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Executive Summary

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
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et
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ay
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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
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C
D
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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.
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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
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Background

Demographics
Introduction
Monticello is a center of growth, and a local service
center, for the surrounding areas. In recent years,
Monticello’s growth has largely come in the form of
single family homes and apartment development at the
edges of the City, and in surrounding areas, as well as
retail development oriented to Interstate 94. This is true
even though developable land exists in the heart of the
downtown area.
Downtown Monticello offers a distinctive environment
for housing and retail development. The beautiful
Mississippi River, with public parks along its banks,
serves as the northern border of downtown. The River
is only two blocks from the storefront district along
Broadway Street, the historic center of town.
Downtown is compact. The interstate highway is only 6
blocks to the south of Broadway Street, with a Cub Foods
and other stores alongside it. The City’s marquee public
facilities—its community center and library—are only

three to four blocks south of Broadway Street. This is an
unusually strong collection of attractive offerings within
the walkable center of a small city.
Downtown Monticello also has conditions that serve as
deterrents to new development. The width of Pine Street,
and the traffic it carries, serve to bisect the downtown
into east and west downtown neighborhoods. Most
Broadway Street buildings are occupied, but many of
the buildings are business offices rather than stores
or restaurants that serve walk-up customers. And
some buildings and storefronts are in visible need of
improvements. Parts of downtown are dominated
by large surface parking lots, which give a sense of
emptiness, and convey a lack of energy and activity.

4,286

The information on this
page is summarized from
the companion documents Demographics and Market
Context and Retail Vitality
Study conducted by Tangible
Consulting Services. This
report can be downloaded
on-line at
www.ci.monticello.mn.us

5,294
1,165

Employment and Commuting
Due to Monticello’s location relative to the larger cities of St. Cloud and the Twin Cities, it’s
not surprising that many residents of Monticello work outside the city. Of the 6,459 employed
residents of Monticello, 82% work outside of Monticello.

On balance, downtown Monticello has great promise for
attracting development, and revitalizing its storefront
retail, in ways that will build on its historic role as the
heart of the City.

Monticello is not just a bedroom community though. It offers roughly 5,400 jobs, and
provides employment to around 4,300 people who live outside the city. Major employers
include Xcel Energy and Cargill.

Demographics

Population Growth
(2000-2015)

Housing Unit by Type

Housing Unit by Tenure

Median Household Income
$100,000

100%

100%

$80,000

80%

80%

mobile home and other

$60,000

60%

60%

apartment (> 10 units)

$40,000

40%

40%

$20,000

20%

20%

120%
80%
40%

apartment (< 10 units)
townhouse/condominium

Population Growth:
Monticello has experienced significant
growth over the past years, attracting
new households even through the course
of the recent economic recession.

Median Household Income:
According to the US Census Bureau, the
median household income in Monticello
is $70,254. This is above the state average,
whose median income is $61,492.

Minnesota

Wright County

Sauk Rapids

Buffalo

St. Michael

Otsego

Elk River

Monticello

Minnesota

Wright County

Sauk Rapids

Buffalo

St. Michael

Otsego

Elk River

Monticello

Minnesota

Wright County

Sauk Rapids

Buffalo

St. Michael

Otsego

Elk River

Monticello

Minnesota

Wright County

Sauk Rapids

Buffalo

St. Michael

Otsego

Elk River

Monticello

single family home

Housing Characteristics
Monticello has a more diverse range of housing options then many comparison cities. Just 54% of
Monticello’s housing units are single-family homes. It offers more townhomes, apartments, and mobile
homes than other cities in Wright County. Nevertheless, there is a culture of homeownership. Around
70% of Monticello households own their home—a high rate considering the diversity of housing types.
Homes are on the modest side, with an average value of about $160,000—a result which is influenced
by the greater than average number of owner-occupied mobile homes and townhomes in Monticello.
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Market and Development Context

Residential Market
The housing market context matters for the prospects
of attracting new housing to Monticello’s downtown.
Similar to the housing market in the US at large,
apartment rents have been rising in Monticello over the
past five years, and the vacancy rate has declined—both
of which are indicators of demand. However, average
rents in early 2016, in existing apartment buildings
tracked by Costar, were only around $1.00 per square
foot. Rents of around $2.00 or more per square foot are
needed to support new construction, in the absence of
public subsidy.
This high demand, low rent, scenario is common in small
cities. It raises the question whether new housing will be
able to achieve the rents it needs to support construction
costs. In Monticello, this question has been partly
answered by the development of Monticello Crossings, in
the southeastern part of the City.
Monticello Crossings is a market rate apartment
development of 210 dwelling units, which has been built
in two or three phases. The developer’s expectations
have been met by the development, in terms of meeting
its rent and absorption targets. Tenants value the newer
apartment product, which is not available elsewhere in

Monticello, and have been willing to pay rents that are
significantly higher than the rents in the existing older
apartment buildings. The success of this development
is an indicator that new apartment development in
downtown Monticello may also find a market—although
the higher costs and risks associated with building
downtown would probably mean that public financial
support would be needed.
Certain developers focus on new housing development
in small city downtowns. We interviewed three such
developers (along with two others with a different
professional focus, but who have a deeper familiarity with
Monticello), and they affirmed that downtown Monticello
has many of the characteristics that they would look for
in locating a new development. The natural amenity of
the river, and the Broadway Street storefront district,
are particularly attractive features. They expressed
skepticism about doing mixed use developments, with
housing over retail, except in the strongest areas. They
said they would look for a strong public partner—to
participate financially in the project, and to support the
density that would be required to make the project work.

