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2B. Public Hearing – Consideration of a request for a Conditional Use Permit for a 
proposed Entertainment/Recreation Indoor Commercial Facility in an 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  

 

ALTERNATIVE ACTIONS  

Decision 1:  Conditional Use Permit for a proposed Entertainment/Recreation, Indoor 
Commercial Facility in an I-2 (Heavy Industrial) District. 

1. Motion to adopt Resolution No. PC-2025-10 recommending approval of request for a 
Conditional Use Permit for a proposed Entertainment/Recreation Indoor Commercial 
Facility in an 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-2025-10 recommending approval of 
Consideration for a Conditional Use Permit for a proposed Entertainment/Recreation 
Indoor Commercial Facility in an I-2 (Heavy Industrial) District., based on findings to be 
made by the Planning Commission. 

3. Motion to table action on Resolution No. PC-2025-10. 

REFERENCE AND BACKGROUND 

Property: Legal Description: Lengthy-contact City Hall 
PID #:    155-018-002080 

Planning Case Number: 2025.07 

Request(s): Conditional Use Permit for a proposed Entertainment/Recreation 
Indoor Commercial Facility in an I-2 (Heavy Industrial) District 

 
Deadline for Decision: April 4, 2025 (60-day deadline) 

June 3, 2025 (120-day deadline) 

Land Use Designation:   General Industrial  

Zoning Designation: I-2 Heavy Industrial  
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Overlays/Environmental 
Regulations Applicable: Special Use Overlay District 

Current Site Uses: Industrial facility  

Surrounding Land Uses: 
North: I-2 Industrial 
East:  I-2 Industrial 
South: I-2 Industrial 
West: I-2 Industrial 
 

Project Description:    The project consists of repurposing a portion of an industrial 
building, zoned I-2 (Heavy Industrial), currently used for building 
materials sales and warehousing.  The proposed tenant use is an 
indoor commercial “entertainment” facility, in this case an indoor 
play facility.  Such facilities are allowed in the Industrial Districts 
by Conditional Use Permit.   

    The applicant proposes to occupy approximately 13,000 square 
feet of the existing building for the commercial indoor recreation 
business, while the larger portion (approximately 40,000 square 
feet) would continue to be utilized by the building supply 
business.  

ANALYSIS: 

Use.  The Zoning Ordinance incorporates “Entertainment/Recreation, Indoor Commercial” as an 
eligible use in industrial districts due to the unique building requirements of such uses.  These 
often include sports training facilities or similar uses.  The proposed use as an indoor play 
facility is consistent with this use classification.  While the mix of these uses and industrial 
traffic and activities can raise concerns about incompatibility, the large building spaces  
necessary for recreation uses suggests an industrial location, often to accommodate reasonable 
re-use of the building which would otherwise not have a commercial application.  In this case, a 
majority of the building’s use remains industrial.  

The applicant proposes to use 13,000 square feet of the building for an indoor play space 
serving parent-supervised children ages 0-15.  The facility would be divided into individual play 
spaces with a central playground.  As the applicant works through building design for fire and 
building code compliance, the final configuration of the individual play spaces may change, 
although the total square footage of the tenant space overall will remain consistent. 
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Access to the building would be key-code controlled.  The facility hours of operation are 
proposed as 8 AM-8 PM daily.  As noted, the balance of the building is currently used as an 
industrial service use and office. 

The zoning ordinance identifies the following elements as baseline considerations for these 
uses by Conditional Use Permit: 

   (12)   Entertainment/recreation – indoor commercial. 

          (a)   No auctions shall take place on the premises. 

          (b)   Outdoor storage shall be prohibited. 

          (c)   Noise shall be controlled consistent with the standards of this chapter.    

(d)   When abutting a residential use, the property shall be screened with an aesthetic 
buffer (Table 4-2, Buffer Type “B”) in accordance with § 153.060(G). 

These conditions are limited in scope, and the unique aspects of individual site considerations 
require additional review beyond these factors. 

Parking.  The existing parking on site would be allocated to each business use within the 
building for purposes of parking of vehicles, and the site plan shows shared parking area access 
between the two driveway access points from Dundas Road. 

For the subject site, the applicant suggests that daily traffic for those using the facility would be 
for approximately 100 children, aged 0 to 15, per day.  Children would be attended by parents – 
the facility is not intended to serve as a daycare or similar facility where staff supervises 
programming.  Instead, a staff of fewer than 5 individuals would be on site primarily for 
checking in patrons and overseeing operations, but specifically not child supervision.   

The applicant suggests that evenings and weekends would be the peak use times of the facility, 
thus minimizing conflicts with other industrial park peak activity.  The site plan shows a parking 
supply attributable to this portion of the building of more than 60 spaces, reserving 
approximately 40 parking spaces for the industrial user.   

