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2A. Public Hearing - Consideration of a request for a Request for Development Stage and 
Final Stage Planned Unit Development/Rezoning to Planned Unit Development for 
Phased Industrial Development including Industrial Service and Industrial Self-Storage 
as Principle Uses in the I-2 (Heavy Industrial) District. 
 

Prepared by:  Grittman Consulting, 

Stephen Grittman, City Planner 

 

Meeting Date: 

03/04/2025 

Council Date (pending 

Commission action): 

03/24/2025 

Additional Analysis by:  

Community Development Director, Community & Economic Development Coordinator, Chief 

Building Official, Assistant City Engineer  

 

ALTERNATIVE ACTIONS  

Decision 1:  Development Stage and Final Stage Planned Unit Development for Phased 

Industrial Development including Industrial Service and Industrial Self-Storage as Principle 

Uses in the I-2 (Heavy Industrial) District 

1. Motion to adopt Resolution No. PC-2025-09 recommending approval of request for a 

Development Stage and Final Stage Planned Unit Development for Phased Industrial 

Development including Industrial Service and Industrial Self-Storage as Principle Uses in 

the I-2 (Heavy Industrial) District, subject to the conditions in Exhibit Z and based on 

findings in said resolution.  

2. Motion to deny the adoption of Resolution No. PC-2025-09 recommending approval of 

request for Development Stage and Final Stage Planned Unit Development for Phased 

Industrial Development including Industrial Service and Industrial Self-Storage as 

Principle Uses in the I-2 (Heavy Industrial) District, based on findings to be made by the 

Planning Commission. 

3. Motion to table action on Resolution No. PC-2025-09. 

Decision 2: Amending Chapter 153 of Monticello City Code, known as the Zoning Ordinance 

creating the Mastercraft Planned Unit Development District, and Rezoning the Subject 

Property to Mastercraft PUD District.  

1. Motion to adopt Resolution No. PC-2025-14 recommending approval of request for a 

Rezoning to Planned Unit Development and creating the Mastercraft PUD District for 

Phased Industrial Development including Industrial Service and Industrial Self-Storage as 
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Principle Uses in the I-2 (Heavy Industrial) District, subject to the conditions in Exhibit Z 

and based on findings in said resolution.  

2. Motion to deny the adoption of Resolution No. PC-2025-14 recommending approval of 

Rezoning to Planned Unit Development and creating the Mastercraft PUD District for 

Phased Industrial Development including Industrial Service and Industrial Self-Storage as 

Principle Uses in the I-2 (Heavy Industrial) District, based on findings to be made by the 

Planning Commission. 

3. Motion to table action on Resolution No. PC-2025-14. 

REFERENCE AND BACKGROUND 

Property: Legal Description: Lot 1, Block 1, Oakwood Industrial Park 3rd 

Addition 

PID #:    155-249-001010 

Planning Case Number: 2025.05 

Request(s): 1. Development Stage and Final Stage Planned Unit Development 
2. Rezoning to Planned Unit Development  

 
Deadline for Decision: April 5, 2025 (60-day deadline) 

June 4, 2025 (120-day deadline) 

Land Use Designation:   General Industrial  

Zoning Designation: I-2 Heavy Industrial  

Overlays/Environmental 

Regulations Applicable: Special Use District 

Current Site Uses: Vacant Land 

Surrounding Land Uses: 

North: I-2 Industrial 

East:  I-1, Industrial 

South: I-2 Industrial 

West: I-2 Industrial 

 

Project Description:   The applicant is seeing Development and Final Stage PUD and 

rezoning to PUD approval for a previously reviewed Industrial 

Services use.  The Development Stage PUD for the Mastercraft 

development was approved by the City Council in July of 2024.  
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However, the applicant did not submit the Final Stage PUD 

application within the required 60 days of approval and did not 

request extension of that approval.  As such, the applicant is now 

seeking concurrent review of the Development and Final Stage 

applications to proceed with the project, as well as rezoning to 

PUD. 

The applicant proposes to construct and operate an Industrial 

Services business (primarily landscaping and other seasonal 

maintenance), including outdoor storage of certain equipment 

and materials.   

The applicant is seeking to modify the general standards of the I-2 

district to accommodate three areas of flexibility.  The first is to 

allow outdoor storage areas and equipment staging that rely on 

unpaved surface, substituting crushed concrete for surfaces in the 

storage area.  The second is flexibility for their proposed outdoor 

storage coverage area, based on their business model which 

includes outdoor parking of drivable equipment, and a longer-

term expansion plan that would reduce the building-to-storage 

area ratio. The applicant has also sought a modified building 

materials standard to accommodate a textured metal panel 

siding, a departure from the standard masonry finish, or other 

similar coating. 

ANALYSIS: 

The applicant originally received approval of a Development Stage PUD request in 2024, but did 

not undertake the Final Stage PUD for the project at that time.   