The information on this
page is summarized from
the companion documents Demographics and Market
Context and Retail Vitality
Study conducted by Tangible
Consulting Services. This
report can be downloaded
on-line at
www.ci.monticello.mn.us

Apartment Construction
A map of multifamily apartment buildings by age shows
that many existing apartment buildings were built in the
1980s. Monticello Crossings is the only development that
has occurred in the decade of the 2010s.

1964 - 1980

1991-2000

1981-1990

2001-2017

Residential Market Context

Average Multifamily Rent
(psf)

Vacancy Rate Multifamily
Units
7%

$1.10

6%
$1.00
5%
4%

$.90
2012

2013

2014

2015

2016

2012

2013

2014

2015

2016
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Market and Development Context

Retail Market Context

The information on this
page is summarized from
the companion documents Demographics and Market
Context and Retail Vitality
Study conducted by Tangible
Consulting Services. This
report can be downloaded
on-line at
www.ci.monticello.mn.us

The retail context is important for addressing key
questions related to the ongoing viability of the Broadway
Street storefront district, and how much additional retail
development downtown would be supported.
Retail vacancies over the past five years have been
declining, which is a general indicator of market strength.
However, average retail rents have been more or less
holding steady, and there has not been a lot of new
construction in recent years.
National retail trends are concerning. Store closures, and
struggling malls, are a frequent focus of news stories.
Internet shopping is taking market share from bricks
and mortar retail stores. However, in the long run the
population of Monticello and surrounding areas have a lot
of room to grow. That should more than offset national
retail trends, and it should support a modestly expanded
footprint of retail stores in downtown Monticello.

INCLUDE RETAIL CONTEXT MAP

The retail context map illustrates the competitive
landscape for Monticello retail. It shows retail areas in
neighboring cities, by the scale of retail property. Note
that storefront districts such as Broadway Street attract
customers by offering a different type of shopping
environment than newer malls. Pedestrian oriented
storefront districts, similar to the Broadway Street
storefront district, are also noted on the retail context
map.
This research supports an expectation that the property
frontage along Pine Street will continue to attract retail
store development, over time, as property is ready for
development or redevelopment.
It also suggests that there is an adequate customer base to
support the storefront district along Broadway Street, and
that the storefront district could be expanded modestly.
However, a large expansion of the storefront district
would not be advisable. Retail vibrancy strategies, if
pursued assertively and creatively, could greatly improve
the condition and success of the storefront district.

Retail Vacancy Rate

Average Retail Rent (psf)
$16

10%

$14

8%

$12

6%

$10

4%

$8

2%
2012

2013

2014

2015

2016

2012

2013

2014

2015

2016
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Retail Vitality

Strategy recommendation.

• Establish development guidelines that ensure small
store density is built into any new development in
the storefront district.

Building Conditions
Building conditions in downtown Monticello vary greatly.
Deferred maintenance is evident. Building renovation
is expensive, even if it will usually be more cost effective
than wholesale redevelopment. In buildings that are
occupied and cash-flowing, it can be difficult to justify
tackling these improvements on a strictly market basis.
Some outside financial incentives will probably also be
needed to advance this goal. In the short run, some public
support for improving facades may offer the most bang
for the buck.

12
10

80%

8
60%
6
40%
4
20%

2
0

Non - contributing
Non - retail destination

Strategy recommendation.

food and beverage

• Establish a façade improvement program that
offers financial support for investments that
improve the visual appearance of buildings and
district identity.

neighborhood goods and services
general merchandise, apparel and accessories

Madison, WI (State Street)

• Work with MNDOT and the County to add stop
signs and crosswalks at Broadway and Walnut.
Evaluate and improve the Pine Street crossing from
a pedestrian perspective.

Businesses per 500 lineal feet

Business Mix in Storefront District
100%

Buffalo (Division / 1st Ave)

Strategy recommendation.

• Organize building and business owner interest,
within an existing organization or a new one, to
pursue a coordinated and creative retail vibrancy
program on Broadway Street. Activate sidewalks
and new plaza areas as much as possible—so that
the vibrancy of the area is visible to passersby.

Elk River Main Street)

Walkability
Broadway Street is highly walkable. The buildings extend
to the sidewalk and have few gaps between them. The
streetscaping is a bit dated, but it offers pedestrian scale
lighting and pedestrian refuges. Many of the buildings
have large windows that front the street, which draw one’s
eyes into the store and enhance the ease of walking by.
The greatest challenge to Broadway Street’s walkability
is the automobile traffic which serves as a barrier to
circulating comfortably through the district.

Strategy recommendations

Monticello ( Broadway)

Storefront Density.
Storefront density is a key metric, because streets that
are walkable have numerous shopping and dining choices
within a small area. Monticello is fortunate to have a high
density of storefronts, compared with retail districts in
peer cities.

• Businesses on Broadway Street could agree to use
signage improvements as an initial vehicle for
improving the perceived condition of the district,
and presenting some common visual elements
(color, pattern, shape, creativity, etc) that build a
sense of identity.

