GOAL 2: COMPLETE NEIGHBORHOODS
A City that prioritizes growth inward by concentrating development activities within the existing city boundaries and grows or develops into the Orderly Annexation Area
only when development is proposed or planned contiguous to city boundaries, sensitive open space lands are protected and thoughtfully incorporated into the development
pattern, and the land is serviced by appropriate utility and transportation systems.

GOAL 3: SUCCESSFUL COMMERCIAL CORRIDORS AND CENTERS
Successful, vibrant commercial centers and corridors that can adapt over time and provide a place for shopping, services, civic activities, entertainment,
and arts and culture.

GOAL 4: REVITALIZED MIXED-USE DOWNTOWN
A revitalized mixed-use downtown that embraces the River and serves as the heart of the community and focus of civic activity that is lively throughout the day and night
consisting of a variety of dining, shopping, recreation, celebrating, gathering and living opportunities.

GOAL 5: ACTIVE EMPLOYMENT CENTERS
Monticello as a strong and growing regional employment center including a variety of economic sectors established as the preferred location for manufacturing, technology,
research, and development, and home to a diverse mix of businesses and industries.

GOAL 6: NATURAL ENVIRONMENT, PARKS AND OPEN SPACE
An open space “frame” around and woven through Monticello, complemented by the Mississippi River, Bertram Chain of Lakes Regional Park, other local and regional
parks, trails and recreation areas which together protect the City’s natural resources, lakes, wetlands and woodlands, and provide opportunities for recreation, enhance
visual beauty, and shape the City’s character.

MONTICELLO 2040 VISION + PLAN
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Background and Purpose

Goals

The purpose of this Plan is to attract and direct
investments on the core blocks of Downtown Monticello,
MN over the next 10 years.

Improve Pine Street for All Users

Pine
Stre
et

Bro
adw
ay
Wa
lnu
t St

The Plan advocates for solidifying Downtown as the heart
of the community with a series of coordinated public
and private investments. Together, these investments
will create a human-scaled environment that encourages
gathering, socializing, visiting and enjoying on a daily
basis - throughout the year. The improvements outlined
in this Plan aim to build on the unique qualities of
Monticello to make the Downtown yet more attractive
to those who have chosen to live and do business in
the community. Specifically, the Plan seeks to promote
Broadway Street as a storefront district with restaurants
and specialty retail, celebrate the River for its recreational,
connective and economic qualities, reinvigorate a
downtown housing market with multiple, appropriately
scaled, infill projects, and improve the experience of Pine
Street for all users.

Shift the Center of Town to Walnut and
Broadway

Encourage Small and Medium Scaled
Investments

Become a River Town

The plan is ambitious, but achievable. Over time and
upon completion, the plan would usher in up to 500
new units of downtown housing, new restaurants
overlooking the river, and unique retail and services on
Broadway. Momentum can be established in the next
few years. Primary projects to be completed within five
years include: redevelopment of Block 52, Walnut Street
connection to River Street and infill housing on Walnut
Street.
Implementation of this Plan will create two legacies. The
first will be a revitalized Downtown with an economy
and attractions that benefit all residents of Monticello.
Equally important, however to the physical improvements
described above will be the legacy of new partnerships
and civic cooperation that are essential to and will result
from coordinated actions.
The ideas set forth in this Plan come from the vested
interest of the Monticello community through a broad
public outreach effort. The realization of these ideas rely
on a coordinated, cooperative, and active public sector
working in tandem with an entrepreneurial private sector
The result will be a lively Downtown for all in Monticello,
a place that embodies both its history and future
aspirations.

NOTE: This illustration depicts new deveopment on
both private and public properties. The plan does not
compel private property owners to change anything
regarding how they use their land. Rather, the Plan is a
guide for change if the property owner chooses to do
so. Please see page___for an illustration of the Master
Plan as it applies to publicly held properties only. The
City will endeavor to work with existing business who
wish to remain, revitalize and expand in the downtown.
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Downtown is For Everyone
Downtown Monticello is and shall remain the heart of the community.
It is the birthplace of the City and the focus of civic activity. This Plan
builds off those foundational qualities with a clear vision for the future
of the core blocks of Downtown. The vision includes a commitment to
retaining Broadway as Monticello’s Main Street, supporting existing
businesses, improving connections to and relationship with the River,
and creating new downtown housing opportunities along Walnut
and Cedar Avenues for existing and new Monticello residents. The
Plan envisions a Downtown that is lively throughout the day and into
the evening, 12 months of the year. A downtown that serves many
purposes for many people – including dining, recreation, celebrating,
gathering, shopping and living.

Character Areas
Similar to the Embracing Downtown Plan, the Plan divides the study area into
four different character Areas. The purpose of this is to create sub-areas in
downtown, each with its own identity and purpose and direction. The character
areas are developed based on their context and their future role in the downtown.
Typically each character area is a mix of uses, but also has a dominant use.
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Character Area: Riverfront
A redesigned Park with an amphitheater and better relationship
to Downtown will help connect the River to Downtown

A
B
C

C
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Character Area: Broadway
Monticello’s Main Street will transition over time from a street
with primarily services, to one with unique retail and restaurants.
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Existing Buildings
New Buildings

Illustrative Master Plan
The Plan above describes a potential long term build out of the core blocks of Downtown
Monticello.

Character Area: Walnut Street and Cedar Street
Walnut and Cedar Streets will fill in with new housing (2-4 stories)
that adds to the market strength of downtown and provides
additional housing choices for new and existing residents of
Monticello. Their intersections with Broadway will be improved to
make it easier to walk to the Riverfront

Character Area: Pine Street (TH 25))
The community will reclaim Pine Street by maintaining it’
it’s width
idth
and adding pedestrian amenities and local serving commercial
uses.

City of Monticello Downtown Small Area Plan | Executive Summary
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Frameworks
Land Use, Open Space and Transportation are the three frameworks that organize and
define the physical environment. As with systems in the human body, each must function
independently - and together with - the others. If one fails, they all fail. This is why it is
important to understand frameworks as individual systems that must function as part of
a single Downtown.

Immediate Next Steps and Implementation

The Plan is also divided into frameworks in order to allow different agencies,
departments, and investors act in concert with each other. This will help ensure public
and private investments are coordinated, less risky, and more publicly acceptable.

2. Bolster Broadway with a facade improvement program and
retail recruitment.

Framework: Open Space and Parks (Primary recommednations)
• Improve Riverfront Parks to accommodate more programming and events

4. Enact the appropriate policies, programs and incentives that
enable the type of development described in the Plan.

• Redesign Walnut Street and River Street to allow for park extention during events
• Convert vacant lots on Broadway to small pocket parks

1. Improve the physical environment with streetscape, benches,
programming, and art.

3. Aggressively market development opportunities such as
Block 52 and infill housing on Walnut and Cedar Street

Open Space and Parks

• Utilize River islands for additional natural park space
• Create pedestrian refuges or enhanced building entry ways on the corners of blocks along
Pine Street

How is This Plan Related to the Embracing
Downtown Plan and the Comprehensive Plan?

• Enliven open spaces with public art wherever possible

In 2010, the City of Monticello completed the “Embracing
Downtown Plan”. The full area considered to be “Downtown
Monticello”extends from Interstate I-94 to the Mississippi
River, and generally from Cedar Street to Maple Street. The
Embracing Downtown Plan was adopted as an appendix to the
Comprehensive Plan.

Framework: Access and Circulation
• Emphasize connectivity throughout the Core, with pedestrian and bike friendly streets, a
complete sidewalk system, and connectivity to the in-town neighborhoods.
• Promote a “complete streets” policy that balances the needs of all users in the Downtown.
• Manage and improve the grid system to support connectivity and access throughout
Downtown

Access and Circulation

• Work with MnDOT to improve Pine Street for users of Downtown Monticello, including
additional signals, maintaining the River Street signal and supporting an additional river
crossing

Changes in the retail marketplace overall, and more specifically
market changes and reinvestments in downtown Monticello,
have created a need to develop a new planning perspective for
the core blocks of the downtown.
This document therefore is an update to the 2008 Monticello
Comprehensive Plan and to the Embracing Downtown Plan for
the Downtown. This Plan will replace the Embracing Downtown
plan as an appendix to the Comprehensive Plan.

• Improve pedestrian crossings of Broadway at Walnut and Cedar to improve access to the
Riverfront
• Reconnect Walnut Street with River Street
Framework: Development and Land Use
• Riverfront District with destination restaurant and entertainment uses, as well as housing
• Broadway District with shopfront retail and restaurant uses beneath housing and offices
• In-town neighborhoods extend to Walnut and Cedar Street with new infill housing 2-4
stories (apartments and townhouses)

Development and land Use

Additional recomendations are included in the Framewoirks Section pages 25-32
City of Monticello Downtown Small Area Plan | Executive Summary
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Project Goals
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Shift the Center and Double Down on
Broadway.
Over time the travel and use patterns of Downtown have
changed - altering the overall experience of downtown.
Up until 1960, despite Broadway’s designation as a State
Highway (152) most travel was local. However, as the
region grew, Monticello became a crossroads - thereby
burdening Broadway and Pine Street with high volumes of
through traffic and widened streets.
Today, the Broadway / Pine Street intersection is one of
the most traveled intersections in the region. Whereas
that quality makes for great visibility, it also makes for a
poor pedestrian experience and poor access to adjacent
properties.
Broadway, west of Pine Street, is relatively lightly traveled
and unlike Broadwway east of Pine Street, it has retained
its pedestrian scale. Furthermore, the City has developed
successful parks at the end of Cedar Street and Walnut
Street. Therefore, an opportunity exists to fully extend
Walnut and Cedar Street down to the park and grow the
downtown mercantile district towards the riverfront
along Broadway.

Improve the Pine Street Experience for
Everyone.

Lots of Small Investments, a few medium ones
and just one or two big ones.

Engage and love the riverfront. Go beyond the
Swan.

Whether passing through Monticello along Pine Street
(TH 25), trying to cross Pine Street by foot, or going to
a business along Pine Street, the experience of using
Pine Street is generally a negative one for all users. The
environment of Pine Street projects a negative image and
it is a divider between the east and west side of the town.

Monticello, despite it’s growth, is proud to be a small
town. Small towns develop charm and character through
a series of small incremental investments that together
add up to help a place become memorable and beloved.
Simple investments such as new awnings, improved
lighting and well maintained landscaping can make a big
impression. Small buildings that fit on vacant parcels or
otherwise underutilized land can happen quickly - adding
vitality to a community.

Great places have unique assets that differentiate them
from others. Monticello has the Mississippi River. This
defining feature can be further utilized to the benefit of
Monticello residents and businesses. A riverfront that
is well connected with blue and green trails, is publicly
accessible and is activated throughout the day and the
year can become a defining feature for the City and an
important driver of economic activity.

Whereas Pine Street will always be a heavily traveled
street, it does not need to be a negative experience.
The community can take it back, claiming it for more
appropriate development types, making it safer, more
pleasant, and attractive for all users.

By promoting a high quantity of smaller investments (1/4
block and smaller) and medium scaled redevelopment
projects (up to 1/2 block in scale), the Downtown will
become more diverse, more lively, more responsive and
adaptable to changes in the market place.
A few medium scaled investments, warranted by a strong
market or a strategic need, are important and valuable.
But they should be carefully scaled and implemented so as
to not disrupt the fragile fabric of the small town.

City of Monticello Small Area Plan | Goals and Objectives
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Character Areas: Purpose
The Plan divides the study area into four different
Character Areas. The purpose of this is to create subareas in downtown, each with its own identity and
purpose and direction. The character areas are developed
based on their context and their future role in the
downtown. Typically each character area is a mix of uses,
but also has a dominant use.