The prior process included a concept review of this project that was presented to a joint 

Planning Commission/City Council workshop in January of last year.  Comments from Council, 

Commission, and staff were generally positive with regard to the proposed land use and 

consistency with both Comprehensive Plan goals for the site, as well as the development 

expectations for the property in question.   

The primary issue for the workshop officials related to the proposed building materials, 

particularly where the side is visible from the adjoining roadway. The workshop comments 

expressed a willingness to accommodate the storage area and surfacing requests, and 

especially in consideration of a long-term opportunity to shift storage indoors as building 

development expands on the site. It is acknowledged that there no guarantee or timeline for 
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that expansion.  During the Development Stage PUD review in July of 2024, the Planning 

Commission and City Council continued their support for the project, noting the proposed 

phasing as an accommodating factor for the crushed concrete surfacing and that the applicant 

was proposing a textured steel finish and had added a masonry wainscot to the proposed 

principal building. 

The subject parcel is just under 1.5 acres in area, with approximately 175 feet of frontage on 

Fallon Avenue.  Surrounding uses are industrial in nature. 

Development & Final Stage PUD/Rezoning to PUD District 

The comments below are similar to those of the Development Stage review in 2024, with 

notations where the applicant has revised their plans to meet the conditions of approval, 

consistent with Final Stage PUD requirements. 

Site Planning.  The site plan relies on a single access drive from Fallon Avenue.  The driveway 

enters the site and serves parking on either side of the drive.  This portion of the more “public” 

facing parking area would be paved and curbed per code.  The driveway would then extend 

westward to the rear line of the building, after which the surface would transition to the 

crushed concrete requested by the applicant. 

The plans illustrate a combination of uses in the rear yard area.  There is a stormwater pond 

along the north property line, and another stormwater basin at the rear of the parcel.  In 

northwest corner of the site, the applicant proposes a future storage building. 

The central portion of the rear yard area is also crushed concrete and is shown on the 

applicant’s plans as circulation area that divides two more aspects of storage – one for general 

materials and equipment storage, and the other for truck and trailer storage/parking.   

The I-2 zoning district requires that outdoor storage space cover an area no greater in extent 

than the floor area of the principal building.  The applicant’s plans result in storage area that is 

up to 2.5 times the floor area of the proposed 7,200 square foot building.  This aspect of the 

PUD is, with growth over time, suggested by the applicant to resolve itself, with the site plan 

illustrating additional building expansion over both the vehicle/storage area to the west, as well 

as in the northwest corner of the site.  Further, it is noted that at least a portion of the space 

will be used for truck and equipment parking, rather than materials or general storage.   

The PUD request is designed to accommodate the future expansion with the second building 

and the use of this area of the site in the interim for operations-related parking and circulation.   

Pedestrian Access.  In most cases, the City requires applicants to install public pedestrian 

facilities (sidewalk or pathway) as a component of completing the street along the parcel 

frontage.  In this case, staff has not recommended that addition, given the anticipated 

reconstruction of Fallon Avenue in the foreseeable future.   
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Parking. The site plan shows a total of 19 parking spaces along the north side of the building 

and drive aisle.  As an industrial use of 7,200 square feet (or double that with expansion), site 

parking would only be required to total 9 spaces for each of the two main buildings.  However, 

it is noted that the parking design on the site plan would result in several of the proposed 

spaces blocking access to overhead doors located along the north wall.  For the overhead doors 

to be accessible, at least half of the proposed parking spaces would not be available, reducing 

the practical available parking supply to about 12 spaces on the property.  As the current 

building requirement would be just nine spaces, the current plan can proceed as proposed.  The 

second phase expansion may require additional review if additional parking is needed.  The 

applicant is required to provide a site plan demonstrating the location for the additional stalls 

at the time of the second phase. 

Landscape. The landscape plan originally provided consisted of a series of Black Hills Spruce 

along the north property line, along a proposed boundary fence.  With the final stage plans, 

these trees have been scaled back significantly from the original plan. While they were a 

positive addition to the site, land uses to the north are also heavy industrial and technically do 

not require a planted buffer.  The plan also includes a shrub foundation planting in front of the 

building, and other ornamental tree plantings.  Otherwise, the ground surface is required to be 

planted with turf.  The landscape plan meets the City’s planting requirements for tree 

quantities and shrub plantings for the site and building, but the retention of at least some of 

the original count of Black Hills Spruce is recommended to support the PUD flexibility in 

building materials and storage area allowances.   

Building Design/Materials.  Building materials for the structure are an aspect of departure from 

the zoning ordinance.  Per code, building materials should be masonry on all sides, or a 

textured product to simulate masonry exterior materials.  While the applicant has relied on 

other prior buildings constructed in the general area as examples, the City’s revised materials 

code prohibits the exposed ribbed steel.  Most recent permit approvals in industrial zones have 

relied on the updated code standards.  The applicant is proposing to use steel siding, but with a 

textured surface.  On the front elevation, the applicant proposes a wainscot of cultured stone.   