Marketing and Activation
The Broadway Street district can be animated via
marketing, events, and the activation of public spaces.
Promotion programs are most successful when there is
committed ownership by the business community. They
can have endless forms and variations, limited only by the
creativity of those involved. The physical environment
can also be animated by sidewalk merchandise displays,
sidewalk seating, and the creation of public space and
outdoor seating between buildings

Monticello (Study Area)

An assessment of Broadway Street retail conditions was
conducted as part of this plan. Selected findings and
strategies from that assessment are presented here. Much
more detail can be found in the Retail Vitality Background
Report, found in the appendix of this plan.

Strategy recommendation

• Initiate a retail recruitment program for the
district, which would identify and attract key retail
stores and food/beverage businesses, that will be
complementary to the existing stores.

Madison, WI (State Street)

Retail Vitality Assessment and Strategies

Strategy recommendation.

Buffalo (Division / 1st Ave)

The opportunity for downtown Monticello is to
provide people with an experience. A future downtown
Monticello may provide a place where many more people
are shopping, eating, sitting by the Mississippi River,
walking, biking and socializing. In the context of this
new national retail reality, downtown Monticello has the
bones to be a destination retail area.

Visual Identity
Many successful retail streets have recognizable visual
themes that make them memorable and vivid. The
buildings in downtown Monticello vary greatly in style,
size and condition. Treatments of windows, signage and
displays varies greatly as well. Patterns that establish a
sense of identity are lacking.

Elk River Main Street)

However, traditional storefront-style retail areas still
have something to offer. The small spaces they offer
are ideal for local businesses and start-ups. They offer a
place for businesses that can’t afford the rents in newer
retail developments, or can’t fill the large spaces in
auto-oriented strip areas. Stores and restaurants can
be social places where customers interact with others.
People want to go out to businesses where they see people
enjoying themselves, and where they can run into friends
and neighbors, while drinking, dining, working out, or
purchasing daily items close to home.

Store mix
An assessment of store types shows that too many
storefronts are rented by businesses that don’t contribute
to the vibrancy of the area because they don’t have much
walk-up traffic. There is also a real lack of food and
beverage businesses, which serve as important anchors in
many comparison areas.

Monticello ( Broadway)

The retail landscape is changing rapidly. As lives get
busier, people do more shopping online, and when
they actually go out to shop people want an experience
– it’s about more than just purchasing a product. This
sentiment was reflected throughout many public
comments.

Monticello (Study Area)

National Retail Trends and Context

Business Density
Business density is the concentration of businesses in
an area. When businesses are concentrated it is easier
to walk among them and to visit several during one
trip. Higher density of businesses also creates a vibrant
environment that can feel busy and active with signs,
storefront displays and outdoor seating.

City of Monticello Downtown Small Area Plan | Character Areas
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Physical Analysis

Local Roads
The local road network
resembles the original plan
of the City - with square
blocks and a dense network
of streets. Over time, the
integrity of the grid has
been slightly eroded with
superblocks and street
closings that respond to high
volume arterials.

Saint Cloud

Block 51

Block 52

Monticello

Block 36

Block 53
Block 35

Block 34
Block 32

Minneapolis

Block 33
Wa
lnu
t St
ree
t

Existing Conditions (publicly owned properties in blue)

Pedestrian Environment
The pedestrian experience
at street level is a key
determinant to creating a
successful Downtown. The
diagram above indicates the
quality of the environment
along each block face from
poor to excellent. There are
many factors that make up the
overall experience including
the condition of the sidewalk,
traffic alongside the sidewalk,
and the level of activity or
comfort the adjacent property
provides for the pedestrian.
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Monticello in the Region
Monticello (“little hill”) sits on the Mississippi River between
Saint Cloud and Minneapolis. It was settled at this location
because the river is relatively shallow and calm and it made
for an easy river crossing. Its connection to the region
changed dramatically when I-94 was completed in 1973 .
With two exits and an improved bridge across the Mississippi
River, Monticello has become a crossroads community.

Regional Roads
Over time, Pine Street and
Broadway have become
regional roads. The growth of
these roads have connected
the City to the Region, but
they have also had major
impacts on local connectivity
and land use.

Pin
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Block 31

Original Plat of Monticello
The original plat of Monticello consisted of a square (330’x
330’) aligned to the river. Generally the 66’ lots faced north
and south. Broadway was distinguished from other streets
with a narrower lot dimension - accommodating mercantile
and main street buildings.

Comfortable

Existing Conditions: Buildings by use
Community and Public

Employment

OK
Commercial

Housing

Poor
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Public Process

The Planning process included a focused public
engagement process consisting of a Steering committee,
open meetings, and specific engagement activities.
The Steering Committee was formed to review content
of the Plan and to provide feedback. The Team met with
Steering Committee 4 times between February and May;
with the general public 3 times, with EDA 2 times and
with the Parks Commission and planning Commission
once.
In addition the Team conducted focused public outreach
activities at the Community Center and Library. A table
was set up with do-it-yourself activities and surveys that
residents could quickly partake in.
The team also conducted a series of stakholder meetings
with property owners, business owners, and county/
state staff. During these meetings, the team discussed
general direction of the Plan and stakholder interest in
participating in the Plan.

Strengths
During the public process participants
were asked to place green dots on the areas
of Downtown that they deemed were the
“strongest” or the most beloved. This included:
» The Community Center and Library
» Broadway
» The Riverfront Parks

Weaknesses
During the public process participants
were asked to place red dots on the areas of
Downtown that they deemed were the “weakest.”
This included:
» The Pine Street Broadway intersection
» The appearance of Downtown upon arriving
from the north.
» Vacant lots and large parking areas.
» Appearance of blighted buildings and
disinvestment on Broadway east of Pine Street.