This parking supply would be sufficient to meet the zoning code demands of the industrial 
business, based on square footage requirements. For the entertainment use, parking demand is 
difficult to quantify.  There is no zoning code standard specific to this type of play facility use.  
However, 60 (or more) parking spaces available for the traffic expected by the applicant would 
appear to be more than adequate.   

As the applicant continues to work through building and fire code design, the actual maximum 
occupancy for the tenant space may increase.  Given the peak demand is likely to be nights and 
weekends, the Conditional Use Permit accommodates the shared use of the 40 spaces used by 

https://codelibrary.amlegal.com/codes/monticellomn/latest/monticello_mn/0-0-0-2786#JD_153.060
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the industrial user during their off-peak times.  The total of over 100 available spaces is 
sufficient to meet any increase in expected demand. 

Circulation.  Of particular concern when introducing commercial uses into industrial areas is 
how to manage traffic conflicts between the routine industrial uses (such as heavy truck 
operations) and commercial passenger vehicle traffic.  In this case, those conflicts could be of 
greater concern as the parking layouts for the site include commercial parking that is in direct 
proximity to an access/egress drive used by the industrial business on the west side of the site.   

As designed, the site plan shows three rows of parking serving the recreation facility.  The 
westerly row would back out into the truck/drive aisle.  Parking shown on the site plan, as 
noted above, indicates more than 60 spaces available to the indoor recreation facility.  While 
parking requirements for these uses are highly individualized, research appears to show 
requirements for indoor playgrounds at a rate of approximately one space per two persons of 
capacity.  If the capacity of the facility is 100 children, 50 parking spaces should be sufficient.   

As such, staff would recommend that the parking bays on the west side of the building be 
restructured as a single-access drive with parking on either side of the access drive, separated 
from the truck access lane by a widely spaced barrier, replacing what is currently the third row 
of parking.  This barrier could be several large concrete planters, or other physical elements to 
separate the commercial use parking from the truck access drive.  Without this separation, staff 
would be concerned that the mix of uses on this site would create conditions that are unsafe 
for children and their parent drivers. 

Other Site Considerations.  The applicants indicate that they will create signage for the facility 
that complies with the requirements of the City’s sign ordinance. Currently, the site includes a 
small freestanding sign identifying the building materials business near the easterly driveway 
access.  The applicant will need to develop a sign plan that is consistent with code and which 
makes clear distinctions between the industrial and commercial traffic on the site.  It will be 
important to clarify access locations to minimize the mixing of incompatible traffic on the 
property. 

STAFF RECOMMENDED ACTION 

Staff recommend approval of the Conditional Use Permit for Entertainment/Recreation, Indoor 
Commercial as proposed, but only with the reconfiguration (and separation) of the commercial 
parking as noted in this report and in Exhibit Z for Conditions of Approval.  While the mixing of 
Indoor Recreation uses and Industrial uses is contemplated by the code, traffic considerations 
can be an issue for the safety of both commercial and industrial vehicles on the site.  With the 
conditions as noted in Exhibit Z, staff believe the issue can be mitigated. 
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SUPPORTING DATA 

A. Resolution PC-2025-10 
B. Aerial Site Image 
C. Applicant Narrative 
D. Site Plan w/Parking Plan 
E. Floor Plan  
F. Chief Building Official’s Letter, dated February 26, 2025 
G. Citizen Comment Letters 
Z. Conditions of Approval 
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A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MONTICELLO 

RECOMMENDING APPROVAL OF AN AMENDMENT TO A  
CONDITIONAL USE PERMIT FOR AN INDOOR ENTERTAINMENT/RECREATION FACILITY IN 

AN I-2 (HEAVY INDUSTRIAL) DISTRICT  
 
WHEREAS, the applicant has submitted a request for a Conditional Use Permit to allow an 
indoor entertainment/recreation facility as part of a developed industrial parcel; and 

WHEREAS, the proposed entertainment facility would alter the existing condition by 
redeveloping an empty portion of an existing building for indoor recreation uses; and 

WHEREAS, the proposed use would introduce potential conflicts to the site through 
customer traffic at levels uncommon for industrial uses; and 

WHEREAS, the site is zoned I-2, Heavy Industrial, which allows such use by Conditional Use 
Permit; and  

WHEREAS, such uses are allowed in this district to accommodate building designs that are 
not common in other commercial districts; and 

WHEREAS, the applicants have provided materials documenting that the proposed use can 
be compatible with industrial uses through offsetting peak hour use and other factors; and  

WHEREAS, the applicants have provided materials documenting that the proposed use will 
comply with the terms and standards of the zoning ordinance with the recommendations 
approved by the Planning Commission; and  

WHEREAS, the Planning Commission held a public hearing 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 

WHEREAS, the Planning Commission of the City of Monticello makes the following Findings 
of Fact in relation to the recommendation of approval: 

1. The applicant has provided plans demonstrating that the proposed facility will be 
in compliance with the standards for indoor entertainment/recreation uses 
found in the zoning ordinance. 