As a condition of approval at the prior review, the City modified its approval to incorporate the 

requested textured steel siding (not ribbed panels) on all four sides of the building and 

including the masonry wainscot along the front (Fallon Avenue) face of the structure.   

The plan shows both current and future phases for building expansion.  The future phases are 

included with this original review.  Future phases would be expected to be reviewed at an 

administrative level if proposed in accordance with the current plans.  Modifications or 

departures would require more extensive PUD amendment review. 
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Signage. No information has been provided related to signage.  Sign permitting will be subject 

to the applicable ordinance requirements.   

Lighting. The applicant has provided a lighting plan submission.  The plan appears to rely on 

wall-mounted lighting which if directed downward is expected to be consistent with the City’s 

requirements of zero footcandles at the property line.  An updated plan should be provided to 

accompany the building permit application. 

STAFF RECOMMENDED ACTION 

Staff recommend approval of the Zoning Amendment/Rezoning to PUD and the Development 

and Final Stage PUD with the requirements and conditions of Exhibit Z.  The use is consistent 

with land use and zoning for the subject parcel.  With the revised plans for Final Stage PUD, the 

applicant has met many of the prior assigned conditions.  With the conditions in Exhibit Z, many 

of which are on-going, staff believe that PUD flexibility is appropriate, particularly given the 

planned future expansion on the site. 

SUPPORTING DATA 

A. Resolution PC-2025-09 

B. Resolution PC-2025-14 

C. Resolution 2024-067 (Prior Development Stage PUD) 

D. Ordinance No. XXX 

E. Aerial Site Image 

F. Applicant Narrative 

G. Civil Plans, Including: 

a. Site Plan 

b. Grading Plan  

c. Utility Plan 

d. Erosion Control Plan  

e. SWPPP 

f. Firetruck Turning Exhibit 

g. Detail 

h. Certificate of Survey 

H. Certificate of Survey (Lot) 

I. Building Elevations 

J. Landscaping Plan 

K. Photometric Plan 

L. Stormwater Report 

M. Chief Building Official’s Letter, dated June 20, 2024 

N. City Engineer’s Letter, dated February 21, 2025 
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O. Engineering Response Comment Letter 

Z. Conditions of Approval 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



CITY OF MONTICELLO  

WRIGHT COUNTY, MINNESOTA  

PLANNING COMMISSION  

RESOLUTION NO. PC 2025-09 

 

A RESOLUTION OF THE PLANNING COMMISSION OF THE  

CITY OF MONTICELLO RECOMMENDING APPROVAL OF A  

DEVELOPMENT STAGE AND FINAL STAGE PLANNED UNIT DEVELOPMENT 

 FOR THE MASTERCRAFT PUD DISTRICT  

 

WHEREAS, the applicant is seeking a Development Stage and Final Stage Planned Unit 

Development approval, among other concurrent applications, for a parcel of currently 

undeveloped land; and   

WHEREAS, the proposed PUD would incorporate development opportunity for industrial 

service uses and directly associated accessory uses as allowed uses in the proposed Mastercraft 

Planned Unit Development zoning district; and 

WHEREAS, the PUD provides for an industrial service business, on a single development parcel, 

and utilizes existing right of way for access to and from the PUD business(es); and 

WHEREAS, the PUD incorporates a series of development standards that the applicant will 

meet with the submitted, or supplemental, plans and documents; and 

WHEREAS, the subject property will be developed under the requirements of the Monticello 

Comprehensive Plan, which designates the land use for the property as Heavy Industrial uses; 

and  

WHEREAS, the Planning Commission has reviewed the application for the Development Stage 

PUD pursuant to the regulations of the applicable ordinances and land use plans and policies; 

and  

WHEREAS, the Planning Commission held a public hearing on July 2nd, 2024 and March 4, 2025 

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 make the following Findings of 

Fact in relation to the recommendation of approval:  

 

1. The proposed uses are consistent with the intent and purpose of the PUD, Planned Unit 
Development District. 
  



2. The proposed uses will be consistent with the existing and future land uses in the area in 
which they are located, including the Monticello Comprehensive Plan.  

3. The impacts of the improvements are those anticipated by the existing and future land 
uses and are addressed through standard review and ordinances as adopted.  

4. The proposed development accommodates additional public and private improvements, 
including pedestrian facilities, utilities, and stormwater controls that ensure the project 
will continue to be consistent with the City’s long-term public service infrastructure. 

5. The proposed development accommodates reasonable extensions of development and 
infrastructure to serve other undeveloped property in the area. 

6. The proposed access and development details, as supplemented in further submissions, 
meet the intent and requirements of the applicable zoning regulations. 

7. The proposed PUD is not anticipated to negatively impact surrounding residential 
properties.  

8. Approval of the development will not result in the need for additional road or utility 
infrastructure other than that being provided by and for the proposed use, and should 
not otherwise negatively impact the health or safety of the community.   