City of Monticello Downtown Small Area Plan | Character Areas
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Goals and Objectives

Project Goals

Pine
Stre
et
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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

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

C

Riv
er
St

ut

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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Pine Street

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.
City of Monticello Downtown Small Area Plan | Character Areas
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Broadway Design Guidelines
Suggested Redevelopment Guidelines

Mas
sing
and
Orie
ntat
ion
Facade and Frontage
• All buildings should have a storefront or
arcaded frontage along Broadway
• Minimum 50% (windows/doors)
transparency on ground floor
• Signage integrated with building
• Varied cornice lines that resemble the scale of
traditional main street buildings.

Faca
des a
nd

Massing and Orientation
• Buildings should generally be between two
and four stories with varied rooflines.
• All buildings should face onto Broadway.
Corner buildings (on Pine Street, Walnut
or Locust) may have two entrances, one on
Broadway and one on the side street.
• Buildings along pocket parks or corners may
have a second entrance / orientation to side
street or pocket park

Fron
tage
s

• Buildings should have varied widths with a
maximum storefront of 60’.
• Longer buildings should be articulated in
approximately 30’-60’ increments with
setbacks, material change or fenestration
patterning.

• Traditional commercial materials such as
brick, stone, or split face rock are encouraged.

Building Use and Location
Public Realm
• 10-15’ sidewalks with street trees and curb
extensions that reduce the crossing distance
along Broadway.

Use
and
Loca
tion

• On-street parking for convenience and to
buffer sidewalk from traffic
• Encroachments for seating, signage and
display allowed
• Mid-block pocket parks that provide a respite
from Broadway and a connection to parking
areas located mid block.
Precedent Images

• Parking located on-street and in shared lots
mid-block
• Attached corner plazas on Pine Street to
create enhanced entrances and a gateway to
the Broadway District

Publ
ic

Real

• Small scale retail, dining, and entertainment
uses are permitted on the ground floor.
• Office, commercial, and housing are
permitted on upper floors.
• Buildings are located towards the front of the
lot, directly on the back of the sidewalk with
maximum 10’ setbacks to create an enhanced
entry or wider sidewalk.

m
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Walnut Street and Cedar Street
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Walnut Street and Cedar Street are
important corridors to the River as well as
transitions between the commercial areas of
downtown and the in-town neighborhoods.
In order to perform in this capacity, the Plan
encourages new housing to infill vacant lots
and eventually for single family housing
to transition to medium density housing.
Live/work units or small service/production
(such as insurance agent or jewelry maker)
are permitted. In addition, the Plan
recommends improvements to the street
that will accommodate pedestrian and bike
access to the River. This includes parallel
parking, aligned sidewalks and crosswalks,
and curb extensions at Broadway.

Create a pedestrian promenade to the
Riverfront with wide continuous sidewalks and
well marked crosswalks
Infill vacant lots and redevelop underutilized
parcels with housing in small apartments
or townhouses. Small service or production
uses are permitted within these and existing
buildings.

C
D
E

Encourage new housing to face Walnut and Cedar Street, with
multiple doors facing the street.
Locate all parking towards the middle of the block, accessed
via a rear lane shared with other properties on the block.
Encourage small and medium scaled residential buildings
(3-5 stories, 1/4 to 1/2 block) that prioritize pedestrian scale
and walkability.

Broadway

3rd Street
Parallel or Diagonal Parking
(see section above)

A

Convertible Street
with parking

River Street

Diagonal Parking
(existing)

Walnut and Cedar Streets Character Area:
The recommendations and guidelines on this page
pertain to the area colored on this diagram

Proposed Parallel Parking
Section of Walnut and Cedar
Street
On-street parking is important
throughout Downtown. Parallel
parking will not require an
easement and is desireable in front
of residential buildings. Diagonal
parking requires an easement and
yields 50% more parking spaces.

4th Street

5th Street

tracks

7th Street

Walnut Street Promenade to the River
Perspective along Walnut Street, looking north towards the River.
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Walnut Street and Cedar Street Guidelines

Mas

sing

Massing and Orientation

and

Orie

• Buildings should be between 2 and 4 stories.

ntat

Facade and Frontage
• Porches and/ or dooryards are encouraged for
all ground floor residential units.
• Dormers and bay windows are encouraged to
create a pedestrian scaled facade
• Upper story balconies are encouraged.
• Courtyards are permitted along 1/2 of a front
property line.

ion

• Buildings should be primarily oriented
to Walnut and Cedar Street to create a
comfortable pedestrian environment.
• Dormers and roof articulations should
be used to reduce the scale of buildings if
buildings are longer than 100’ in length.

Faca
des a
nd

Fron
tage
s

Building Use and Location

Public Realm

Use
and
Loca
tion

• Primarily residential uses between the Civic
Center and Walnut Street. Small scale service
and commercial businesses permitted on
corner of 4th and Cedar and 4th and Walnut.
• Buildings oriented toward front (street) and
front corners

• 6’-10’ sidewalk, aligned across intersections
and along the front of blocks.
• On street parking for visitors to Downtown
• Clearly marked crosswalks to accommodate
pedestrian and bike access between the
Community Center and the Riverfront
Precedent Images

Publ
ic

Real
m

City of Monticello Downtown Small Area Plan | Character Areas

19

Pine Street
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Work with MnDOT to maintain a 5 lane
section(2 through lanes both directions with a
center turning lane), do not increase speeds
Work with MNDot to improve pedestrian
crossings wherever possible, preferably with
traffic signals at 4th Street.
Encourage redevelopment on the corners of
blocks, with entrances facing the street, and
shared parking in the middle of the block.