How does the Plan Balance Flexibility with
Predictability
A
B
C

A

C

Riverfront

Walnut Street

B

D

Broadway

Pine Street

C
D

The Plan describes a Vision for Downtown as a lively place
with pedestrian scaled spaces and building. The Plan
favors human scaled spaces over vehicular scaled spaces;
multiple small investments over single large investments
and coordinated actions over individual directions. The
Plan is based on time-tested approaches to town building
and urban design as well as the strong sentiments
received in the public process.
This vision is described in words and illustrations
throughout the document. Generally, the Character Area
Section uses illustrative drawings to describe the feel and
image of a place while the Frameworks section generally
uses conceptual diagrams that convey broad ideas and
concepts. Together, the Plan gives directions for how to
arrange buildings, infrastructure and open space so the
resulting ensemble is consistent with the Vision.
The use of both illustrative, precise, and diagrammatic
illustrations is intentional in an effort to create
predictability and offer flexibility. This is a long range
plan that relies on a multitude of investors working in
a coordinated manner. Therefore the correct balance
of predictability and flexibility is important because
a balance of predictability and flexibility attracts
investment while the lack of predictability and flexibility
repels investment. Adoption of this Plan by City Council
is intended to be a strong statement of predictability
because it sets in motion several public actions designed
to implement the Vision of the Plan.
So, while the Plan (in locations) is exact and precise,
it recognizes that the end result may or may not look
exactly like the illustrations because individual investors
and developers will interpret the Plan slightly different,
each adding their own expertise and nuance to the Plan.
This is encouraged because it will add richness and nuance
to the end result.

City of Monticello Downtown Small Area Plan | Character Areas
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Bridge Park

A

C

Perspective from Walnut street, looking across a redesigned West Bridge Park

Site Sections Through Block 52 and West Bridge Park

Riverfront Character Area:
The and recomendations guidelines on this page
pertain to the area colored on this diagram

B
C
F

D
D

The Riverfront Character Area will become a proud new public
gathering space for Downtown Monticello that compliments
Broadway and the full Monticello Park System. The Plan
recommends redesigning the riverfront parks so they are more
visible, accessible, active and flexible and promoting development
that takes advantage of access to the river. A new park will be
capable of handling larger crowds for events, and will be more
accessible and usable on a daily basis with additional amenities and
features designed for everyday use.

E

F

G
H

Encourage new housing
surrounding the riverfront
parks on vacant and
underutilized parcels
Maintain and improve the
intersection at River Street
and Pine Street.
Improve the underpass of
Pine Street at the River.
Consider a seasonal bridge
to the island to provide
additional recreational
activity to east and west
Bridge park

B
E

A
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The Plan promotes access to the riverfront by extending Walnut
Street to connect to River Street. It will be designed as a multiuse street that can be closed for farmers markets, gatherings, and
other events. The Plan recommends and leveraging public property
of Block 52 to create a new signature development with market
rate housing and a destination restaurant or entertainment use
overlooking the park and the river. Public parking is maintained on
Block 52 and added to River Street.

D

Redesign Riverfront parks to
include more active events and
programming in West Bridge Park
(amphitheater, water feature,
concessions) and passive uses in
east bridge park.
Add parking and sidewalks to
River Street
Reconnect Walnut Street to River
Street with a design that allows
Walnut Street to be used for
events and park expansion.
Work with the private sector to
create a signature development
on Block 52, with market rate
housing and a restaurant that
overlooks the Park

D

W
aln

Despite being a town born on the River, the Downtown does not
take great advantage of its unique location. Broadway is a block
removed from the Riverfront and the main connection to the
River, Walnut Street, ends in a staircase. The entry experience to
Monticello from the north is mundane with vacant properties and
a thick wall of trees that obscures potential views to public spaces
and Downtown.

A

Precedent Images
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Existing Conditions
on Broadway

Small pocket parks can be developed on vacant lots mid-block on Broadway. These spaces
can serve as convenient pedestrian connections between parking areas mid bloc and the
sidewalks on Broadway. In addition, they can be small plazas with seating for resting,
gathering, and even restaurants if the buildings next to them can be opened up to the
pocket parks.
New development along Broadway is encouraged if it replicates the scale of existing
buildings and shopfronts. Buildings up to four stories, with storefronts located on the
sidewalk and doors every 45’ feet will fit in comfortably with existing buildings. Allowances
for 10 foot setbacks from the sidewalk to create additional pedestrian amenities (such as
seating) are appropriate.

Proposed Lane
Configurations on
Broadway

63 Feet
B

8 Cars

21 Cars

C

Modify striping and median on Broadway
create a safer pedestrian environment.
Small pocket parks on vacant properties that
offer respite from Broadway and pedestrian
connections to parking in the middle of the
block
Curb extensions at Walnut and Broadway to
provide space for landscaping, seating, and
gathering

D New development that replicates the storefront

scale currently present on Broadway. New
buildings should have flexible interiors so a
main street scale can be accomplished in larger
buildings.
E Facade improvement programs that improve
signage, awnings, and general appearance of
existing storefronts

Pine Street

East-bound Left Turn Lane
Stacking Capacity

75 Feet

A

B

Walnut Street

The Plan recommends re-positioning the center of Downtown from the Pine/Broadway
intersection to the Broadway/Walnut intersection. This will be partially accomplished
with intersection improvements that make it easier to cross Broadway at Walnut Street.
This should include curb extensions, fewer through lanes, clearer crosswalks, blinkers and
eventually as warranted, a four-way stop sign. These improvements will increase the flow of
pedestrian and bike traffic to the river and in between stores on both sides of Broadway.

Pedestrian
Crossing width Across
Broadway

Proposed

Locust Street

Broadway - west of Pine Street - has remained physically intact as Downtown’s primary
storefront district. Broadway is relatively well-maintained and home to several services and
community anchors such as the Cornerstone Cafe. However, with growth of retail along the
highway and elsewhere in town, Broadway is no longer a competitive location for general
retail.

Existing

Locust Street

Broadway Character Area:
The and recomendations guidelines on this page
pertain to the area colored on this diagram
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Perspective on Broadway, looking west with a pocket park across the street
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The Plan does not recommend additional widening of Broadway. Instead, the Plan
recommends working with partners to find other measures to mitigate congestion.
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Block 52
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Active Frontage

Building Setback

Surface Parking

Flexible Frontage (either Active or Residential)

Pocket Park & Open Space

Access Way

Setbacks, Pocket Parks & Open Space

Buildings should define the perimeter
of the Block. Minor setbacks (5’-10’) for
overhangs, seating, and display of goods
is permitted on Broadway and Walnut. A
more generous setback is permitted on
Pine due to traffic volumes and access.
Attached corner plazas are encouraged
on the northwest corner of the block and
permitted on the northeast and southeast
corners.
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Frontage And Ground Floor Uses
Active frontages (high transparency) and
uses (retail and restaurants) should be
located on Broadway, Walnut, and the
west half of River Street. The remainder
of the block is flexible - it can have either
residential or active frontages.
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Parking & Servicing
Access to mid block parking is encouraged
on Pine Street and Walnut St. Parking
should have minimal exposure to Broadway,
River or Walnut St but should be large
enough to replace the existing public
parking lot on the block and should be
expandable if the south side of the block
redevelops. Careful consideration should
be given to visibility and access to parking
from Pine St since that will be the primary
access as the site will be approached from
the Bridge. Extra signage or a turning lane
may be required.
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Options
The two illustrations above show potential options for
development on Block 52 - both adhering to the guidelines.
The top illustration shows new development on Broadway,
articulated at a Main Street scale, with a corner plaza and a
covered pass through as a form of pocket park. The bottom
illustration shows a single corner development on Broadway,
with a pocket park.

Block 52 (Public ownership in blue)
Block 52 is a key block in the Downtown.
It is highly visible and it sits on the West
Bridge Park. The site slopes approximately
15’ from Broadway to River Street. Broadway
and Walnut contain mercantile buildings of
varying quality. River Street has vacant parcels
and underutilized buildings.

Approaching Downtown from the Bridge
Block 52 is the Gateway Block to Downtown from the
Bridge. It is important to create an easy way for visitors
to access mid-block parking as they approach downtown.
The image to the left shows the approach - with enhanced
landscaping, a turn lane, and clear signage to direct drivers
to parking mid-block.
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Frameworks: Purpose
Land Use, Open Space and Transportation are the three frameworks that
organize and define the physical environment. As with systems in the human
body, each must function independently - and together with - the others. If
one fails, others are impacted. This is why it is important to understand
frameworks as individual systems that must function as part of a single
Downtown.

Frameworks: Land Use and Development

The Plan is also divided into frameworks in order to allow different agencies,
departments, and investors to act in concert with each other. This will help
ensure public and private investments are coordinated, less risky, and more
publicly acceptable.

Development patterns that support social
interaction, local character, and a compact
connected and walkable environment.

Core Study
Area
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Required Retail Frontage
Small Retail Opportunities
Commercial
Mixed-Use
Multi-Family Housing
Public
Employment
Park/OpenSpace/Cemetery
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Central
Community
District
(CCD)

General Approach
The Land Use Plan promotes a development pattern that
recognizes the essential role that Downtowns plays in
the communities they serve. Successful Downtowns tend
to be places that serve many functions for the full cross
section of the community throughout the year and across
generations. They are places to gather, eat, live, shop,
celebrate, protest, recreate, meet, be entertained, and
to visit. They are places that promote social interactions
and the unique creative expression of the community.
At their best, Downtowns are places that exude pride
because they represent the best the community has to
offer.
In order to promote these ideals, this Plan favors policies
and development patterns that improve downtown for
those who currently use it and patterns that support the
places that people value. Therefore, development patterns
and land uses in this Plan seek to support the Main Street
character of Broadway, the importance of Walnut Street
as a promenade to the River, regional and local needs of
Pine Street, and the riverfront as the birthplace of the
City.
This Plan also recognizes the traditional (and still
relevant) role of Downtown Monticello as well as the
changing nature of small Downtowns throughout
the country. In doing so, the Plan is committed to
retaining the small scale shopfront District on Broadway
by encouraging uses that value “experience” over
“convenience”. At the same time, the Plan encourages
Pine Street (the regional face of downtown) to develop as
a corridor that emphasizes convenience and accessibility.

Together, both Broadway and Pine Street can complement
each other to create a downtown that attracts a wide
range of investments.
Physically, the Plan favors compact walkable small town
design with a fine grained mix of uses. The Plan arranges
development types and land uses so valued places are
supported, and new investments can add to the overall
vitality of downtown.

Recommendations
• Create a Center to Downtown that is active throughout
the day and into the evening - year round. The Walnut
/ Broadway Intersection should become the heart of
this area.
• Improve connections to the River by locating uses that
benefit from open spaces and activities associated with
the River.
• Improve the entry experience from the north.
• Maintain a shopfront District along Broadway, west
of Pine Street comprised of traditional main street
(mercantile) buildings that have retail/restaurant
space on the ground floor and wither housing or offices
above.
• Create a development pattern on Pine Street that
benefits from high visibility and regional access.
•

Infill Walnut Street and Cedar Street with mid
scale housing (2-4 stories) that creates an effective
transition between the in-town neighborhoods and the
Downtown.
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Frameworks: Parks and Open Spaces
Parks, Plazas, and Sidewalks that are lively, safe and pleasant to be in.
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Recommendations

Parks and Open Space play an important role in
distinguishing the Downtown from other areas of
Monticello. Unlike much of Monticello where parks
are generally programmed for recreational / sports and
defined by trees and greenery, the parks downtown
should focus on gathering and general social interaction
as well as planned events. Therefore, in order to support
and enhance the environment for downtown residents
and businesses, this Plan expands the definition of parks
beyond the valued park spaces that are already in use namely Front Street Park, East and West Bridge Park.