 
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello, 
Minnesota, that the Planning Commission hereby recommends to the City Council that the 
proposed Development and Final Stage PUD for Mastercraft be approved, subject to the 
conditions of Exhibit Z of the staff report, as follows: 
 

1. Accept the building materials proposed by the applicant to ensure that all four 

sides of the building are covered with materials that are composed of textured 

architectural steel, including the masonry wainscot finish on the front (Fallon 

Avenue) face of the structure. 

2. The applicant’s plans shall be revised to specify the material for trash enclosure, 

which shall be durable, maintenance free materials.  

3. Specify in the Ordinance that upon construction of the second building, exterior 

storage-area surfacing will be upgraded to pavement capable of enduring the 

equipment used by the applicant on the site.  

4. If developed in accordance with the layout and details of the current plan, the 

future phases may be reviewed and permitted with administrative approvals 

only.   

5. No repair work is to be conducted outdoors. 



6. Any tenants of the building shall be subject to the same limitations and 

conditions as to use and maintenance of the storage area and other outdoor 

restrictions. 

7. A revised parking plan for the second phase is provided, demonstrating 

adequate usable, and accessible parking spaces are provided to the site for the 

second phase. 

8. Turfgrass is established in all outdoor areas of the site not designated for 

pavement or storage/circulation space, or otherwise shown on the landscape 

plan. 

9. Lighting plans are updated for the current site and provided at the time of 

building permit application. 

10. The project and site improvements, including landscaping, is constructed and 

maintained per plans provided, with incorporation of the recommendation for 3-

5 additional Black Hills Spruce along the north property line. 

11. Verify that the presented site plan utilizes a current certificate of survey. 

12. Compliance with the terms of the City’s Engineering Staff letter dated February 

21, 2025. 

13. Compliance with the terms of the City Building Official’s letter dated June 20, 

2024. 

14. Comments and recommendations of other Staff and Planning Commission. 

 

ADOPTED this 4th day of March, 2025 by the Planning Commission of the City of Monticello, 
Minnesota. 
 
 
 
MONTICELLO PLANNING COMMISSION 

 

      By: _______________________________ 

             Andrew Tapper, Chair 

ATTEST: 

 



____________________________________________ 

Angela Schumann, Community Development Director 



CITY OF MONTICELLO  
WRIGHT COUNTY, MINNESOTA  

PLANNING COMMISSION  
RESOLUTION NO. PC 2025-14 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE  

CITY OF MONTICELLO AMENDING SECTION 153.047 OF THE  
MONTICELLO CITY CODE, KNOWN AS THE ZONING ORDINANCE,   

CREATING THE MASTERCRAFT PLANNED UNIT DEVELOPMENT DISTRICT,  
AND REZONING THE SUBJECT PROPERTY TO MASTERCRAFT PUD DISTRICT  

 
WHEREAS, the applicant is seeking approval of a Planned Unit Development for a project 
consisting of industrial service uses, for the Mastercraft PUD District; and  

WHEREAS, the proposed PUD District would create the uses and standards applicable to all 
development in the Mastercraft PUD District, to consist of an industrial services business and 
tenant occupants allowed as permitted uses in the I-2 District in the proposed Mastercraft 
Planned Unit Development zoning district; and 

WHEREAS, the proposed PUD plans account for public easements and rights of way, and 
adequate drainage and utilities which will serve various phases of the PUD; and 

WHEREAS, the subject parcels will be consistent with requirements of the City’s Zoning 
Ordinance requirements under the adopted Mastercraft PUD District standards, as well as 
other applicable standards of the Monticello Zoning Ordinance; and 

WHEREAS, the subject property will be developed under the requirements of the Monticello 
Comprehensive Plan, which designate the land use for the property as Heavy Industrial Zoning 
District; and 

WHEREAS, the Planning Commission has reviewed the application for the Amendment to the 
Zoning Ordinance pursuant to the regulations of the applicable ordinances and land use plans 
and policies; and  

WHEREAS, the Planning Commission held a public hearing on July 2nd, 2024, and on March 4th, 
2025 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 make the following Findings of 
Fact in relation to the recommendation of approval:  

 



1. The proposed Zoning District is required to address the proposed use, and provide the 
potential for development consistent with the intent and purpose of the plans, goals, 
and policies of the Monticello Comprehensive Plan related to the Heavy Industrial land 
use category. 

2. The proposed uses will be consistent with the existing and future land uses in the area in 
which they are located, provided the development is adequately served by existing 
roadways.  

3. The impacts of the improvements are those anticipated by the existing and future land 
uses and are addressed through standard review and ordinances as adopted.  

4. The proposed PUD District and the associated development plans accommodate 
adequate provision of public and private improvements, including streets, utilities, and 
stormwater controls that ensure the project will continue to be consistent with the 
City’s long-term public service infrastructure. 

5. The proposed PUD does not interfere with reasonable extensions of development and 
infrastructure to serve other undeveloped property in the area. 