2. The applicant has provided plans demonstrating that the use will improve long-
term use of an otherwise partially vacant building. 
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3. The parcel is intended for industrial uses, but which also accommodate the 
proposed use in combination with the industrial nature of the site and 
neighborhood. 

4. The applicant would, with the conditions of approval, accommodate safe traffic 
movements that protect the customers of the facility, and separate commercial 
and industrial traffic to the extent possible. 

5. The operation of the business will not create noise, odors, visual impacts, or 
other noticeable impacts on the property or the neighborhood beyond those 
expected for allowed uses in the zoning district. 

6. The use will maximize reuse of existing industrial buildings, consistent with the 
City’s economic development objectives for industrial property. 

 
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello, 
Minnesota, that the Planning Commission hereby recommends that the Monticello City 
Council approve the Conditional Use Permit for indoor entertainment/recreation facility, 
subject to the conditions identified in Exhibit Z of the Staff report, as listed below: 
 

1. The applicant reconfigures the westerly of the three parking rows as noted in 
this report to create a physical barrier between the two remaining parking 
rows and the access drive serving the industrial user. 

2. A sign plan is developed consistent with the sign ordinance requirements 
that clearly delineates access and use of the site and separates commercial 
and industrial traffic to the extent possible. 

3. Parking, signage, and other site improvements, including restriping of the 
parking lots as needed, are completed prior to opening of the facility, in 
accordance with the updated site plan approvals. 

4. Shared use of the total available parking is considered authorized by the 
Conditional Use Permit for the current and proposed building tenant.  Future 
changes in use will require evaluation of parking demand per ordinance. 

5. Compliance with the terms of the City Building Official’s letter dated 
February 26, 2025. 

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



Consideration CUP proposed Entertainment/Recreation Indoor Commercial Facility in I-2 District 

PID: 155-018-002080 Adress: 207 Dundas Rd Legal: Lengthy
Created by: City of Monticello 

362 ft



















From:  

Sent: Wednesday, February 26, 2025 10:02 PM 

To: Development Services 

Subject: Future Indoor Playground 

 

Hello! 

 

I feel it would be a great idea to have an indoor playground area for our kids in Monticello. 

I've brought my son to other Indoor playgrounds and he loves them! It would so nice to 

have one local, ran by a local mom, who cares and is dedicated to ehat the community 

wants.  

 

I know Liz has been working for hard on this idea and absolutely love it! The kids need a 

place locally that us parents can bring them to in the colder months and still get their 

energy out and play with other kids. 

 

Thank you,  

Heather Schaap  

 

 

 
Sent from my T-Mobile 5G Device 

 







  

Sent: Wednesday, February 26, 2025 10:31 AM 

To: Development Services 

Subject: Indoor Playground--Advocacy 

 

Dear community members, 
I am writing to express my growing concern about the lack of 
family-friendly and child-oriented activities available in our 
community. While our community center is a valuable asset, it 
currently falls short in providing a sufficient range of options for 
families with children.  
 
Our community is home to a significant number of families who 
pay taxes and actively contribute to the overall well-being of our 
town. As residents, we have a right to a voice in how our 
community resources are allocated and used. I firmly believe that 
by advocating for an increase in family-friendly activities, we can 
foster a more vibrant and inclusive environment that benefits 
everyone. 
 
I strongly encourage you to pass approval for projects that will 
bring benefits to our Monticello community and the families who 
pay taxes. Please approve such endeavors such as Indoor 
Playgrounds and environments to promote enrichment for our 
children.  
 
Thank you for your time and consideration. 
 
Sincerely, 
Jesse  
 
 

 





From:  

Sent: Wednesday, February 26, 2025 9:53 AM 

To: Development Services 

Subject: Support for Active Adventures in our Community 

 

Hello,  

 

My name is Rebecca. I have one child, and another on the way. I am also a nanny in the 

community. I can't express enough how much Active Adventures would benefit our 

wonderful Monticello.  

 

It is so hard to find activities that are suitable for both babies and older kids. I often find 

either the older kids I watch get bored, the babies get overstimulated or not able to safely 

play independently. Active Adventures would be perfect for kids of all ages. You would see 

families come from surrounding cities, just to be somewhere where kids of all ages are 

welcome and have activities specific for their age. I would be able to keep an eye on all of 

my children, while knowing they are in a safe and fun environment that they will enjoy with 

their friends.  

 

This not only will greatly help families with kids of all ages, but this will also help 

businesses in our town. Families will stay in Monticello for meals or shopping, if they are in 

the area already. We want more families in our community. It will help make Monticello a 

safe family friendly city, which is extremely important to me.  