• Redesign East and West Bridge park to include
an amphitheater, water feature, riverfront access,
picnicking, and additional space for passive park use.

The Downtown Parks should also take in consideration
the needs of new downtown residents and visitors.
Upon implementation of this plan, several hundred new
residents will be living in the downtown. It is likely
that new downtown housing will be more compact
and with less outdoor space than typical single family
homes. Inevitably this will result in park demands that
don’t currently exist. Meeting these needs is a great
opportunity to further develop a well designed and well
connected park and open space system.
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Picnic Area

Pocket Parks
Seasonal Bridge

• Provide access to the islands with a seasonal bridge
• Create small pocket parks mid block on Broadway to
offer plazas that connect to parking lots in the middle
of the block.
• Redesign Walnut Street between River Street and
Broadway as a special street that can be closed and
used for festivals and events throughout the year.
• Consider all sidewalks for opportunities to enhance
greenery and public art. Emphasize Walnut Street,
River Street and Broadway as the main pedestrian
corridors in Downtown.

Work closely with local businesses, residents (new
and existing) to ensure local parks and open spaces
are appropriately designed and programmed for their
varied needs.

• Modify the Embracing Downtown Plan that
recommends off street bike paths on Pine Street. In
lieu of this off-street path, create north / south bike
access to the river along Walnut and Cedar through a
complete streets policy. Encourage bicycle crossing of
Pine Street at 4th, River and 7th Street.

Park Facilities

Neighborhood Parks

• Connect the two Bridge Parks with Front Street Park
with improved pathways and trails. Design all three
parks as a single park with multiple uses.

•
4th Street
Park

le S

Improved Pedestrian
and Bicycle Crossing
Community Parks

• Improve Front Street Park to include improved boat
landing and space for nature oriented programming.

• Use public art throughout the parks and corridors to
distinguish Downtown as a place of cultural expression
and celebration.
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General Approach

Playground
Water Feature
Amphitheater
Seasonal Bridge
Park Overlook

• Maintain sidewalks and paths along TH25

Public Gardens

Convertible Streets
Pedestrian Promenade to River
Sledding Hill

Proposed Bituminous Trail Connections
Existing Bituminous Trial
MRT Trail

Illustrative Master Plan: East and West Bridge Park
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Frameworks: Circulation and Access
A complete network of flexible streets that favors the needs of residents, businesses, and
visitors.
General Approach
The design of the streets (and the full right of ways) in
downtown have a significant bearing on how downtown
functions and feels. The rights-of-way in the Downtown
should be designed to create a comfortable and safe
physical environment that encourages a range of activities
and development types. The Plan recommendations,
therefore, favor a high quality, well-connected, and
flexible street system that facilitates all users of
downtown - especially those who are using and not
passing through Downtown.
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With two main roads bisecting downtown, traffic volumes
are relatively high. This provides an opportunity to
capture additional business downtown, but it also can
have a deleterious impact on the pedestrian and business
environment in some locations. Recognizing this
situation, previous Plans have emphasized Walnut Street
as a main pedestrian connection to the River (not Pine
Street). This Plan supports that idea and offers several
ways in which that can be further achieved.
This Plan departs from previous Plans in that it also
encourages pedestrian activity on streets other than
Walnut - this includes, Broadway, Pine Street and
Cedar. While the Plan recognizes the regional function
of Broadway and Pine, the Plan strives to balance this
function with the local needs of community connectivity,
aesthetics, pedestrian safety, and multi-modal travel.
Successful Downtowns are not just easy to get to, they
are pleasant to be in and to stay for multiple reasons.
Therefore, this Plan, discourages future road widenings
that would have further negative impacts on pedestrians
Downtown - especially along the primary pedestrian
corridors and districts. In lieu of road widenings, the Plan
champions an well connected and balanced urban street
grid system that can be programmed to flex and contract
as needed to meet all the needs of Downtown.
Accomplishing this goal will require a series of smaller
interventions (signal timing, street connections, traffic

Improved Pedestrian Crossing
Signalized Intersection
Access Way

Interstate 94

Surface Parking

Pine Street (MN 25)

controls, traffic calming, time-of-day-parking restrictions,
modified property access, etc.) in lieu of wholesale street
widening that would likely have a negative physical impact
on the built environment of Downtown.
The Plan also supports a street network where the Level
of Service for pedestrians, transit riders, and cyclists are
considered on equal terms to those of motorists and delay
measurements from modelling are considered as a portion
of overall average trip, not in isolation.

Recommendations
• Connect Walnut Street to River Street
• Maintain the River Street / Pine Street signal as the
formal entrance to Downtown and an important
pedestrian connection across Pine Street.
• Add a traffic signal at 4th and Pine to help balance the
grid and turning movements at the Pine / Broadway
Intersection.
• Modify Walnut / Broadway and Cedar / Walnut
Broadway intersection to prioritize pedestrian
crossings and access to the river.
• Narrow the travel lanes on Walnut Street, add parallel
parking, where possible and ensure continuous safe
and pleasant sidewalks.
• Add sidewalks at the perimeter of blocks where they
are not currently present
• Discourage direct property access to Pine Street;
favoring the side streets wherever possible with
through-block lanes or easements.
• Allow direct property access to Block 52 from Pine
Street in order to reduce volumes at the Pine /
Broadway intersection.
• Discourage deceleration lanes; encourage speeds that
do not require them.
• Consider traffic calming at River Street and Locust (or
Linn) to prevent excessive speeds - similar to River
Street and Cedar Street as an example

Broadway Street (CSAH 75)
Pedestrian Promenade to River
Add Sidewalks to Complete Grid
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Parking Recommendations

Strategy

Specific Block By Block Recommendations

Recommendation
Create a parking program that focuses on creating available spaces
for different user groups.

Priority #1
Maximize use of existing parking
supply

Block 52:
• provide 50 surface spaces for public use mid block
when developing north half of block

Pilot a shared parking program in which private parking is shared
with the “public.”

• locate residential parking underground

Enhance pedestrian access to existing parking lots by developing
small pocket parks on Broadway

• restripe Walnut Street with wider sidewalks for short
term parking

Expand and clarify on -street parking supply on all blocks in
downtown.

Strategically invest in information
and technology

Improve mobility options to reduce
parking demand

Simplify and leverage the zoning
code

• provide short term on-street parking on River Street

Invest in and implements a comprehensive parking signage and
wayfinding system.

• expand public surface lot (50 spc) to south side of
block when redeveloped.

Continually monitor occupancy, availability and utilization of
parking throughout downtown

Block 51
• combine surface lots midblock

Complete the sidewalk system in Downtown to make walking more
comfortable.

• locate residential parking underground

Encourage bicycle access to Downtown with bike racks and clearly
designated bike routes.

• provide short term on-street parking on Locust Street

Revise zoning code to better support walkable development in the
Downtown core.

Block 35
• expand mid-block lot (15 spc)when redeveloping south
west corner of block.

Revise the zoning code to incentivize sharing of parking and
underground parking for residential buildings.
Require Transportation Demand Management program for all
development above a certain size.

Adjust on street regulations and operations to maximize flexibility
Enhance parking administration and at the curb
operations
Establish formal collaboration between the City, County, and other
parking stakeholders.
Provide Additional public parking as Strategically invest in public and shared parking supply in key
needed
locations.

• provide short term on-street parking on River Street

Key Principles for New Parking Supply

•

Ensure that parking is shared and open to the public
to the greatest degree possible.

• Manage new parking as part of the larger system so
that prices and regulations primarily incentivize use
by long-term parkers. If off street parking is more
expensive than on street parking, people will continue
to circle and create congestion.
• Include technology and wayfinding that makes parking
easy to locate and use.
•

Contribute to the downtown environment by
supporting strong urban design, pedestrian access and
safety, and promote street activity via ground floor
uses.

• consider a midblock parking structure. This would
require the re-routing of midblock utilities in order to
preserve space for housing or other development to
face the street.
• locate residential parking underground
Block 36
• maintain and expand mid block lot (15 spc) when
redeveloping southwest corner of block
• locate residential parking underground
• provide short term on-street parking on 3rd Street
Other
• work with property owners on blocks 31, 32, 18,17 to
create shared parking arrangements
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Walnut Street Corridor Concept Plan
Monticello, MN
FINAL - Adopted November 12, 2018

Principles and Values
Connectivity

Sociability

Sustainability

Incremental

Walnut Street will connect three of the
city’s most valuable and beloved assets - the
Community Center, Broadway Street and the
River. It will be a comfortable and simple
connection for all residents and visitors of the
City to use throughout the year.

Walnut Street will become a place where
gathering, celebration, and simple interaction
with friends and strangers can occur in a
safe and inviting manner. The street will be
designed to showcase creativity, art and the
unique identity of the City.

Walnut Street will highlight the City’s
commitment to sustainability. It will
responsibly manage greenspace and
stormwater and will encourage a healthy
lifestyle by promoting walking and cycling
between the Community Center and the River.

Walnut Street corridor improvements will
be implemented over time. While capital
improvements will be budgeted for and
implemented, many of the improvements will
be implemented along with redevelopments
and separate initiatives as they arise.

2

City Wide Significance
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This Plan oﬀers a concept plan for how Walnut Street
can be redesigned to function as both a connection
between the Community Center and the Riverfront and
as an important public space in and of itself.
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A new Walnut street can become a positive address
for development, a place for creative expression,
gathering, and a safe and pleasant way for everyone in
the community to get to the Community Center and the
Riverfront.
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Walnut Street connects two of the Cities most important
amenities and destinations : the Community Center/
Senior Center/City Hall to the Riverfront. In addition,
Walnut Street is bisected by two important recreational
trails: the Mississippi River Train and the 5th Street
bike Trail.

Community Center to River
Mississippi River Trail to 5th Street Bike Trail
A space for everyone

4

The Family Path is a key feature to the overall design.
The Family is an oﬀ-street, two-way multi-use trail
that connects the Community Center to the River. The
Family Path is intended for strolling, jogging, and
slow biking. It is designed to be safe and comfortable
for users of all abilities; however experienced cyclists
are encouraged to use the street. The Family Path
will be lined with amenities such as benches, art and
shade trees. At intersections, the Family Path crosses
the street with special markings, ensuring cross traﬃc
knows the intersection will be occupied by children,
elderly, cyclists, scooters, and others.

Walnut Street Corridor - Issues
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Broadway

3rd Street

4th Street

River Street

The tight dimensions and lack of bumper stops allow
cars to overhand the sidewalk - thereby narrowing the
walking area to less than 3’.

The riverfront parks are disconnected from Downtown and
the rest of the city because Walnut Street ends in a parking
lot.

Tracks

6th Street

Sidewalks jog and are not connected to side streets.
On-street parking is available, but it is unclear due to
intermittent diagonal parking.
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Existing

Street is wider than necessary, creating less than ideal
conditions for walking and cycling.

Crossing Broadway is uncomfortable. The two sides
of Monticello’s Main Street are disconnected.

5

Bridge Park is not connected to Downtown or Walnut
Street due to sidewalks that end and no ramp to
Walnut Street.
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Character Area - Shared + Convertible Street

Broadway Street

Bridge
Park

Between Broadway and River Street,
Walnut Street is designed as a “Shared
Street.” The space between the buildings
is curbless, and can therefore be used more
ﬂexibly. It will have diagonal and parallel
parking, as well as a drop oﬀ zone for the
dance studio. On occasion, the street can
be closed and used for gathering, festivals,
and other events occasionally throughout
the year. Other amenities, such as benches,
shade trees, lighting and banners signify
that this section of Walnut Street is special
and it’s use is shared by many.