D

E

Reduce the impact of parking to pedestrians
by minimizing the width to 180’ and buffering
parking from the sidewalk with a low fence and
streetscaping.
Reduce direct property access to Pine Street
and encourage property access from side
streets with through block easements.

D

E
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tre
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3rd
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eet

B
15’

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

Pine Street (Minnesota State Hwy 25) is an
important and heavily traveled roadway in
Monticello and Sherburne County. It is one of only
two river crossings between Minneapolis and Saint
Cloud and it connects to I-94 in Monticello. It also
has an important local role because it is Downtown’s
connection to the rest of Monticello that lies
south of I-94. The original plat of Monticello
did not foresee the growth of Pine Street and as
a result, the steady growth of traffic along it has
had a strong impact on the community. While it
connects Monticello to the region, it also divides the
community between east and west.

70 ’

15’

100’
ROW

Proposed Section of Pine Street

New development along Pine Street should be
regional serving, but locally scaled. Buildings should
be located on the corners with pedestrian refuges
along Pine Street that improve the appearance and
the experience of all along Pine Street. The Plan
discourages additional property access to Pine Street
and encourages side street access with through block
(north/south) easements.

This Plan recognizes Pine Street as a regional
roadway, but seeks to manage its impacts as it
crosses through Downtown. The Plan does not
recommend any additional widening and supports
additional river crossings that would better serve
both Downtown and the region.
Perspective along Pine Street, looking north towards the River.
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Pine Street Guidelines

Mas

Massing and Orientation

sing

and

Facade and Frontage
• Primary entrance to building should be
clearly visible from Pine Street accomplished
with careful design.
• One story base level articulation is
encouraged to create a pedestrian scale
frontage.
• Storefronts on the ground floor are
encouraged to face Pine Street. If
storefronts face mid block parking, there
must be pedestrian access to the storefronts.

Faca
des a
nd

• Buildings should be between 2 and 5 stories.

Orie

ntat

ion

• Buildings should be oriented to Pine Street.
Secondary entrances can be located on side
streets or facing parking lots. If located on
the Broadway/Pine Street corner, buildings
should have dual orientations - one towards
Pine Street and one towards Broadway.

Fron
tage
s

• Corner treatments such as entrances, cornice
feature, or towers are encouraged at the
corners of the bocks.

Building Use and Location

Use
and
Loca
tion

• Larger retail/ commercial, office or
hospitality uses that desire visibility,
parking and regional access are
encouraged. This does not apply to Block
52 which is located in the Riverfront
character Area.
• Buildings located towards front corners of
Pine Street blocks.
• Parking lots in mid block should not be
wider than 180’, but should be clearly
visible from Pine Street and easilly
accessible from side streets.

Public Realm
• 10’-15’ sidewalk; trees clustered in planters
with ground cover or low shrubs.
• Sidewalks buffered from parking lots with low
wall or hedge.
Precedent Images

• Gateway treatments at River Street and 7th
Street.

Publ
ic Re
alm
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Blocks 52 and 34

Block 34
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Flexible Frontage (either Active or Residential)

Well Setback
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Parking & Servicing
Primary access to mid block parking
should occur from Cedar Street and 4th
Street.
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Buildings should define the perimeter of
the block with a front facade zone between
5’ and 15’ of the front property line. The
two wells on site have 50’ setbacks and
shou ld be incorporated into courtyards or
parking areas.
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4th

Ce
da
rS
tre
et

et

Stre
et E

Ced
a

5-F
e

ree
t

x:1
5
Ma
x:1

Min
: 5Fee
t

Ma

ds
3r

Ce
dar
St

t

et
Ma
: 5Fee
t
Min

Pin
eS
r St
Ced
a
Stre
et E

Frontage And Ground Floor Uses
Active (retail) uses are encouraged at
Pine Street and Broadway. Residential
frontages are encouraged on Cedar
Street. The remainder of the block is
flexible.
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Options
The two illustrations above show potential options for
development on Block 34 - both adhering to the guidelines.
The top illustration shows a development pattern that
assumes the property on Cedar Street remains.

Block 34 (public ownership in blue)
Most of the properties on Block 34 are
publicly owned. In addition, there are two
wells on the block that impact development.
Redevelopment is further challenged by
limitations on property access created by
medians on Broadway and Pine Street. The
site is attractive for “outbound” retail and the
plan recommends such a use to be located in
the base of a multi use building on the corner
of Pine and Broadway.

Residential Frontage

Active Frontage
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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.