6. As a property which has been vacant for many years, the proposed PUD is not 
anticipated to negatively impact surrounding properties or values.  

7. Approval of the PUD will not result in the need for additional road or utility 
infrastructure other than that being provided by and for the proposed use, and should 
not otherwise negatively impact the health or safety of the community.   

 
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello, 
Minnesota, that the Planning Commission hereby recommends to the City Council that the 
proposed amendment to the Monticello Zoning Ordinance creating the Mastercraft PUD 
District, and rezoning the area as the Mastercraft PUD District, be approved subject to the 
conditions of Exhibit Z of the staff report, as follows: 
 

1. Accept the building materials proposed by the applicant to ensure that all four 
sides of the building are covered with materials that are composed of textured 
architectural steel, including the masonry wainscot finish on the front (Fallon 
Avenue) face of the structure. 

2. The applicant’s plans shall be revised to specify the material for trash enclosure, 
which shall be durable, maintenance free materials.  

3. Specify in the Ordinance that upon construction of the second building, exterior 
storage-area surfacing will be upgraded to pavement capable of enduring the 
equipment used by the applicant on the site.  



4. If developed in accordance with the layout and details of the current plan, the 
future phases may be reviewed and permitted with administrative approvals 
only.   

5. No repair work is to be conducted outdoors. 

6. Any tenants of the building shall be subject to the same limitations and 
conditions as to use and maintenance of the storage area and other outdoor 
restrictions. 

7. A revised parking plan for the second phase is provided, demonstrating 
adequate usable, and accessible parking spaces are provided to the site for the 
second phase. 

8. Turfgrass is established in all outdoor areas of the site not designated for 
pavement or storage/circulation space, or otherwise shown on the landscape 
plan. 

9. Lighting plans are updated for the current site and provided at the time of 
building permit application. 

10. The project and site improvements, including landscaping, is constructed and 
maintained per plans provided, with incorporation of the recommendation for 3-
5 additional Black Hills Spruce along the north property line. 

11. Verify that the presented site plan utilizes a current certificate of survey. 

12. Compliance with the terms of the City’s Engineering Staff letter dated February 
21, 2025. 

13. Compliance with the terms of the City Building Official’s letter dated June 20, 
2024. 

14. Comments and recommendations of other Staff and Planning Commission. 

 

ADOPTED this 4th day of March, 2025 by the Planning Commission of the City of Monticello, 
Minnesota. 
 
 
MONTICELLO PLANNING COMMISSION 

 

      By: _______________________________ 

             Andrew Tapper, Chair 



ATTEST: 

 

____________________________________________ 

Angela Schumann, Community Development Director 
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CITY OF MONTICELLO 

WRIGHT COUNTY, MINNESOTA 
 
 

AN ORDINANCE AMENDING TITLE XV, § 153.047 
 OF THE MONTICELLO CITY CODE, KNOWN AS THE ZONING ORDINANCE, ESTABLISHING THE 

MASTERCRAFT PLANNED UNIT DEVELOPMENT DISTRICT AND  
REZONING THE FOLLOWING DESCRIBED PROPERTY TO MASTERCRAFT PUD:  

 
Lot 1, Block 3, Oakwood Ind. Park 3rd Addition 

 
THE CITY COUNCIL OF THE CITY OF MONTICELLO HEREBY ORDAINS: 
 
 
Section 1. Section § 153.047, PUD Districts, is hereby amended to add the following: 
 

(y)   Mastercraft PUD District 
 

(1)   Purpose. The purpose of the Mastercraft PUD District is to provide 
for the development of certain real estate subject to the Planned Unit 
Development District for industrial land uses.  
 
(2)  Phased Development.  The Mastercraft PUD District will be developed 
in multiple phases as detailed on the approved Final Stage PUD Plans.   
 
(3)  Permitted Uses.  Permitted principal uses in the Mastercraft PUD 
District shall be the permitted industrial uses of the I-2, Heavy Industrial 
District, including industrial services, as defined in the Monticello Zoning 
Ordinance, along with administrative offices, subject to the approved 
Final Stage PUD Development Plans dated _____________, and 
development agreement dated ___________, and subject to the 
conditions of approval imposed by City Council Resolution No. _____, and 
as may be further amended. Leased tenant spaces in any approved 
building shall be required to be a permitted use in the I-2 Zoning District. 
Each individual use is limited to the location and building identified on 
the Final PUD Development Plans.  The introduction of any other use or 
change in density shall be reviewed under the requirements of the 
Monticello Zoning Ordinance, 153.028(O)(9)(b) – Planned Unit 
Developments for Development Stage PUD.   
 
(4)  Accessory Uses.  Accessory uses in the Mastercraft PUD District shall 
consist solely of those used as illustrated on the Final PUD Development 
Plan, include accessory passenger vehicle parking, equipment storage and 
parking accessory to a principal use located within a principal building as 
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shown on the final site plan. No other accessory uses shall be permitted 
in the Mastercraft PUD District.  Any principal use or tenant use of the 
principal building shall, if operating any approved accessory use under 
the Final PUD Development Plans, shall adhere to and be subject to all 
requirements and regulations of this ordinance and of the Monticello 
Zoning Ordinance. 
 