Dental

9’
diagonal parking

diagonal parking

49’
drop off

parallel parking

20’
Bessies

River St

Dance Studio

West Bridge Park
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Walnut Street Ramp: Interim Solution
Bridge
Park

River Street

Dental Office

Walnut Street

Walnut Street

Dance Studio

Bessies
End of Walnut Street

West Bridge
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new ramp

stripping in
the parking
lot

Sidewalk at West River Park

new ramp
clear
crosswalks
extended
sidewalk
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CHAPTER 3: ZONING DISTRICTS
Section 3.5 Business Base Zoning Districts
Subsection (G) Central Community District
(G)

Section 3.5 (G)

Central Community Dis t rict

CCD

Central Community District

The purpose of the “CCD”, Central Community District,
is to provide for a wide variety of land uses,
transportation options, and public activities in the
downtown Monticello area, and particularly to
implement the goals, objectives, and specific directives
of the Comprehensive Plan, and in particular, the 2017
Downtown Monticello “Small Area Plan”
Comprehensive Plan Amendment and its design and
performance standards.

Typical CCD Building Types

All proposed development or redevelopment in the CCD
shall be subject to the requirements of the
Comprehensive Plan and other standards identified in
the Small Area Plan report. It is not the intent of this
chapter to abrogate any general Zoning Ordinance
requirements in the CCD, and all such requirements of
the Monticello Zoning Ordinance apply fully within the
CCD unless addressed separately by a more detailed
CCD zoning regulation.
Projects that benefit from public
investments and/or subsidies will have
a greater burden to provide higher
levels of both private and public
amenities.
Sub-Districts. The CCD is hereby
divided into five subdistricts, four of
which comprise the study area of the
Small Area Plan and are known as: (1)
Riverfront, (2) Broadway, (3) Walnut
and Cedar Streets, and (4) Pine Street.
A fifth “sub-district” shall be any area
within the CCD that is not identified as
being within one of the four named
sub-districts. The CCD regulations
shall apply uniformly across all subdistricts unless specific sub-district
Typical CCD Lot Configuration
City of Monticello Zoning Ordinance
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CHAPTER 3: ZONING DISTRICTS
Section 3.5 Business Base Zoning Districts
Subsection (G) Central Community District

requirements apply. The City Council shall, in accordance with the process
providing for zoning map amendments in the Monticello Zoning Ordinance, adopt
a zoning map for the CCD area identifying the subdistrict boundaries.

•

Base Lot Area
No minimum

•

Base Lot Width
No minimum

1. PROCESS REQUIREMENTS:
a. New development or redevelopment projects within the Central Community
District shall require a site plan review by the Planning Commission.
b. At the proposer’s option, or as required by this ordinance, any proposed project
may combine the required site plan review as a part of a concept plan review
before a joint meeting of the Planning Commission and City Council.
c. Existing buildings shall be subject to the permitted and conditional use allowances
of this ordinance.
d. Projects which do not meet the requirements of this ordinance may utilize the
Planned Unit Development (PUD) process.
2. GENERAL REQUIREMENTS:
a. Character Areas. The Central Community District shall be further regulated by
four character sub-areas: Pine Street, Broadway, Walnut/Cedar and Riverfront
and shown in the Official Zoning Map.
b. Projects across Character Area boundaries. By conditional use permit, uses and
standards may extend across Character area boundaries (but not into other zoning
districts) a maximum distance of up to one-half block for project purposes,
provided the majority of the project square footage lies within the permitted
character-area, and the intent and character of the downtown plan is maintained.
Where projects extend across character area boundaries, projects must show
compatibility to both character area standards relating to adjoining districts and
uses.
c. Private joint-parking use. All non-residential parking areas shall be designed to
accommodate cross-access and joint use throughout the CCD zoning district to
minimize the need for parking infrastructure.
d. Accessory Service/Appurtenance Uses. Building mechanical, waste-handling,
and delivery service areas shall not face the public street or public spaces (with
the exception of public parking lots), and shall be screened from view of adjoining
property with materials equivalent to those of the principal building.
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City of Monticello Zoning Ordinance

CHAPTER 3: ZONING DISTRICTS
Section 3.5 Business Base Zoning Districts
Subsection (G) Central Community District

e. Buildings adjacent to single family. Building side walls adjacent to single family
residentially zoned properties, or directly across a public street from such
properties, shall have side wall heights of no greater than the horizontal distance
to the nearest single-family structure. Buildings abutting single family
residentially zoned properties shall have roofs sloping toward the abutting single
family use, or shall employ at least one of the transitional features in Section 4.7
of this ordinance.
f.

Building materials. Building materials for all uses shall be predominantly glass,
brick, natural or cultured stone, or equivalent masonry material. Materials for
lapped siding, board-and-batten, or shake exteriors shall be composite,
maintenance free materials, and shall be limited in overall exterior use to:
o

Residential structures, no more than 30 percent of building exterior.

o

Commercial and other structures, no more than 15 percent of building
exterior may be comprised of architectural metal, which shall be
integrated into the building design.

o

Mixed use buildings shall comply with the commercial building
requirements.

3. PERFORMANCE STANDARDS
a. Character Area Standards
i. Broadway
• All buildings should have a storefront or entrance on Broadway.

City of Monticello Zoning Ordinance

•

Buildings shall be oriented toward the front of the lot, with a
maximum 10’ setback. Setbacks may be increased to accommodate
outdoor seating or activity spaces approved by Planning Commission
during site plan review. Such spaces shall be improved with
enhanced paving and landscaping materials and other elements.

•

Storefronts facing any public street shall consist of a minimum of
50% window/door transparency on ground floor.

•

Buildings shall be between 2-4 stories, additional stories may be authorized
by conditional use permit. Single-story buildings may be approved through
site plan review by the Planning Commission and City Council where
multiple stories are impractical for the specific use. In such cases, the
building architecture should incorporate a façade that mimics multiple stories
through additional window openings or similar features.

•

Buildings shall have a maximum width of 60 feet, or shall be articulated by
setback, materials or window treatments roofline variation, or other design
methods to reflect the appearance of separate buildings, in approximately 3060’ increments.
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CHAPTER 3: ZONING DISTRICTS
Section 3.5 Business Base Zoning Districts
Subsection (G) Central Community District

•

Ground floor commercial buildings which front on public streets or open
space shall not be entirely comprised of office uses, but shall include other
retail, hospitality or entertainment uses.

•

Sidewalks and/or pathway connections shall be provided for all development
projects.

ii. Walnut/Cedar
• Features such as upper balconies, dormers, courtyards, porches and dooryards
shall be incorporated for residential uses.
•

Buildings shall be between 2- 4 stories; additional stories may be authorized
by conditional use permit. Single-story buildings may be approved through
site plan review by the Planning Commission and the City Council where
multiple stories are impractical for the specific use. In such cases, the
building architecture should incorporate a façade that mimics multiple stories
through additional window openings or similar features.

•

Buildings shall be oriented toward Walnut and Cedar Street and toward front
corners where applicable.

iii. Pine Street
• Buildings shall be between 2-4 stories; additional stories may be authorized
by conditional use permit. Single-story buildings may be approved through
site plan review by the Planning Commission and the City Council where
multiple stories are impractical for the specific use. In such cases, the
building architecture should incorporate a façade that mimics multiple stories
through additional window openings or similar features.
•

Buildings shall be oriented to Pine Street with secondary entrances
located on side or interior facades. Corner properties shall have dual
orientation.

b. Use Type Standards
i. Residential
• Single/Two Family: Where permitted, the requirements of the R-2
District will apply.
•
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Townhouse
o

Permitted where the subject property has no direct frontage on
Broadway or Walnut/Cedar.

o

Must preserve open space to coordinate with public spaces.

o

Building heights up to 25 feet or 2 stories above grade.

o

Setbacks – 15 feet from abutting single family, minimum of 8 feet
from public street. Interior side setbacks may be zero.

o

Variable roofline and front building walls.
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•

•
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o

Classic row-house; living space to front; no garage-front design.

o

All parking in attached garages.

o

Parking ratio of 2.0 spaces per du, off-street.

Multi 4-12 du
o

Only allowed where the subject property has no frontage on
Broadway, Walnut/Cedar.

o

Must preserve open space to coordinate with public spaces.

o

Building heights up to 35 feet or 3 stories above grade.

o

Setbacks – 15 feet from abutting single family, minimum of 8 feet
from public street. Interior side setbacks may be zero.

o

Variable roofline and front building walls.

o

Garage entrances may not face a public street.

o

Garages which face a single family residential zoning district must screen the
garage entrance from the eye-level view of the abutting property.

o

All parking in attached garages within building footprint (no surface parking).

o

Parking ratio of 1.57 spaces per du, off-street, or a minimum of no less than
one space per bedroom, off-street, whichever is greater. As part of site plan
review, the Planning Commission may impose a different (higher or lower)
standard where the nature of the use supports such standard.

Multi 13+ du
o

Only allowed where the subject property has no frontage on Broadway,
Walnut/Cedar.

o

Must preserve open space to coordinate with public spaces.

o

Building heights up to 50 feet or 4 stories above grade.

o

Setbacks – 15 feet from abutting single family, minimum of 8 feet from
public street. Interior side setbacks may be zero.

o

Variable roofline and front building walls.

o

Garage entrances may not face a public street.

o

Garages which face a single family residential zoning district must screen the
garage entrance from the eye-level view of the abutting property.

o

All parking in attached garages within building footprint (no surface parking).
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•

o

Parking ratio of 1.57 spaces per dwelling unit including adjacent on-street
parking, or a minimum of no less than one space per bedroom, off-street,
whichever is greater. As part of site plan review, the Planning Commission
may impose a different (higher or lower) standard where the nature of the use
supports such standard.

o

Multiple family housing limited to seniors may reduce parking supply to .5
spaces per dwelling unit, off-street. As part of site plan review, the Planning
Commission may impose a different (higher or lower) standard where the
nature of the type of senior living use supports such standard.