Bro
ad
wa
y

Pin
eS

tree
t

tree
t

et
0-F
eet

Pin
eS

Min
: 10
-Fe
x:1

30’

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

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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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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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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Frameworks: Parking

In order to accomplish the goals in the Plan related to
the public realm and human scaled design, the Plan
recommends a nuanced and flexible approach to parking.
While the Plan recognizes many people, in the future,
will still arrive to Downtown by car and it is important
to make sure parking is plentiful and accessible; it is
equally important to ensure parking does not dominate
the Downtown area. Ultimately the goal is to ensure
customers and visitors can comfortably and safely get to
their destination, not just their parking space. Parking is
just one part of a visitors experience.
Supply of parking was a much discussed topic throughout
the development of the Plan. Some state there is not
enough parking, while others state there is plenty.
The real answer to this question depends on how it is
measured. Ideally, the answer should be data driven
combining inventory numbers, utilization rates and
stakeholder or user group interviews. Often this analysis
reveals answers such as “there is enough parking during
hte day, but not int he evening”
In 2010 the City conducted a parking study to determine,
among other things, the utilization of existing parking.
It concluded that at any given time 80% of the parking
supply is unused and only 20% of the parking spaces
are occupied. This suggests that there was ample supply
at the time to absorb a considerable amount of new
development and visitors. This study was conducted
several years ago, and it should be updated so the city and
stakeholders have an accurate picture of how the existing
parking supply is used.
Current Demand / Supply analysis (on following page)
suggests that the supply of parking downtown exceeds
the demand as measured by existing square footage a
“stacked” or “nonshared” parking approach. Though it is
important to note that the surplus/deficit is not balanced
across the four blocks nor is it excessive. In otherwords,
some blocks appear balanced, while others have a deficit
or a surplus.
In order to obtain a truly accurate picture of the parking,
the inventory has to be combined with a utilization/
occupancy study as well as interviews with user groups.

Regardless of whether there is enough parking or not,
the Plan proposes a moving towards a “park once”
District (Blocks 51,52,35,36,31,32) that allows visitors
to the area to park once and use sidewalks and trails to
go from one location to another in the Downtown. This
is possible if the city carefully manages and maintains
parking and offers a high quality public realm that makes
the experience of moving from one location to another a
pleasant one - throughout the day evening and year.
The single most important improvement to be made is
improvements to the Walnut / Broadway intersection.
The lack of stop signs at this intersection makes it
uncomfortable for pedestrians to cross, which in turn
makes it unlikely for visitors to utilize parking on one side
of Broadway when their destination is on the other side
of Broadway. For this reason, this plan places the highest
priority on improving this intersection. It is critical to
creating a “park once” District.

Shared Parking in a Downtown

reduction in
needed supply

Shared parking benefits multiple user groups. First,
allowing less parking to be built saves up to $20,000
per space in construction costs. Cheaper development
costs then facilitate lower sale or lease costs for wouldbe homeowners or renters. Second, well-crafted shared
parking agreements can allow property owners to
recognize significantly more return per space on their
investment. Third, shared parking is the only way to make
most small downtown parcels viable for development.
Monticello’s true economic potential will only be unlocked
when it can provide an easily accessible pool of shared,
public parking. Finally, shared parking will better enable
growth without exacerbating congestion problems.
Building reserved parking for every use results in system
inefficiencies and will ultimately induce more vehicle trips
on Monticello’s downtown streets.

residential
residential

office

restaurant

morning

A successful “park once” District also relies on provisions
for shared parking, payments in - lieu of parking, close
monitoring of parking inventory, excellent wayfinding
and signage, a compact walkable environments.
Shared parking is crucial to creating a vibrant, multimodal
downtown. Different land uses have different peak
parking demands. Allowing a daytime office building, for
example, to share its parking at night with the nearby
restaurant allows less parking to be built than if the
restaurant had to construct its own parking. The outcome
is less land dedicated to parking.

Unshared Supply / “Stacked Demand”

Shared Uses: Real Demand

residential

# of spaces

General Approach

office

restaurant

residential
afternoon

evening

morning

time of day

afternoon

time of day

evening

Shared Parking in a
Downtown
The traditional
approach to parking
is to provide
designated supply
for each use based on
the highest parking
demand for that use.
This does not account
for fluctuations in
demand by time
of say, resulting
in parking being
overbuilt. Actual
parking demand
changes by use by
the time of day,
resulting in a peak
that is much lower
than a traditional
approached would
predict.

Parking Expectations

distance
between
parking
space and
destination

a few
blocks

Parking Expectations Change as
Broadway Changes
As Broadway and the Riverfront transition
from service and convenience retail to
experience based retail (food) and events,
customers expectations for the distance
between their parking space (if arriving by
car) and the final destination changes. We
expect to park a block away from a place
that we may spend a few hours at.
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a few
feet
a few
minutes

a few hours

length of visit

convenience shopping
on Pine Street

dining and unique
experiences on Broadway and
the Riverfront
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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

City of Monticello Downtown Small Area Plan | Character Areas

30

Existing:

Supply and “Stacked” or
“Unshared” Demand Analysis

River

51
Non Residential SF

68 spc

Parking Supply

46 spc

“Stacked” Demand

block

+21 spc

52
Broadway

36

Non Residential SF
block

121 spc

Parking Supply

100 spc

“Stacked” Demand

39,200SF

Parking Supply

159 spc

“Stacked” Demand

156spc

+3 spc

Pine

51

Walnut

25,000

Non Residential SF
block

Locust

+23 spc

11,500

52

TOTAL

35

Non Residential SF

22,500

Parking Supply

184 spc

“Stacked” Demand

90spc

block

36

35

Non Residential SF

98,200
SF

Parking Supply

533 spc

“Stacked” Demand

392 spc

Non Residential SF

92,500 SF

Parking Supply

502 spc

“Stacked” Demand

372 spc

Non Residential SF

92,500 SF

Parking Supply

483 spc

“Stacked” Demand

370 spc

+140 spc

+94 spc

3rd

Interim:
After development on Block 52 and Walnut Street
improvements

River

51
Non Residential SF

85 spc

Parking Supply

46 spc

“Stacked” Demand

block

note: a complete parking analysis will
incorporate utilization data as well as
user group interviews to determine
the most accurate possible analysis of
parking.