(5)   District performance standards. Performance standards for the 
development of any lot in the Mastercraft PUD District shall adhere to 
the approved Final Stage PUD plans and development agreement. 
 
(6)   The specific flexibility and conditions of the Mastercraft PUD District 

shall be as follows 

A. Outdoor storage areas shall be as shown per the approved Final 
Stage Plans for the first and future phases.  Upon construction 
of the second building, exterior storage-area surfacing will be 
upgraded to pavement capable of enduring the equipment used 
by the applicant on the site. 

B. Landscaping is constructed and maintained per plans provided 
with incorporation of the recommendation for 3-5 additional 
Black Hills Spruce along the north property line and turfgrass 
established in all areas not designated for pavement or 
storage/circulation. 

C. If developed in accordance with the layout and details of the 
current plan, the future phases may be reviewed and permitted 
with administrative approvals only.  References to the stockpile 
location should be removed from the plans. 

D. No repair work is to be conducted outdoors. 

E. Any tenants of the building shall be subject to the same 
limitations and conditions as to use and maintenance of the 
storage area and other outdoor restrictions. 

F. A revised parking plan for the second phase is provided at the 
time of development, demonstrating adequate usable, and 
accessible parking spaces are provided to the site for the second 
phase. 

G. Parking for the facility shall be as provided per the approved 
plans and located on the parcel to be shared among principal 
building occupants. 
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H. Building architectural plans for the subject property shall be as
provided with the final stage plans.

I. Signage and landscaping shall be as per approved Final Stage PUD
Development Plans, or as administratively approved per
Monticello City Code.

(7) In such case where any proposed improvement is not addressed by
the Final Stage PUD, then the applicant shall seek a PUD Amendment per
the processes of the Monticello Zoning Ordinance and as directed by the
Community Development Department.

(8) Where there are any conflicts in the allowed uses or required
performance standards between the Mastercraft PUD District and any
other applicable zoning regulations, the requirements of the Mastercraft
PUD District and its associated plans shall prevail.

(9) Amendments. Where changes to the PUD are proposed in the
manner of use, density, site plan, development layout, building size,
mass, or coverage, or any other change, the proposer shall apply for an
amendment to the PUD under the terms of § 153.028(O)(10). The city
may require that substantial changes in overall use of the PUD property
be processed as a new project, including a zoning district amendment.

Section 2. The City Clerk is hereby directed to mark the official zoning map to reflect this 
ordinance.  The map shall not be republished at this time. 

Section 3. The City Clerk is hereby directed to make the changes required by this Ordinance 
as part of the Official Monticello City Code, Title XV, Zoning Ordinance, and to 
renumber the tables and chapters accordingly as necessary to provide the 
intended effect of this Ordinance.  The City Clerk is further directed to make 
necessary corrections to any internal citations that result from said renumbering 
process, provided that such changes retain the purpose and intent of the Zoning 
Ordinance as has been adopted. 

Section 4. This Ordinance shall take effect and be in full force from and after its passage 
and publication.  The ordinance in its entirety and map shall be posted on the 
City website after publication.  Copies of the complete Ordinance and map are 
available online and at Monticello City Hall for examination upon request.    

ADOPTED BY the Monticello City Council this ____ day of _________, 2025. 

__________________________________ 
Lloyd Hilgart, Mayor 



ORDINANCE NO. ___ 

4 

ATTEST: 

__________________________________

Jennifer Schreiber, City Clerk

AYES: 
NAYS: 



Consideration Dev & Final PUD/Rezoning - Industrial Service & Self Storage as Principle Use 

PID: 155-249-001010 Address: 9730 Fallon Ave N Legal L1, BLK1, Oakwood Ind Park 3rd Addition
Created by: City of Monticello 
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Doors/Windows 71 sq ft 5.63%
Wood 24 sq ft 2%
Stone 171 sq ft  13.57%
Steel 1018 sq ft 78.8% Total 1260 sq ft
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ELEVATION
VIEW OF THE LEFT SIDE
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Windows 60 sq ft 3.12%
Steel 1860 sq ft 96.88%
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Windows/Doors 945 sq ft 49.22%
Steel 975 sq ft 50.78%
Total 1920 sq ft
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NOTES:
* The light loss factor (LLF) is a product of many variables, only lamp lumen depreciation (LLD)
has been applied to the calculated results unless otherwise noted. The LLD is the result (quotient)
of mean lumens / initial lumens per lamp manufacturers' specifications.

* Illumination values shown (in footcandles) are the predicted results for planes of calculation either
to the plane of calculation.

* The calculated results of this lighting simulation represent an anticipated prediction of system performance.
Actual measured results may vary from the anticipated performance and are subject
to means and methods which are beyond the control of the designer.