Ground Floor Residential Units
o

When allowed, subject to:
o

Common areas, lobbies, etc. (if any) should be oriented toward street.

o

Street levels should include additional window and doorway glass
exposure toward streets.

o

Residential units on upper, non-ground floors of buildings in the
Riverfront Character Area are permitted as a part of mixed-use
buildings.

ii. Commercial and Mixed-Use, generally
• Uses adjacent to single-family residential zoned properties which
include dining/drinking service spaces shall have l outdoor areas
facing public open space use areas.
• Building heights of up to 50 feet or four stories shall be permitted.
• Buildings heights exceeding 50 feet or four stories may be allowed by
Conditional Use Permit.
• Residential units in mixed-use commercial buildings shall include
balcony spaces.
• Building setbacks shall be 15 feet from abutting single family homes,
minimum 8 feet from public streets. Interior side setbacks may be
zero.
c. Landscaping
Site improvements in the CCD shall include landscaping consistent with the
requirements of the zoning ordinance, Section 4.1 – Landscaping and
Screening.
Pedestrian, plaza/patio, and bicycle spaces on the property shall integrate
alternative pavement materials, designs, or features consistent with the
surrounding streetscape.
d. Parking
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Off-street parking areas shall be developed and constructed according to the
requirements of the zoning ordinance, Section 4.8. Parking supply shall be as
identified in this chapter, or where not specified herein, as in the ordinance
Section 4.8 – Off-Street Parking.
A commercial use which propose to vary from the requirements of this
section by deferring its required off-street supply and contributing to the
public parking fund shall be accompanied by a Parking Study, subject to
review and approval by Community Development staff, which illustrates an
adequate amount of available unused public parking within 400 feet of the
establishment’s primary entrance. “Adequate amount” shall be established by
the City on a case-by-case basis in review of the applicant’s individualized
parking study, but shall include the following elements, as a minimum: (1) an
examination of the public parking supply commonly available for use by the
proposed business during its peak usage hours; (2) the likely demand placed
on said supply by the proposed business based on contemporary resources for
parking utilization; and (3) an estimate of competing demand on said supply.
An existing business, as of the date of this ordinance, which has a parking
supply which is substandard according to zoning ordinance Section 4.8- OffStreet Parking, shall be considered a legal non-conformity. The business may
expand or change to another business that increases the parking supply
deficiency only by participating in the parking fund, according to the
requirements of this Section and Section 4.8 (E)(4)(c) for such deficiency.
e. Other Performance Standards
• All other performance standards as identified in Chapter 4 of the zoning
ordinance shall apply, unless otherwise addressed in this section.
• Maximum Residential Density = 25.0 dwelling units per gross acre.
• Building Height • Minimum Height = 18 feet • Maximum Height = 60
feet
o Buildings may exceed 50 feet in height by conditional use permit,
with enhanced site improvements, architecture, and building
materials.
• Lot Coverage, Buildings
o Minimum Building Lot Coverage = 20 percent
o Maximum Building Lot Coverage = 90 percent
• Floor Area Ratio = Maximum Floor Area Ratio – None
• Accessory Structures
o Trash handling equipment shall be located within buildings
wherever practical. If located in a structure attached to, or
detached from, the principal building, such structure shall screen
the trash handling equipment from the view of all neighboring
property and public rights-of-way, and shall be constructed of
materials which comprise the principal building. Gates and/or
doors shall be constructed of permanent opaque materials,
matching the principal building in color, and shall be kept closed
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o
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at all times other than when being used for access. Roofs for such
structures are encouraged, but not required when the screening
wall of the enclosure is at least eight (8) feet in height.
Any other accessory structures allowed in the CCD (see Table 5-4
– Accessory Uses by District) shall meet all requirements of the
CCD district applicable to principal buildings.
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Section 3.5 (G)

Central Community Dis t rict

CCD

Central Community District

The purpose of the “CCD”, Central Community District,
is to provide for a wide variety of land uses,
transportation options, and public activities in the
downtown Monticello area, and particularly to
implement the goals, objectives, and specific directives
of the Comprehensive Plan, and in particular, the 2017
Downtown Monticello “Small Area Plan”
Comprehensive Plan Amendment and its design and
performance standards.

Typical CCD Building Types

All proposed development or redevelopment in the CCD
shall be subject to the requirements of the
Comprehensive Plan and other standards identified in
the Small Area Plan report. It is not the intent of this
chapter to abrogate any general Zoning Ordinance
requirements in the CCD, and all such requirements of
the Monticello Zoning Ordinance apply fully within the
CCD unless addressed separately by a more detailed
CCD zoning regulation.
Projects that benefit from public
investments and/or subsidies will have
a greater burden to provide higher
levels of both private and public
amenities.
Sub-Districts. The CCD is hereby
divided into five subdistricts, four of
which comprise the study area of the
Small Area Plan and are known as: (1)
Riverfront, (2) Broadway, (3) Walnut
and Cedar Streets, and (4) Pine Street.
A fifth “sub-district” shall be any area
within the CCD that is not identified as
being within one of the four named
sub-districts. The CCD regulations
shall apply uniformly across all subdistricts unless specific sub-district
Typical CCD Lot Configuration
City of Monticello Zoning Ordinance
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requirements apply. The City Council shall, in accordance with the process
providing for zoning map amendments in the Monticello Zoning Ordinance, adopt
a zoning map for the CCD area identifying the subdistrict boundaries.

•

Base Lot Area
No minimum

•

Base Lot Width
No minimum

1. PROCESS REQUIREMENTS:
a. New development or redevelopment projects within the Central Community
District shall require a site plan review by the Planning Commission.
b. At the proposer’s option, or as required by this ordinance, any proposed project
may combine the required site plan review as a part of a concept plan review
before a joint meeting of the Planning Commission and City Council.
c. Existing buildings shall be subject to the permitted and conditional use allowances
of this ordinance.
d. Projects which do not meet the requirements of this ordinance may utilize the
Planned Unit Development (PUD) process.
2. GENERAL REQUIREMENTS:
a. Character Areas. The Central Community District shall be further regulated by
four character sub-areas: Pine Street, Broadway, Walnut/Cedar and Riverfront
and shown in the Official Zoning Map.
b. Projects across Character Area boundaries. By conditional use permit, uses and
standards may extend across Character area boundaries (but not into other zoning
districts) a maximum distance of up to one-half block for project purposes,
provided the majority of the project square footage lies within the permitted
character-area, and the intent and character of the downtown plan is maintained.
Where projects extend across character area boundaries, projects must show
compatibility to both character area standards relating to adjoining districts and
uses.
c. Private joint-parking use. All non-residential parking areas shall be designed to
accommodate cross-access and joint use throughout the CCD zoning district to
minimize the need for parking infrastructure.
d. Accessory Service/Appurtenance Uses. Building mechanical, waste-handling,
and delivery service areas shall not face the public street or public spaces (with
the exception of public parking lots), and shall be screened from view of adjoining
property with materials equivalent to those of the principal building.
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e. Buildings adjacent to single family. Building side walls adjacent to single family
residentially zoned properties, or directly across a public street from such
properties, shall have side wall heights of no greater than the horizontal distance
to the nearest single-family structure. Buildings abutting single family
residentially zoned properties shall have roofs sloping toward the abutting single
family use, or shall employ at least one of the transitional features in Section 4.7
of this ordinance.
f.

Building materials. Building materials for all uses shall be predominantly glass,
brick, natural or cultured stone, or equivalent masonry material. Materials for
lapped siding, board-and-batten, or shake exteriors shall be composite,
maintenance free materials, and shall be limited in overall exterior use to:
o

Residential structures, no more than 30 percent of building exterior.

o

Commercial and other structures, no more than 15 percent of building
exterior may be comprised of architectural metal, which shall be
integrated into the building design.

o

Mixed use buildings shall comply with the commercial building
requirements.

3. PERFORMANCE STANDARDS
a. Character Area Standards
i. Broadway
• All buildings should have a storefront or entrance on Broadway.
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•

Buildings shall be oriented toward the front of the lot, with a
maximum 10’ setback. Setbacks may be increased to accommodate
outdoor seating or activity spaces approved by Planning Commission
during site plan review. Such spaces shall be improved with
enhanced paving and landscaping materials and other elements.

•

Storefronts facing any public street shall consist of a minimum of
50% window/door transparency on ground floor.

•

Buildings shall be between 2-4 stories, additional stories may be authorized
by conditional use permit. Single-story buildings may be approved through
site plan review by the Planning Commission and City Council where
multiple stories are impractical for the specific use. In such cases, the
building architecture should incorporate a façade that mimics multiple stories
through additional window openings or similar features.

•

Buildings shall have a maximum width of 60 feet, or shall be articulated by
setback, materials or window treatments roofline variation, or other design
methods to reflect the appearance of separate buildings, in approximately 3060’ increments.
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•

Ground floor commercial buildings which front on public streets or open
space shall not be entirely comprised of office uses, but shall include other
retail, hospitality or entertainment uses.

•

Sidewalks and/or pathway connections shall be provided for all development
projects.

ii. Walnut/Cedar
• Features such as upper balconies, dormers, courtyards, porches and dooryards
shall be incorporated for residential uses.
•

Buildings shall be between 2- 4 stories; additional stories may be authorized
by conditional use permit. Single-story buildings may be approved through
site plan review by the Planning Commission and the City Council where
multiple stories are impractical for the specific use. In such cases, the
building architecture should incorporate a façade that mimics multiple stories
through additional window openings or similar features.

•

Buildings shall be oriented toward Walnut and Cedar Street and toward front
corners where applicable.

iii. Pine Street
• Buildings shall be between 2-4 stories; additional stories may be authorized
by conditional use permit. Single-story buildings may be approved through
site plan review by the Planning Commission and the City Council where
multiple stories are impractical for the specific use. In such cases, the
building architecture should incorporate a façade that mimics multiple stories
through additional window openings or similar features.
•

Buildings shall be oriented to Pine Street with secondary entrances
located on side or interior facades. Corner properties shall have dual
orientation.

b. Use Type Standards
i. Residential
• Single/Two Family: Where permitted, the requirements of the R-2
District will apply.
•

Page 118

Townhouse
o

Permitted where the subject property has no direct frontage on
Broadway or Walnut/Cedar.

o

Must preserve open space to coordinate with public spaces.

o

Building heights up to 25 feet or 2 stories above grade.

o

Setbacks – 15 feet from abutting single family, minimum of 8 feet
from public street. Interior side setbacks may be zero.

o

Variable roofline and front building walls.
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o

Classic row-house; living space to front; no garage-front design.

o

All parking in attached garages.

o

Parking ratio of 2.0 spaces per du, off-street.

Multi 4-12 du
o

Only allowed where the subject property has no frontage on
Broadway, Walnut/Cedar.

o

Must preserve open space to coordinate with public spaces.

o

Building heights up to 35 feet or 3 stories above grade.

o

Setbacks – 15 feet from abutting single family, minimum of 8 feet
from public street. Interior side setbacks may be zero.

o

Variable roofline and front building walls.

o

Garage entrances may not face a public street.

o

Garages which face a single family residential zoning district must screen the
garage entrance from the eye-level view of the abutting property.

o

All parking in attached garages within building footprint (no surface parking).

o

Parking ratio of 1.57 spaces per du, off-street, or a minimum of no less than
one space per bedroom, off-street, whichever is greater. As part of site plan
review, the Planning Commission may impose a different (higher or lower)
standard where the nature of the use supports such standard.

Multi 13+ du
o

Only allowed where the subject property has no frontage on Broadway,
Walnut/Cedar.

o

Must preserve open space to coordinate with public spaces.

o

Building heights up to 50 feet or 4 stories above grade.

o

Setbacks – 15 feet from abutting single family, minimum of 8 feet from
public street. Interior side setbacks may be zero.

o

Variable roofline and front building walls.

o

Garage entrances may not face a public street.

o

Garages which face a single family residential zoning district must screen the
garage entrance from the eye-level view of the abutting property.

o

All parking in attached garages within building footprint (no surface parking).
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o

Parking ratio of 1.57 spaces per dwelling unit including adjacent on-street
parking, or a minimum of no less than one space per bedroom, off-street,
whichever is greater. As part of site plan review, the Planning Commission
may impose a different (higher or lower) standard where the nature of the use
supports such standard.

o

Multiple family housing limited to seniors may reduce parking supply to .5
spaces per dwelling unit, off-street. As part of site plan review, the Planning
Commission may impose a different (higher or lower) standard where the
nature of the type of senior living use supports such standard.