Parking Supply

100 spc

“Stacked” Demand

34,000

Parking Supply

112 Spc

“Stacked” Demand

136 spc

36

block

36

-24 spc

Pine

TOTAL

35

Non Residential SF

22,500

Parking Supply

184 spc

“Stacked” Demand

90spc

Non Residential SF

28,500 SF

Parking Supply

162 Spc

“Stacked” Demand

114 scp

block

35

+130 spc

+94 spc

3rd

Build Out:
After development on south side of Block 52, and south east
corners of blocks 36 and 35.
16,500

+19 spc

51

52

Non Residential SF

block

block

85 spc
66 spc

25,000

+36 spc

River

Parking Supply
“Stacked” Demand

100 spc

Parking Supply
“Stacked” Demand

Broadway

36

Non Residential SF
block

136 spc

52

51

+48 spc
TOTAL

Pine

note: assumes all new residential parking
is underground. This allows the middle of
the block to be used for public parking.

Non Residential SF

Walnut

note: existing non residential SF
and its associated demand includes
approximately 15,000 SF of building that
is currently vacant

25,000
121 spc

Broadway

Locust

note: “stacked” parking demand assumes
4 spc / 1000 SF. This is greater than the
current Monticello downtown standard
of 2.8 spc / 1000 SF

52
Locust

private

Non Residential SF
block

51

public

+21 spc

52

Walnut

+39 spc

11,500

36

35

Non Residential SF

22,500

Parking Supply

100 spc

“Stacked” Demand

90spc

block

35

+113 spc

+10 spc

3rd
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30
28

12

80

93

24

50

27

140
ShopKo

34

13
100

140

24

Grocery

48
28

165

82

Coborns

Lakeview Mall

70
30
25

Kalamazoo, MI

Buffalo, MN
40

95

30

50

50

Signage and Wayfinding
Signage and wayfinding are a small but important apart
of the parking process and overall downtown experience.
Coordinated signage and wayfinding will make it easier for
visitors to come to downtown and it presents a cohesive and
coordinated image.

105
14

6

20
10

Hastings, MN

20

Hutchinson, MN
18

80
20

20

100

Main Streets In Minnesota
The arrangement of buildings, open spaces, and parking
impacts whether or not a Main Street maintains its human
scale and pedestrian character. In the three cities illustrated
above:
» parking is accommodated in a variety of configurations.
All three examples offer on-street parking, parking behind
buildings, and larger lots on the edge of the downtown.
Some of the parking is dedicated to a single use, such as a
grocery store, however most of it is shared between all users
downtown.
» Main Street is reinforced with a building pattern that aligns
with the back of the sidewalk. By enclosing the street with
buildings, a public room is created and retailers benefit from
pedestrian traffic on both sides f the street.

Loveland, CO
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Implementation

Introduction

TODAY

No one is served by a plan that sits on the shelf. Implementing this Downtown
Monticello Small Area Plan means taking action on several fronts.

TOMORROW
Policies and Programs

• Adoption and Integration into City programs and Policies
• Catalytic development projects

Physical Improvements

• Retail vitality strategies
• Public realm improvements

Catalytic Projects

Adoption and Integration into City Policies and Programs
Relationship to Embracing Downtown Plan and the Comprehensive Plan
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.
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.
Zoning Code and Development Regulations / Guidelines
Implementation of this Plan will require adjustments to the existing zoning
code. Certain uses, parking requirements, and building forms/types that the Plan
promotes are not permitted in the current code. Adjusting a zoning code to be
in compliance with Plan is commonplace and required since zoning is one of the
implementation tools of the Comprehensive Plan. Refer to page 26 for details on
boundaries of Small Area Plan and Embracing Downtown Plan.

Retail Vitality
Implementation Strategy

• Fill the gaps in the sidewalk system: there are several blocks
downtown with no sidewalks. They can be completed with redevelopment,
but there is little risk in completing them in advance of redevelopment.

reinforces the character of Walnut Street as the walkable spine that connects
downtown assets from the stores near the interstate to the Mississippi River
and parks.

• Connect Walnut to River Street: the City should work with the
property owners to move forward this important initiative. ideally, this
project would be completed in conjunction with redevelopment of Block
52 and the northwest corner of Block 51.

Market research and interviews with developers indicate that Monticello’s
downtown will be of interest to the development community. The City will
nevertheless need to take active steps to capitalize on this interest. An
assertive public sector role means consideration of actions like site assembly,
public financial support, and other steps. Public financial support will be
required to attract new development downtown. Market conditions will not
bring new development without it.

• Benches, flowers, art and programming: Small investments such as
these can make the downtown more hospitable for people to spend time
in.
• Redesign of West Bridge Park: The City (Parks Commission) should
bein discussions with stakeholders regarding the redesign of the Park so it
is better integrated with the River and the Downtown. This can begin with
a resident / user survey or questionnaire and visits to nearby communities
with successful riverfront parks.