 

Active Adventures is what Monticello needs. It is what families want. Please listen to the 

families who desperately need this in our community. I know for a fact this will take off with 

success. It is a place where parents and kids of all ages can come together, and make 

Monticello an even better community.  

 

If you'd like to discuss further, please feel free to reach out.  

 

Thank you,  

Rebecca Gindele 

 



From:  

Sent: Wednesday, February 26, 2025 11:44 AM 

To: Development Services 

Subject: Support for indoor playground 

 

To whom it may concern, 

I am writing to express my support for the approval of an indoor playground in our 

community. I strongly believe that such a space would provide numerous benefits for 

families, offering a safe and engaging environment for children to play, socialize, and stay 

active year-round. 

An indoor playground would be a valuable addition to our area, giving parents and 

caregivers a much-needed recreational option, especially during extreme weather 

conditions. It would also foster a greater sense of community by creating a welcoming 

space for families to connect. 

I hope you will consider approving this project, as it would have a positive impact on the 

well-being of children and families in our area. Please let me know if there are any further 

steps I can take to support this initiative. 

 

Best regards, 

Tina Towle 

 

 

 

 

Sent from my Iphone 



From:  

Sent: Wednesday, February 26, 2025 8:29 AM 

To: Development Services 

Subject: Support for Mon*cello indoor playground 

 

I fully support Elizabeth Barthel‘s efforts to provide Mon*cello with an indoor playground. This 

playground would be a great op*on for kids to have an area to be ac*ve no ma5er the weather, which, 

as we know in Minnesota can be deterring in the winter. It would also be a great place for mothers of 

young children to socialize and not feel so alone in their journey. I hope you consider her proposal for an 

indoor playground in Mon*cello! 

 

Thank you! 

Jen zmuda 

 

 

Sent from my iPhone 





children to develop motor skills, socialize, and stay active, regardless of the weather. 

Additionally, it would serve as a welcoming hub for parents to connect with one another, 

strengthening our sense of community. 

 

Beyond the benefits to families, this business would contribute to the local economy by 

attracting visitors, and supporting other local and small businesses. Many families 

currently travel to surrounding cities for similar play spaces, and having one right here in 

Monticello would keep those resources within our community. 

 

I strongly encourage the city to support this initiative and recognize the positive impact 

Active Adventures would have on local families and businesses alike. Thank you for your 

time and consideration. I look forward to seeing Monticello continue to grow as a family-

friendly community. 

 

Sincerely, 

Michelle Macagnone 

Mother of 4, lifelong Monticello resident and Educator  





From:  

Sent: Wednesday, February 26, 2025 9:49 AM 

To: Development Services 

Subject: Active Adventures 

 

To whom it may concern, 

 

I’m writing to you as a new mom of a 1 year old and a new born. When I first heard about 

active adventures I was so excited! Both of my girls were born in winter as my oldest is not 

1 and on the move there isn’t many activities in Monticello that I’m able to do with her. The 

playgrounds are all wet and as great as the community center is there is only one slide 

she’s big enough to do but everything else in the play area doesn’t work for her so we are 

trapped inside which is hard with her and a newborn. Having a indoor play structure that 

she is able to go on it so important to my family as a parent in Monticello and I know would 

mean the world to my girl especially as they get older and even more active! 

 

Best, 

Autumn Dodd 



From: 

Sent: Wednesday, February 26, 2025 11:28 AM 

To: Development Services 

Subject: Active Adventures 

Hello, I am writing to encourage you to support Active Adventures. Our community greatly 

needs an indoor space for kids to play, especially with how long our winters tend to be! It 

would also function as a place to help keep the middle schoolers busy so they can stop 

wrecking havoc on our local businesses.  

Many of the surrounding communities have been putting in efforts to improve the 

amenities available to children and families and I think this would be a wonderful step for 

Monticello. 

Mercedes Browe 

Sent from my T-Mobile 5G Device 



Planning Commission Agenda – 03/04/2025 
 

6 
 

EXHIBIT Z 
Conditions of Approval 

Conditional Use Permit for Entertainment/Recreation, Indoor Commercial 
PID:  155018002080 

 
1. The applicant reconfigures the westerly of the three parking rows as noted in 

this report to create a physical barrier between the two remaining parking rows 
and the access drive serving the industrial user. 

2. A sign plan is developed consistent with the sign ordinance requirements that 
clearly delineates access and use of the site and separates commercial and 
industrial traffic to the extent possible. 

3. Parking, signage, and other site improvements, including restriping of the 
parking lots as needed, are completed prior to opening of the facility, in 
accordance with the updated site plan approvals. 

4. Shared use of the total available parking is considered authorized by the 
Conditional Use Permit for the current and proposed building tenant.  Future 
changes in use will require evaluation of parking demand per ordinance. 

5. Compliance with the terms of the City Building Official’s letter dated February 
26, 2025. 

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