* Mounting height determination is job site specific, our lighting simulations assume a mounting height
(insertion point of the luminaire symbol) to be taken at the top of the symbol for ceiling mounted luminaires
and at the bottom of the symbol for all other luminaire mounting configurations.

* RAB Lighting Inc. luminaire and product designs are protected under U.S. and International intellectual property laws.
horizontal, vertical or inclined as designated in the calculation summary. Meter orientation is normal
Patents issued or pending apply.
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Luminaire Schedule

Symbol Qty Tag Label Arrangement Lum. Lumens Arr. Lum. Lumens LLF Description

Expanded Luminaire Location Summary
LumNo Tag X Y MTG HT Orient Tilt

Calculation Summary

Label CalcType

Lum. Watts Arr. Watts Total Watts Filename

1 D 141.59 60.13 8

Units Avg

90 0
2 D 141.59

Max Min Avg/Min Max/Min

5 S SLIM17FAFC60

52.72 8

SINGLE

90 0
3 S 78.965 86.7 15

Description

7035 7035 1.000 SLIM17FAFC60_5K 57.23

90 0
4 S

57.23 286.15 SLIM17FAFC60_5K.ies

PtSpcLr PtSpcTb

102.545 86.7 15 90 0

2 D DISK34-6 SINGLE 1088 1088 1.000 DISK34-6-5K 15 15 30 disk34-6-5000k.ies

Meter Type

CalcPts_1 Illuminance

5 S 126.815 86.7 15 90 0
6 S 54.515 86.7 15 90 0
7 S 30.945 86.7 15 90 0
Total Quantity: 7

Fc 2.36 13.7 0.0 N.A. N.A. Readings taken at 0'-0" AFG 10 10 Horizontal









 

         www.ci.monticello.mn.us 

OFFICE: 763-295-2711 FAX: 763-295-4404 

505 Walnut Street   Suite 1   Monticello, MN 55362 
 

February 21, 2025 

Re: Mastercraft Outdoors 

The Engineering Department has reviewed the Plans dated 12/30/24 as prepared by Bogart Pederson 

and offers the following comments: 

General Comments 

1. 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 any 

construction if 1 acre or more will be disturbed. 

2. Infiltration is only required if 1 acre or more of new impervious will be created 

3. Include HWL of basins and verify adequate freeboard to adjacent structures 

4. ROW permit and detour plan will be required for utility work in the Fallon right-of-way. 

5. It should be noted that future assessments are proposed for street and utility  

improvements along Fallon Ave in accordance with the City’s assessment policy. 

 

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 

Assistant City Engineer  



 Bogart, Pederson & Assoc Phone: 763/262-8822 
 13076 First Street  Fax:763-262-8844 
 Becker, MN 55308 Toll free: 888/210-8301 

www.bogart-pederson.com 
 

Response to June 24, 2024 Memorandum 
 
TO: Ryan Melhouse, Assistant City Engineer  

FROM: Michae Mordal-Huebsch, Bogart, Pederson & Associates 

DATE: December 30, 2024 

RE: Mastercraft Concept City Project# 2023-46 

Thank You for reviewing the Mastercraft Outdoors civil site plan. BPA has reviewed the 
comments, and we offer the following response to comments and recommendations that 
have been made in the review. Comments on the plan have been tabulated and 
responded to below. 
 
General Comments 

1. An NPDES/SDS Construction Storm Water General Permit (CSWGP) and SWPPP shall 
be provided with the grading permit or with the building permit application for review prior 
to any construction if 1 acre or more will be disturbed.  

a. BPA Response: Comment noted. An NPDES permit will be provided. When 
general approval of the plan is received, the permit will be applied for.  

2. Follow city Design manual for stormwater design, if 1 acre or more of new or fully 
reconstructed impervious is created a stormwater report will be required.  

a. BPA Response: Less than 1 acre of impervious surface is proposed. Infiltration 
basins that holds over 1.1 inch of the impervious surface is provided. These 
calculations can be found on the utility plan.  

3. Tracer wire shall follow Appendix D of the Monticello specifications  
(https://www.ci.monticello.mn.us/DocumentCenter/View/881/Appendix-D-TracerWire) 

a. BPA Response: A note is now included for the specifications and relevant details 
are now included in the plan. 

4. 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 when building plans are 
available.  

a. BPA Response: Comment noted. A fire truck turning exhibit is provided.  
5. Streets, parking lots, and utilities shall be designed in accordance with the applicable 

City Subdivision Ordinances and the City’s General Specifications and Standard Details  
Plates for Street and Utility Construction.  

a. BPA Response: Note has been added to the site plan. 
6. Plans shall include the required notes from the design manual #10 required notes on  

page 3 (https://www.ci.monticello.mn.us/DocumentCenter/View/121/Design-Manual-
Plan-Requirements-and-Design-Guidelines-PDF) 

a. BPA Response: These notes have been added to the cover sheet. 
7. Show all easements on construction plan set.  Future building appears to be 

encroaching into drainage easement.  
a. BPA Response: Easements are now provided. The future building has been 

pushed to the south. 
8. Perimeter curb is required around the parking lot, ribbon curb is acceptable.  

a. BPA Response: Perimeter curb is now provided along the public parking area. 