The City should draft and adopt a Complete Streets Policy in order to wisely guide
all public investments in streets and rights of ways.

• Conversion of vacant lots to pop-up parks: Temporary or popup parks on vacant lots on Broadway can be spark innovative uses of
underused land. Offering these spaces to local schools and artists and
businesses can be an effective way to make good use of underused land.

Public Realm Improvements

Catalytic Development Projects

Adjustments and improvements to the physical environment are crucial to
success of Downtown. Listed below are several important investments that will
support implementation of the Plan.

To change market perceptions of an area, it is advisable to concentrate
public investments in development in an area where a new sense of place can
emerge. That invites a private sector response. For that reason, Monticello
is advised to foster a critical mass of catalytic development projects, and
a new sense of place, along the Walnut Street corridor. At the north end
of the corridor, new development projects would make a firm and exciting
connection to the Mississippi riverfront. Further south, new development
can build a new multifamily neighborhood downtown, easily walkable to a
multitude of downtown amenities. New development along Walnut Street

Complete Streets Policy

• Improve crossings of Broadway at Cedar and Walnut:
Simple curb extensions will reduce the crossing distance and time for
pedestrians. The city should work with the County to determine other
strategies such as a four-way stop, widening the center median and / or
creating a pedestrian refuge or maintaining only a single west bound lane on
Broadway.

A note on public financial support for development. Cities need to invest in
their own renewal, in order to stay viable, and to prevent certain areas from
entering a cycle of decline. But the focus and scale of that investment is
an important decision point. For Monticello, maintaining the viability and
vibrancy of its downtown is a natural and prudent focus of investment. And
providing financial support to a small set of catalytic projects represents a
scale of investment that is nicely proportionate to the City’s overall resources.
Three potential catalyst projects are described below, with a recommended
approach to implementation for each.
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6. Public financial support is made available
The City will need to play a proactive and assertive role to advance these
conditions for success.
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Development Site 2—South half of block between River and Front
Streets (Block 1)
This site is a premier location for new housing development, given its
proximity to the River and riverfront parks. It is well suited to townhome
development, or three story development with underground parking—with
the latter likely to be more viable financially. It could have larger units,
serving families, or smaller units, serving singles, couples and/or seniors.
New households in this location would support downtown retail stores, and
contributes to the center of energy and activity at River and Walnut.

collectively and creatively on a set of priority actions. Fostering this
collective will is the most essential element in effective action.
• Public sector support: Facade Improvement Program and Retail
recruitment : Investment of time and financial resources on the part
of business owners is enhanced by knowing that it is being supported
through a commitment of public sector time and resources. The
establishment of a grant program that matches business investments
with public funds is a great way to demonstrate that shared commitment.
the Plan recommends immediate investment is a facade improvement
program and a retail recruitment strategy.

Developing the site requires surmounting some challenges. It is in the
Shoreland Mississippi Wild Scenic and Recreational River District which
restricts the height of the development unless a variance is granted. The
property is in the ownership of three different property owners. And there
could be resistance to development at a scale that makes financial sense for a
developer.

B
I

Proactive work should be pursued to mitigate these concerns, through
additional site assembly, and continued steps to build public acceptance of
new development at a reasonable scale. The development of this site is likely
to require public financial support.

C

A

Development Site 3—Walnut Street between 4th and 5th Street

1. The site can be assembled in single ownership or controlled by a common
entity

This site is an attractive location for high quality, attractive housing
development with underground parking, which fronts on Walnut Street.
It would contribute to a high-quality frontage along Walnut Street that
makes it feel like a walkable promenade from the river to the freeway. The
development could be targeted to empty nesters, millennials, downtown
workers, and/or seniors.
Proactive work can be pursued to increase development interest. This could
entail negotiating the acquisition of the Walnut Street frontage of the Wells
Fargo property, and replatting and rezoning the property so that it supports
the intended development. A developer will be looking for a sense of City and
public support for development at a reasonable density. The development of
this site is likely to require public financial support.

2. There is a commitment to a special street on the Broadway-to-River block of
Walnut Street

Retail Vitality Strategies

3. A entertainment or restaurant entrepreneur/operator is secured in advance
for the signature retail space

Retail vitality strategies are presented briefly in a preceding section, and in
more detail in the attached background report. Some key implementation
steps are noted here, which could be considered for initial actions.

Three Catalytic Projects in Downtown

Development Site 1—North Half of Block 52
This site is envisioned to be developed as a mixed use development, introducing
housing that fronts on the river, and offering a destination restaurant or other
prominent retail attraction. It would create a new buzz for downtown Monticello,
and draw customer traffic that would support the retailers on Broadway Street.
This site has the potential to be highly attractive for a developer, if certain
preconditions are present. Development is most likely if:

4. Good traffic circulation is maintained around the block, and good access is
available to surface parking in the block interior
5. City and public support is present for development at a reasonable density

• Business and property owner engagement. Successful retail vitality
efforts are almost always spearheaded through an organized stakeholder
group of business and property owners. This group chooses to work

F
D
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H

Near and Mid Term Projects on City owned Properties
A. North Half of Block 52
B. South Half of Block 1
C. Open up Walnut Street, improve Broadway Crossing
D. Housing and public parking on block 35
E. Block 34 Development
F. Housing on Block 53
G. Redesign of Pine Street with County and MNDOT
H. Housing on Block 17
I. Redesign of Riverfront Parks
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