Ground Floor Residential Units
o

When allowed, subject to:
o

Common areas, lobbies, etc. (if any) should be oriented toward street.

o

Street levels should include additional window and doorway glass
exposure toward streets.

o

Residential units on upper, non-ground floors of buildings in the
Riverfront Character Area are permitted as a part of mixed-use
buildings.

ii. Commercial and Mixed-Use, generally
• Uses adjacent to single-family residential zoned properties which
include dining/drinking service spaces shall have l outdoor areas
facing public open space use areas.
• Building heights of up to 50 feet or four stories shall be permitted.
• Buildings heights exceeding 50 feet or four stories may be allowed by
Conditional Use Permit.
• Residential units in mixed-use commercial buildings shall include
balcony spaces.
• Building setbacks shall be 15 feet from abutting single family homes,
minimum 8 feet from public streets. Interior side setbacks may be
zero.
c. Landscaping
Site improvements in the CCD shall include landscaping consistent with the
requirements of the zoning ordinance, Section 4.1 – Landscaping and
Screening.
Pedestrian, plaza/patio, and bicycle spaces on the property shall integrate
alternative pavement materials, designs, or features consistent with the
surrounding streetscape.
d. Parking
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Off-street parking areas shall be developed and constructed according to the
requirements of the zoning ordinance, Section 4.8. Parking supply shall be as
identified in this chapter, or where not specified herein, as in the ordinance
Section 4.8 – Off-Street Parking.
A commercial use which propose to vary from the requirements of this
section by deferring its required off-street supply and contributing to the
public parking fund shall be accompanied by a Parking Study, subject to
review and approval by Community Development staff, which illustrates an
adequate amount of available unused public parking within 400 feet of the
establishment’s primary entrance. “Adequate amount” shall be established by
the City on a case-by-case basis in review of the applicant’s individualized
parking study, but shall include the following elements, as a minimum: (1) an
examination of the public parking supply commonly available for use by the
proposed business during its peak usage hours; (2) the likely demand placed
on said supply by the proposed business based on contemporary resources for
parking utilization; and (3) an estimate of competing demand on said supply.
An existing business, as of the date of this ordinance, which has a parking
supply which is substandard according to zoning ordinance Section 4.8- OffStreet Parking, shall be considered a legal non-conformity. The business may
expand or change to another business that increases the parking supply
deficiency only by participating in the parking fund, according to the
requirements of this Section and Section 4.8 (E)(4)(c) for such deficiency.
e. Other Performance Standards
• All other performance standards as identified in Chapter 4 of the zoning
ordinance shall apply, unless otherwise addressed in this section.
• Maximum Residential Density = 25.0 dwelling units per gross acre.
• Building Height • Minimum Height = 18 feet • Maximum Height = 60
feet
o Buildings may exceed 50 feet in height by conditional use permit,
with enhanced site improvements, architecture, and building
materials.
• Lot Coverage, Buildings
o Minimum Building Lot Coverage = 20 percent
o Maximum Building Lot Coverage = 90 percent
• Floor Area Ratio = Maximum Floor Area Ratio – None
• Accessory Structures
o Trash handling equipment shall be located within buildings
wherever practical. If located in a structure attached to, or
detached from, the principal building, such structure shall screen
the trash handling equipment from the view of all neighboring
property and public rights-of-way, and shall be constructed of
materials which comprise the principal building. Gates and/or
doors shall be constructed of permanent opaque materials,
matching the principal building in color, and shall be kept closed
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at all times other than when being used for access. Roofs for such
structures are encouraged, but not required when the screening
wall of the enclosure is at least eight (8) feet in height.
Any other accessory structures allowed in the CCD (see Table 5-4
– Accessory Uses by District) shall meet all requirements of the
CCD district applicable to principal buildings.
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May 12, 2022

Wright County
Highway Department
3600 Braddock Ave NE
Buffalo, MN 55313

Mathew Leonard
Monticello City Engineer
505 Walnut Street, Suite 1
Monticello, MN 55362

RE: Plat Review for Blk 52
Plat No. 22.05

Phone: (763)682-7383
Email:
HwyAdmin@co.wright.mn.us
VIRGIL HAWKINS, P.E.
Highway Engineer
CHAD HAUSMANN, P.E.
Assistant Highway Engr.

Dear Mr. Leonard,
We have received the Application for Preliminary Plat Review for the Block 52
development along County State Aid Highway (CSAH) 75 in Monticello. Wright County
may have additional comments prior to signing the plat and as the project progresses to the
permitting and construction phase.

PATSY WAYTASHEK
Highway Accountant

1) It is our understanding that no new access is proposed as part of this plat.

NATE HELGESON
Maintenance
Superintendent

2) The Memo of Understanding Amendment to Agreement No. 14-52 must be fully
executed by the City and County prior to the County signing the plat.

BRIAN JANS
Shop Maintenance
Superintendent

3) Any proposed work within the Wright County CSAH 75 right-of-way will require a
permit.

JEREMY CARLSON, P.L.S.
Right-of-Way Agent

Please contact us at 763-682-7383 if you have any questions or need further clarification.

SARA BUERMANN, P.E.
Traffic Engineer

Sincerely,

KEVIN JOHNSON
Construction Engineer
NICK CARLSON
Design Engineer

Sara Buermann, PE
Traffic Engineer

Cc:

Virgil Hawkins, County Engineer
Chad Hausmann, Assistant County Engineer
Adam Backes, County Permit Technician
Ryan Melhouse, City of Monticello Engineering
Mark Buchholz
Steve Jobe, County Surveyor
Eric Stennes, Assistant County Surveyor

An Equal Opportunity Employer – www.co.wright.mn.us/189/Highway

April 28, 2022

Matt Leonard
City Engineer/Public Works Director
City of Monticello
505 Walnut Street, Suite 1
Monticello, MN 55362

701 XENIA AVENUE S | SUITE 300 | MINNEAPOLIS, MN | 55416 | 763.541.4800 | WSBENG.COM

Re:

Buchholz Block 52 Development – Preliminary Plat & Plan Review
City Project No. 2022-010
WSB Project No. 019886-000

Dear Mr. Leonard:
Our team has reviewed the Block 52 Preliminary Plat and Civil Plans dated April 4, 2022
submitted by Deephaven Development, LLC. The applicant proposes to construct an 87 unit,
multi-story apartment building on this block in the downtown area of Monticello.
The documents were reviewed for general conformance with the City of Monticello’s general
engineering and stormwater treatment standards. We offer the following comments regarding
these matters.
Preliminary Plat & General
1. The preliminary plat was provided with the submittal, dated 04-01-22.
2. City staff will provide additional comments on the plat and landscaping plans under
separate cover.
3. The City Fire Marshall will provide pertinent comments under separate cover.
4. The applicant may need to provide right of way for future road widening and/or turn lanes
along the adjacent City/County/MnDOT roadways. Comments from these entities will be
provided under separate cover.
5. Any work within County or MnDOT right of way will require a permit, add a note to the
plan to this affect. The applicant will need to submit for these permits as required.
6. As a part of the TED grant the City received, the radius and signal cabinets at Broadway
and Hwy 25 will be moved. This may affect the plaza area of the development and
ROW/easements in this area.
Site Plan (Sheet CS1)
7. Provide a turning movement exhibit to show that a fire truck can access all building
structures and required turn around space as required by the Fire Marshall. Fire truck
circulation will also need to accommodate the City’s ladder truck.
8. Note dimension of proposed sidewalk from ROW to back of curb in various locations
around the perimeter of the site.

K:\019886-000\Admin\Docs\2022-04-11 Submittal (Preliminary Plat)\_2022-04-28 Block 52 Preliminary Plat - WSB Engineering Comments.docx

Buchholz Block 52 Development Preliminary Plat & Plans – WSB Engineering Plan Review
April 28, 2022
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9. Show bituminous areas to be replaced with impacts to adjacent streets and curb
locations.
10. Additional sidewalk will be required adjacent to the site along River Street from Walnut
Street to Hwy 25.
11. Indicate direction of intended vehicular travel at southerly entrance to Walnut Street.
12. Provide ADA ped ramp from north end of building to Hwy 25/River Street intersection
instead of stairs.
13. The Broadway sidewalk should be replaced from the Block 52 project west to the new
concrete at Walnut Street, either with the developer’s project or the City’s.
Construction Details Plans (Sheets C1, C2, C3)
14. The pavement design/typical sections shall be designed to meet the City’s standard, at
minimum. The final pavement section shall be designed by a registered geotechnical
engineer for the specific soil conditions found on the site. The pavement section for the
primary fire truck access route shall meet a 9-ton design.
15. A full review of standard details will be conducted with the final plat submittal.

Demolition & Removals Plan (Sheet C4)
16. The existing site and demolition plans will also need to include existing utility locations,
pipe sizes, pipe material types, etc. The line type for portions of the storm sewer along
Hwy 25 needs to be corrected to match that of storm sewer, not sanitary sewer.
17. Show any proposed removals/impacts to adjacent roadways. The proposed removal
along River Street does not appear to match up with the actual work area shown on the
utility plan but may be correct on demo plan; resolve inconsistencies.
18. Show 2’ strip of bituminous replacement adjacent to curb removals/replacement.
19. Review existing pedestrian curb ramp areas and determine if curb modifications are
necessary to meet current ADA standards.
20. Existing water/sewer services shall be abandoned up to the main. Note this on the plan.

Grading & Storm Sewer Plan (Sheet C5)
21. Retaining walls greater than 4’ in height will required certified engineering drawings/plans
form a registered structural engineer. A safety fence/guardrail will be required at the top
of the wall for those 4’ or more in height. Provide soil borings/geotechnical analysis for
the area where the wall is proposed.
22. Confirm inlet capacity for catch basins at the low points and/or critical locations (i.e.
entrance to underground parking). Consider ways to grade the site to avoid directing
runoff to the underground parking area and/or adding additional upstream.
23. Label more of the proposed contours, some do not have labels.
24. Within handicapped accessible spaces or routes within the parking areas, the grade
cannot exceed 2.0%. A detailed review of the grading will be provided with the final plat
submittal.
25. Label EOF locations within the site.

Buchholz Block 52 Development Preliminary Plat & Plans – WSB Engineering Plan Review
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26. Label the pipe class of RCP for storm sewer.
27. Note the size, pipe material, and pipe strength for the storm sewer forcemain
28. On the final plans, note the sizes of the proposed storm sewer structures.

Erosion Control & SWPPP Plans (Sheets C6, C7, C8)
29. The proposed project will disturb more than one acre. A SWPPP was provided with the
preliminary plat submittal.
30. An NPDES/SDS Construction Storm Water General Permit (CSWGP) shall be provided
with the grading permit or with the building permit application for review, prior to
construction commencing.
31. A full review of erosion/sediment control and SWPPP will be conducted with the final plat
submittal.

Utility Plan (Sheet C9)
32. Based on the current design, it appears the applicant will be required to apply for a permit
from DLI, provide copies to the City.
33. If commercial/office spaces have the potential to be sold, provide separate water meters
and easements to be able to shut off individual users if necessary. Provide maintenance
agreements of who will maintain the services from the main to the building for water and
sewer.
34. Hydrant locations shall be reviewed and approved of by the City Fire Marshal; typically, a
maximum of 250’ overlapping influence radius (maximum 400’ spacing) is required along
roadway (hose length). Provide an exhibit showing hydrant influence spacing.
35. The building department will review required fire hydrant location(s) and emergency
vehicle access/circulation. Fire truck circulation will need to accommodate the City’s
ladder truck, provide an exhibit showing turning movements.
36. The watermain connections to the building shall be reviewed and approved by the City
Fire Marshall. Show the location of the PIV on the plan.
37. Add general notes to the utility plans to the effect of:
a. The City shall not be responsible for any additional costs incurred that are associated
with variations in the utility as-built elevations. All utility connections shall be verified
in the field.
b. The City, or agents of the City, are not responsible for errors and omissions on the
submitted plans. The Owner and Engineer of Record are fully responsible for
changes or modifications required during construction to meet the City’s standards.
c. All watermain and sanitary sewer testing shall be conducted in accordance with the
City standards and specifications. Copies of all test results shall be submitted to the
City (Public Works Director, City Engineer), the Owner, and the Engineer of Record.
d. Watermain shall have a minimum cover of 7.5’.
e. Tracer wire installation shall be in accordance with the latest edition of the MN Rural
Water Association Standards. See these standards for further details.
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f.