 Bogart, Pederson & Assoc Phone: 763/262-8822 
 13076 First Street  Fax:763-262-8844 
 Becker, MN 55308 Toll free: 888/210-8301 

www.bogart-pederson.com 
 

9. Provide pretreatment for infiltration basin (if basin is required) meeting MPCA 
requirements. 

a. BPA Response: Forebays are provided on the infiltration basins where 
concentrated flow is directed to. 

10. Shift trees and fence from North property line to not obstruct drainage ditch.  
a. BPA Response: The fence is now out of the easement area. 

11. ROW permit will be required when connecting to utilities across Fallon. Detour plan will 
be required to be submitted by contractor.  

a. BPA Response: Comment noted. Detour will likely be rerouted to Edmonson Ave 
N. No accesses will be cut off during the installation. Noted on site plan. 

12. Provide pipe sizing calculations for storm pipe under parking lot.  
a. BPA Response: A sizing calculation is now provided in the utility plan. The pipe is 

adequately sized. 
13. It should be noted that future assessments are proposed for street and utility  

improvements along Fallon Ave in accordance with the City’s assessment policy. 
a. BPA Response: Comment noted. 

 

Fire Code Comments 

1. The applicant will verify that all access drive spacing in the parking lots are at least 24 ft 
wide for aerial apparatus access and circulation within this lot. The allowed decrease is 
from the required 26 feet width specified in Fire Code Appendix D105.2. 

a. BPA Response: The fire access route is 25’ wide.  
2. The applicant will verify and provide full turning radius in access roads for the City’s 

aerial apparatus as required in Fire Code Appendix D103.3. 

a. BPA Response: A alternate hammerhead is proposed for the fire truck turn 
around. A firetruck turning exhibit is provided as well. 

3. The city requires that you install a fire key box on the outside of your building. Please 
work with the Fire Inspector on this requirement. 

a. BPA Response: A fire key box is now shown on the east side of the building. 

4. If a fire suppression system is required, we require that you work with the Fire Chief/Fire 
Inspector on locating your Fire Department Connection for the sprinkler system. The Fire 
Inspector must approve the location before it is installed. 

a. BPA Response: A sprinkler system is not needed to our knowledge. A hydrant is 
provided on site for water access. 

5. Finally, if a fire suppression system is required, we are requiring hydrant spacing at 400 
feet based on Fire Code Section 507.5.1. exception number 2.   

a. BPA Response: A hydrant is proposed that is within 200 feet of any of the 
proposed or future buildings, meeting that requirement.  

 
If you have any questions I can be reached at (763) 262-8822.  Thank you for providing review 
comments for this project. 

Sincerely, 
Bogart, Pederson & Associates, Inc. 

 
Michael Mordal-Huebsch, P.E. 
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EXHIBIT Z 
Conditions of Approval 

Mastercraft Planned Unit Development 
Lot 1, Block 1, Oakwood Industrial Park 3rd Addition 

 
1. Accept the building materials proposed by the applicant to ensure that all four 

sides of the building are covered with materials that are composed of textured 

architectural steel, including the masonry wainscot finish on the front (Fallon 

Avenue) face of the structure. 

2. The applicant’s plans shall be revised to specify the material for trash enclosure, 

which shall be durable, maintenance free materials.  

3. Specify in the Ordinance that upon construction of the second building, exterior 

storage-area surfacing will be upgraded to pavement capable of enduring the 

equipment used by the applicant on the site.  

4. If developed in accordance with the layout and details of the current plan, the 

future phases may be reviewed and permitted with administrative approvals 

only.   

5. No repair work is to be conducted outdoors. 

6. Any tenants of the building shall be subject to the same limitations and 

conditions as to use and maintenance of the storage area and other outdoor 

restrictions. 

7. A revised parking plan for the second phase is provided, demonstrating 

adequate usable, and accessible parking spaces are provided to the site for the 

second phase. 

8. Turfgrass is established in all outdoor areas of the site not designated for 

pavement or storage/circulation space, or otherwise shown on the landscape 

plan. 

9. Lighting plans are updated for the current site and provided at the time of 

building permit application. 

10. The project and site improvements, including landscaping, is constructed and 

maintained per plans provided, with incorporation of the recommendation for 3-

5 additional Black Hills Spruce along the north property line. 

11. Verify that the presented site plan utilizes a current certificate of survey. 

12. Compliance with the terms of the City’s Engineering Staff letter dated February 

21, 2025. 
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13. Compliance with the terms of the City Building Official’s letter dated June 20, 

2024. 

14. Comments and recommendations of other Staff and Planning Commission. 
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