The City will require televising for sanitary and storm sewer pipe installations prior to
accepting a warranty for the utility system; provide report and video files to the City
for review.

38. Any public sanitary sewer and watermain shall be encompassed by drainage and utility
easements where located outside of public road right of way. Drainage and utility
easements will need to allow for a 1:1 trench from the invert of the utility with a minimum
of 20’ centered on the utility.
39. Provide dimension notes from watermain to parallel sewer mains (storm and sanitary
sewer); the minimum horizontal separation between mains is 10 feet. Where watermain
crosses any storm sewer or sanitary sewer, add a note at each location to the effect of
“Maintain 18-inch Separation, 4” Rigid Insulation”. If offsets are required where conflicts
with normal watermain pipe placement occur, add appropriate details to the plans.
40. Label the pipe material/strength designation for sewer mains (i.e. SDR 35, SDR 26, etc.).
41. Manholes will be required where the cleanouts are shown along the 8” main.

Stormwater Management
42. Below are General Stormwater Requirements for the Site:
a. The applicant will be required to submit a stormwater management plan for the
proposed development in accordance with the requirements in the City’s Design
Manual
b. The new site will need to provide onsite a net reduction from existing conditions of
total volume, TSS, and TP. Refer to the City’s design guidelines for requirements.
c. Rate control is required to maintain or lower existing flow rates for the 2, 10, 100- year
and 10-day snowmelt events.
d. Provide two feet of freeboard from the HWL and low opening of any structures onsite.
e. Emergency Overflows (EOFs) shall be sized with a minimum bottom width of five feet
and 4:1 side slopes.
f. An operation and maintenance plan for all stormwater BMPs is required and should be
submitted with the stormwater report for review.
g. The site is located within the DWSMA and is subject to requirements of the City’s
Wellhead Protection Plan. The site is in an area of low vulnerability.
h. Include a site map showing a 1 mile radius of the project showing all water bodies and
discharge locations. The Mississippi River is considered an impaired stream through
this location. Update the impaired waters table to include this.
i. The SWPPP shall have estimated quantities of erosion control practices as outlined in
the construction stormwater permit.

Traffic & Access
43. Based on the proposed site plan the anticipated traffic generation would be
approximately 1,182 daily trips, 93 AM peak hour trips and 115 PM peak hour trips
assuming 87 residential units, 16,000 sf commercial area and 10,585 sf office space.
44. This site is planned to be included as part of the Downtown Monticello Traffic Study
currently being commissioned by the City. The analysis will document the impacts the
proposed site has on the area roadway system including alternative access
considerations (i.e., extending Walnut Street to River Street and/or the elimination or
modification of the TH 25 at River Street intersection).
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45. The site plan should be able to accommodate the alternative of extending Walnut Street
to River Street.

Environmental
46. If the project will have a structure built within 300 feet of the Ordinary High Water Level
(OHWL) of the Mississippi River, then the project will require an EAW. Verify that the
surveyed OHWL has been verified or approved by the DNR to ensure the distance is
being measure correctly.
Please have the applicant provide a written response addressing the comments above. We
would be happy to discuss this review in more detail. Please contact me at 763-287-8532 if you
have any questions or if you would like to set up a time to meet.
Sincerely,
WSB

James L. Stremel, P.E.
Senior Project Manager
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2D.

Public Hearing - Consideration of a Request for an Amendment to the Monticello
Zoning Ordinance for the Retail Service Uses Including but not Limited to Definition,
Zoning Districts and Standards. Applicant: City of Monticello.

Prepared by: Community &
Economic Development Coordinator

Meeting Date:
05/18/2022

Council Date (pending
Commission action):
TBD

Additional Analysis by: Community Development Director

ALTERNATIVE ACTIONS
Decision 1: Consideration of a Request for Amendment to the Monticello Zoning Ordinance
for the Retail Service Uses Including but not Limited to Definition, Zoning Districts and
Standards.
1. Motion to table action on Resolution No. PC-2022-035, regarding a request for
amendment to the Monticello Zoning Ordinance for the Retail Service Uses including
but not limited to definition, zoning districts and standards and continue the Public
Hearing to June 7, 2022.
REFERENCE AND BACKGROUND
City Staff is requesting to table action on this request for an amendment to the Monticello
Zoning Ordinance for the Retail Service Uses including but not limited to definition, zoning
districts and standards until the next regular scheduled meeting on June 7th, 2022.
STAFF RECOMMENDED ACTION
Staff recommends Alternative Action #1.
SUPPORTING DATA
A.

No Supporting Data

1
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3A.

Consideration of Adopting Resolution PC-2022-036, a Resolution Concerning a
Proposed Tax Increment Financing District and the Conveyance of Land Therein is
Consistent with the City of Monticello Comprehensive Plan (Monticello 2040 Vision +
Plan)

Prepared by: Community Development Meeting Date:
Director
05/18/22/2021

Council Date (pending
Commission action):
NA

Additional Analysis by: City Administrator, Economic Development Manager, Community &
Economic Development Coordinator

ALTERNATIVE ACTIONS
1. Motion to adopt Resolution PC-2022-36 Concerning a Proposed Tax Increment Financing
District and Conveyance of the Land Therein is consistent with the City of Monticello
Comprehensive Plan (Monticello 2040 Vision + Plan).
2. Motion of other.
REFERENCE AND BACKGROUND
The Planning Commission is asked to consider a recommendation finding that the
establishment of Redevelopment Tax Increment Financing (TIF) District #1-45 and the
conveyance of land by the Monticello Economic Development Authority (EDA) is in
conformance with the City’s Comprehensive Plan.
TIF District #1-45 is proposed to include 13 parcels on Block 52 of the Original Plat of Monticello
and all or a portion of the existing adjacent right of way for Pine, River and Walnut Streets and
Broadway. Three parcels on the block will not be included within the proposed TIF District.
These three parcels include existing buildings/businesses which are proposed to remain on the
block.
In conjunction with the redevelopment, the EDA will convey all or a portion of these parcels of
land to the redeveloper. Maps illustrating the current City/EDA ownership of parcels on Block
52, proposed TIF District and approximate boundaries of conveyance to the developer are
attached for reference.
The establishment of TIF District #1-45 is proposed to support the redevelopment of a portion of
Block 52 as mixed-use residential, commercial redevelopment project.
The proposed redevelopment project submitted by Buchholz/Deephaven includes a new Lshaped building in the eastern half of the block fronting Pine Street and Broadway. The project
proposes both surface and underground parking. The project includes 87 market rate residential
units, along with over 30,000 square feet of commercial, restaurant and office space on the
1

Planning Commission Agenda: 05/18/22

ground floor. A clubhouse, lounge, and rooftop patio for use by the apartment residents is shown
on the 5th floor with a view of West Bridge Park and the Mississippi River. Approximately 80
percent of the residential units will have views of the public parks (East Bridge and West Bridge)
and the Mississippi River.
To support the costs of the proposed redevelopment, which will include demolition,
construction, utility relocation, land acquisition and associated public infrastructure, the
establishment of a TIF District is requested.
The proposed boundaries for TIF District #1-45 were developed specifically to allow for
consideration of TIF proceeds, as available, to support funding of the public improvements
identified surrounding the block. These include the reconstruction of Walnut Street to connect
at River Street, the addition of streetscape elements consistent with the approved Walnut Street
Corridor Plan, and sidewalk and parking improvements along River Street.
The conveyance of land for redevelopment will include approximately 65,000 square feet and
consists of all or a portion of 11 parcels on Block 52 of the Original Plat of Monticello. The City
and EDA will retain that portion of property on the block necessary for public parking and
access. The approximate area of the conveyance is shown on the attached Exhibit D. The
conveyance is for the direct purposes of supporting redevelopment on Block 52 as envisioned
by the Downtown Small Area Plan and as described in this report.
Redevelopment of Block 52 has been the number one goal for the City and EDA for several
years. The parcels are guided “Downtown Mixed Use” within the current Monticello 2040
Vision + Plan. The Comprehensive Plan adopts the Monticello Downtown Small Area Plan as the
guiding document for downtown development and land use. The Downtown Small Area Plan
specifically recommends leveraging the public property on this block to “create a new signature
development with market rate housing and a destination restaurant or entertainment use
overlooking the park and river.” The plan views the area as key to the success of downtown
revitalization, suggesting as an immediate Next Step and Implementation measure to
“Aggressively market development opportunities such as Block 52.”
The Downtown Small Area Plan further establishes guiding development goals and objectives.
For Block 52, the SAP called for mixed-use redevelopment featuring housing, retail and
entertainment as anchoring uses in the Block. The SAP also recommends Block 52
redevelopment proposals which embrace and relate to the Mississippi River. It further
encourages courtyard parking and enhanced public private connection features. The
Deephaven-Buchholz redevelopment plan submittal aligns with these goals. The proposed
project combines residential and commercial uses, oriented toward the corner of the block. It
maintains street-level businesses along a sidewalk promenade supporting activity throughout the
day and night, weekday and weekend. In addition, the design of the project makes the most of
its river-views and connectivity, retains parking opportunity, and facilitates the completion of
public improvements both within the project (public parking lot) and directly adjacent (River and
Walnut Streets).

2

Planning Commission Agenda: 05/18/22

STAFF RECOMMENDATION
City staff supports Alternative #1 above. Establishment of a TIF District to offset the
extraordinary costs of redevelopment of this area, along with conveyance of the property for
redevelopment is directly in support of the goals of the Downtown Small Area Plan and
Monticello 2040 Vision + Plan. The redevelopment project property connects the downtown
directly to the river and the proposed redevelopment on the site supports the plan’s four main
goals:
1.
2.
3.
4.

Become a River Town
Improve the Pine Street experience for all
Focus on small and medium investments
Shift the center of downtown to Broadway and Walnut

SUPPORTING DATA
A.
B.
C.
D.
E.

Resolution PC-2022-036
City/EDA Property Ownership Map
Proposed TIF District #1-45 Boundaries
Conveyance Sketch
Monticello 2040 Vision + Plan and Downtown Small Area Plan, Excerpts (See item 2C)
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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-036
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MONTICELLO CONCERNING
A PROPOSED TAX INCREMENT FINANCING DISTRICT AND THE CONVEYANCE OF LAND
THEREIN
WHEREAS, a proposal by the City of Monticello, Minnesota (the “City”) and the City of
Monticello Economic Development Authority (the “EDA”) to establish Tax Increment Financing
(Redevelopment) District No. 1-45 (Block 52) (the “TIF District”) and adopt the Tax Increment
Financing Plan relating thereto (the “TIF Plan”), all pursuant to and in conformity with
applicable law, including Minnesota Statutes, 469.124 to 469.133, as amended, and Sections
469.174 to 469.1794, as amended (the “TIF Act”), has been submitted to the City of Monticello
Planning Commission (the “Commission”); and
WHEREAS, the EDA owns certain real property within an area of the City designated as Block 52,
which includes parcels with property identification numbers described in Exhibit A attached hereto
(the “EDA Property”), and propose to convey title to the EDA Property to Deephaven Development
LLC, a Minnesota limited liability company, or an affiliate thereof or entity related thereto (the
“Developer”); and
WHEREAS, the Developer proposes to acquire the EDA Property from the EDA for purposes of
constructing approximately 86 rental housing units and 27,342 square feet of commercial retail
and oﬃce space, with approximately 83 lower-level parking spaces and 114 adjacent oﬀ-street
parking stalls (the “Project”) on the EDA Property; and
WHEREAS, Minnesota Statutes, Section 462.356, subdivision. 2 requires the Commission to
review the proposed acquisition or disposal of publicly-owned real property within the City
prior to its acquisition or disposal, to determine whether in the opinion of the Commission,
such acquisition or disposal is consistent with the comprehensive municipal plan; and
WHEREAS, the Commission has reviewed the proposed conveyance of the EDA Property to the
Developer, and has determined the proposed acquisition is consistent with the City’s
comprehensive municipal plan; and
WHEREAS, in addition, the Commission has reviewed the TIF Plan to determine the consistency
of the TIF Plan with the comprehensive plan for the City; and
WHEREAS, the Commission’s review of the TIF Plan and the conveyance of the EDA Property
relates solely to compliance with the TIF Act and Minnesota Statutes, Section 462.356. The
Commission shall undertake a detailed review of the proposed project described in the TIF Plan
as part of the City’s normal planning process on a later date.
NOW THEREFORE, BE IT RESOLVED AND DETERMINED by the City of Monticello Planning
Commission that the TIF Plan and the proposed conveyance of the EDA Property are consistent

MN190-170-775487.v1

CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-036
with the comprehensive plan for the City of Monticello and conform to general plans for
development or redevelopment of the City as a whole.
ADOPTED this 18th day of May, 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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CITY OF MONTICELLO
WRIGHT COUNTY, MINNNESOTA
PLANNING COMMISSION
RESOLUTION NO. PC-2022-036
EXHIBIT A
155010052031
155010052060
155010052070
155010052071
155010052090
155010052101
155010052102
155010052110
155010052120
155010052131
155010052132
155010052140
155010052150
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5. CONCRETE PAVEMENT OR APRONS, WHICH ABUT DOORWAY OPENINGS SHALL BE
TIED TO THE FLOOR SLAB WITH #4 BARS ALONG THE ENTIRE WIDTH OF THE DOORWAY.
SEE DETAIL ON SHEET C3.

Brian J. Schultz, PE

CONCRETE
SIDEWALK OR APRON

Ph: (320) 339-0669
18 South Riverside Avenue
Suite 230
Fx: (866) 633-1830
schultzeng@live.com
Sartell, MN 56377
www.schultzengdesign.com

4. EXPANSION JOINTS SHALL BE PLACED AT ALL LOCATIONS WHERE NEW CONCRETE
ABUTS EXISTING CONCRETE, AND AT ALL LOCATIONS WHERE SEPARATE CONCRETE
POURS ABUT EACH OTHER.

PRELIMINARY - NOT FOR CONSTRUCTION

R

'R:15

'-0"
:15

DESIGN

3. ALL EXISTING BITUMINOUS OR CONCRETE EDGES, WHICH WILL ABUT NEW BITUMINOUS
OR CONCRETE SURFACING SHALL BE SAWCUT TO OBTAIN A VERTICAL EDGE.

BITUMINOUS
PAVEMENT

SITE

2. GRAVEL BASE COURSES SHALL BE ROLLED AND COMPACTED. TEST ROLLING OF THE
GRAVEL BASE SHALL BE OBSERVED BY A SOILS ENGINEER TO VERIFY STABILITY.

&

1. SUBGRADES SHALL BE SCARIFIED AND/OR COMPACTED AS NECESSARY TO ATTAIN
THE REQUIRED COMPACTION DESCRIBED IN THE GENERAL NOTES (SHEET C1).
TEST ROLLING OF THE SUBGRADE SHALL BE OBSERVED BY A QUALIFIED GEOTECHNICAL
ENGINEER OR TECHNICIAN. LOCATIONS EXHIBITING EXCESSIVE RUTTING (PER MNDOT
SPEC. 2111) SHALL BE REPAIRED TO THE SATISFACTION OF THE ENGINEER PRIOR TO
THE PLACEMENT OF AGGREGATE BASE. COMPACTION TESTING IN UTILITY TRENCHES SHALL BE
PERFORMED BY AN INDEPENDENT TESTING FIRM.

SCHULTZ ENGINEERING

City

I hereby certify that this plan, specification or report was prepared
by me or under my direct supervision and that I am a duly licensed
Engineer under the laws of the state of Minnesota

SURFACING NOTES:

CIVIL CITY SUBMITTAL SET - 04/04/2022
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3B.

Community Development Director’s Report
Council Action on/related to Commission Recommendations


Consideration of a request for final plat of Otter Creek Crossing 8th Addition.
Applicant: City of Monticello
Approved on the consent agenda on May 9th, 2022. Associated vacations
approved following public hearing on May 9th, 2022.



Consideration of Amendment to Conditional Use Permit for Co-location of
Antenna Including Revision/Repair on an Existing Telecommunication Antenna
Support Structure in the Industrial and Business Campus (IBC) District
Applicant: Michael Clust
Approved on the consent agenda on April 23rd, 2022.
Consideration of an Amendment to a Conditional Use Permit for a Planned Unit
Development for Installation of Electric Vehicle Charging Stations in the Pine
Street Sub-District of the Central Community District (CCD)
Applicant: SMJ International, LLC.
Approved on the consent agenda on April 23rd, 2022.
Consideration of Rezoning to a Planned Unit Development, Development Stage
Planned Unit Development and Preliminary Plat of Country Club Manor First
Addition, a Proposed 30 Unit Twin-Home (60 Housing Units) Development in the
R-3, Medium Density Residential District
Applicant: Headwaters Development, LLC.
Approved on the regular agenda on April 23rd, 2022, including conditions as
recommended by the Planning Commission.
Consideration of an Amendment to Planned Unit Development of Featherstone,
Development Stage Planned Unit Development for Featherstone, Development
and Final Stage Planned Unit Development and Preliminary and Final Plat of
Featherstone 6th Addition, a 21 unit single-family residential development, and
Rezoning to R-1 for Outlot A, Lots 1-11, Block 1, Lots 1-7, Block 2, and Lots 1-3,
Block 3 of the proposed plat of Featherstone 6th Addition and Rezoning to PUD
for Outlot B, Featherstone 6th Addition.
Applicant: Gold Nugget Development, Inc.
Approved on the regular agenda on April 23rd, 2022, including conditions as
recommended by the Planning Commission.
Consideration of an Amendment to the City of Monticello Zoning Ordinance for
adoption of The Pointes at Cedar Planned Development District and an
amendment to the City of Monticello Zoning Ordinance for an amendment to the
boundary of the Freeway Bonus Sign Overlay District.
Applicant: City of Monticello
Approved on the regular agenda on April 23rd, 2022, with noted corrections.
Consideration of an Amendment to an Interim Use Permit for
Extraction/Excavation of Materials in the B-3 (Highway Business) and the B-4
(Regional Business) Districts.
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Applicant: City of Monticello
Approved on the consent agenda on April 11th, 2022.
The Pointes at Cedar Project Updates
The most current project update has been posted to
https://www.ci.monticello.mn.us/276/The-Pointes-at-Cedar-Small-Area-Plan
Spring/Sumer engagement opportunities are underway for activities and amenities at The
Pointes. Your feedback is welcomed via interactive survey: https://arcg.is/0WO1TC0
It is anticipated that a draft concept master plan will be ready for public feedback at Walk & Roll
on June 11th!

For more City updates, visit the City Blog: https://www.ci.monticello.mn.us/Blog.aspx
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Hayden Stensgard
From:
Sent:
To:
Subject:

Linda Rohland
Tuesday, May 17, 2022 7:59 AM
Development Services
Proposed new building

I am a long time resident of Monticello and I am writing to state my strong opposition to the design of the
proposed design for the new development on the corner of Hwy. 25 and Broadway.
While I understand the desire to “ make money” in our community I abhor that you are planning to do this at the
expense of destroying the aesthetics of our town. WHY does the building need to be over 3 stories and So
contemporary in the heart of our community?? Much property lies undeveloped in our community i. e. the lots
where Fair’s Garden Center was, the site of the former Monti Club. There are other places to build such a huge
building if you feel the need.
How will trucks and other large vehicles make the right turn onto Broadway coming from Big Lake without
widening that intersection?
Sincerely,
Linda Rohland
Sent from my iPhone

1

Hayden Stensgard
From:
Sent:
To:
Subject:

Diane Coffield
Tuesday, May 17, 2022 11:41 PM
Development Services
Re: Block 52 Proposal

I have lived in the Monticello area for 45 years and raised our children here. I care deeply about this
community and know you are doing a great job, but now feel the need to speak out regarding the
Block 52 Proposal. When I saw the picture on Facebook of what is being proposed, the first thought
that came to my mind was that of a consuming Monolith. I do believe something needs to be done,
improvements made, no doubt, but can't believe you are considering building a four and five story
building on that block directly in the center of town. It is a skyscraper when you consider all the other
buildings in that area, the one and two story buildings. This is Monticello, a small town, not
Minneapolis! I do believe this is considered gentrification. How must the other businesses ever try to
relate to this monstrosity? I can see a number of them just leaving the area. Over the years certainly
businesses moved out and went to other towns because they could not afford the rent here. How will
any businesses afford the rent you will be needing to pay for a building such as this? Consider Elk
River and what they went through as businesses and tenants came and went over the years.
Annandale is a small town that seems to work together to build anew in their downtown area and it's
always a pleasure to drive through that town. Have you been to Loretto lately? They have the nicest
brick buildings and the most recent one is an attractive well thought out modern two story which
would look excellent on Block 52 and stand the test of time. You could still have a restaurant on the
top and not make it look like a giant warehouse as your proposal does. I'm sorry to be so blunt, but
I've talked with quite a few people over the months and, seriously, have not heard one positive
comment about this proposal. Words like eyesore, shadow, oppressive, cold, monument, monstrocity,
warehouse, tower, overbearing, overpowering, dominating, massive, and intrusive come out.
Unfortunately, I am unable to be at this meeting to hear the committee's presentation and the public
comments but am hoping that you will reconsider this overbearing planning and come up with a
reasonable and forward thinking proposal instead. Thank you for sharing my comments.
Sincerely,
Diane Coffield
1040 County Road 39 NW
Monticello MN 55362
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Hayden Stensgard
From:
Sent:
To:
Subject:

Michelle Adair
Wednesday, May 18, 2022 10:20 AM
Development Services
Block 52 feedback

Hello,
In comment to the Block 52 project, I have concerns with the high percentage of apartments going in
Monticello compared to our neighboring cities.
According to neighborhoodscout.com:
Monticello
Own = 71% rent = 26% apartments = 16% of housing
Otsego
Own = 94% rent = 5% apartments = 0.4% of housing
St Michael
Own = 89% rent = 11% apartments = 5% of housing
We recently moved from the township into town and the number of step up houses in Monti was terrible. There
are nice developments going up in Hanover, Otsego and St Michael, but very limited options here. The houses
that are going up in that $400-500k range are significantly lower quality and less appealing than similarly priced
houses in other cities. Our girls wanted to stay in district, so we found something, but it wasn’t easy.
My experience growing up in Brooklyn Park was that Champlin and Maple Grove didn’t want apartments, so
they just let Brooklyn Park build them all. That resulted in a low community investment by the renters. They
didn’t care about property values, crime and schools. I feel like we’re starting to see that in Monticello with all
the school cuts (middle school sports, no after school clubs, increased class sizes) because we can’t pass levies.
I’m concerned that will only grow as we increase the numbers of people without a vested interest in the success
of the community.
We need a wide range of affordable housing, with more step up housing to keep people in district, but there
needs to be a line for how many apartments one town can sustain.
Thanks,
Michelle Adair
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