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2L. Consideration to approve a Conditional Use Permit for a proposed Auto Repair-Minor 

Facility in a B-4 (Regional Business) District and Conditional Use Permit for Cross 

Access and Parking.  Applicant: Steven McCleary c/o RA Smith, Inc. 

Prepared by:  

Grittman Consulting, Stephen Grittman, 

City Planner 

Meeting Date: 

3/24/2025 

☒ Consent Agenda Item 

☐ Regular Agenda Item 

Reviewed by:  

Community Development Director, 

Community and Economic 

Development Coordinator, Chief 

Building Official 

Approved by: 

City Administrator 

ACTION REQUESTED 

Planning Commission unanimously recommends approval of both Conditional Use Permit 

actions. 

Motion to approve a Conditional Use Permit for a proposed Auto Repair-Minor facility in a B-4 

(Regional Business) district subject to conditions in Exhibit Z and based on findings in Resolution 

PC-2025-11 and approve a Conditional Use Permit for Cross-Access and Parking subject to 

conditions in Exhibit Z and based on findings in Resolution PC-2025-12 for Lot 1, Block 2, Church 

of St. Henry 1st Addition. 

REFERENCE AND BACKGROUND 

Property: Legal Description: Lot 1, Block 2, Church of St. Henry 1st Addition 

PID #:  155-215-002010 

Planning Case Number: 2025-06 

Request(s): 1. Conditional Use Permit for a proposed Auto Repair-Minor 

Facility in a B-4 (Regional Business) District  

2. Conditional Use Permit for Cross Access and Parking 

Deadline for Decision: April 12, 2025 (60-day deadline) 

June 11, 2025 (120-day deadline) 

Land Use Designation:   Regional Commercial  

Zoning Designation: B-4 Regional Business 
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Overlays/Environmental 

Regulations Applicable: Freeway Bonus District  

Current Site Uses: Vacant 

Surrounding Land Uses: 

North: Institutional (zoned R-1) 

East:  Commercial – (zoned B-4) 

South: I-94 

West: 7th Street 

Project Description:  The project proposal is for a Conditional Use Permit in a B-4, 

Regional Business District, to construct and operate a minor auto 

repair facility consisting of a tire retail service center and a 

Conditional Use Permit for cross-access and parking. The 

applicants indicate the use exclusively sells and installs tires. No 

other auto services are provided as a part of the facility.  

ANALYSIS: 

The project is proposed as a Discount Tire facility, consisting of a 7,020 square foot building 

with a series of service bay doors facing south (facing the I-94 frontage), and a primary 

customer entrance to the east. Circulation around the building is designed for two-way traffic.   

Zoning. The subject site is zoned B-4 (Regional Business). In the B-4 District, Auto Repair-Minor 

services facilities require a Conditional Use Permit. The review of this parcel will rely on the 

conditions listed for facilities of this type as required by the B-4 zoning.   

The proposed auto service consists exclusively of tire sales and installation – services that are 

customarily appointment-based and/or provided to customers while they wait on site. Any 

vehicles that are onsite overnight can occupy parking spaces without raising concerns over 

outdoor storage or unrepaired vehicles. No overnight parking or storage of unrepaired vehicles 

is a condition of approval. 

Site Design. The building plan includes a sales and lobby area within the easterly quarter of the 

building, with the remainder dedicated to service and storage. Service bays are accessed from 

the south side of the building, and vehicles exit through those same doors. A trash enclosure is 

located to the west side of the parcel. Used tires are stored inside until pickup – no outside 

storage is proposed.  

The proposed project is served by 7th Street which serves as the primary commercial access 

road between Fallon and Fenning Avenues. The subject property is south of 7th Street and will 

gain its access via a shared driveway from the adjoining property to the east. That parcel is part 

of the Union Crossings plat and includes a cross-access requirement for this site as part of their 
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CUP. The applicants propose a second access direct from 7th Street near the west end of the 

subject parcel. 

Circulation. Traffic will enter the site via one of two driveways from either shared access to the 

east, or direct access from 7th Street on the west. Traffic can circulate to either of the parking 

bays along the north or east sides of the parcel to access the primary customer entrance on the 

east side of the building. Regarding pedestrian access, the applicant is required to construct a 6’ 

concrete sidewalk from the northeasterly parking bay across the northern edge of their 

property to their easterly property line. This is in support of the City’s goal of pedestrian walks 

on both sides of collector routes. 

Cross-Access. The City’s code requires a Conditional Use Permit for commercial properties that 

propose to share access. The proposed CUP incorporates that requirement. For this site, cross 

access was a requirement of the approvals granted to the underlying plat including this lot and 

built into the design for 7th Street at the time of its design and construction. The proposed 

Discount Tire site proposes to share access with the adjacent clinic to the east, which was a 

requirement of the CUP required for the clinic as noted above.   

Parking. The site plan includes 41 parking spaces arrayed around the building, including 2 

accessible spaces along the south edge of the site. The parking breakdown for the use, based 

on the City’s requirements at 8 spaces, plus 1 space/800 square feet of building area, results in 

a total requirement of 17 spaces. One of the aspects of auto service (auto minor repair) is a 

limitation on the outdoor storage of unrepaired vehicles and repaired vehicles awaiting pick up 

by customers.   

A portion of the parking and circulation area for the site lies within the City’s drainage and 

utility easement. An encroachment agreement will be required for these improvements to be 

located within the easement. 

Building Materials. The submissions illustrate the building elevations for all four sides. The 

building drawings show a perimeter comprised of decorative concrete block, with two primary 

colors around the building, in addition to extensive glass entry along the south and southeast 

exposures. These materials meet City code requirements. 

Staff notes the building wall along 7th Street incorporates the two colors of block, but no glass 

or other materials, resulting in the appearance of this exposure as the “back” of the building. 

The plans show a wall sign in the west corner of the building wall. Staff recommend that 

additional architectural features be considered for this exposure to avoid the impression given 

by the current design. Possible considerations would be additional glass to create false window 

features, or other design alternatives to this primary street exposure.  

The plans show a trash enclosure consisting of concrete block similar to that of the building 

materials. The location is near the west boundary of the site, proposed to be 6 feet in overall 
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height. Any waste/trash materials in this area should be no higher than the 6-foot-tall wall. The 

proposed landscaping (a row of evergreen shrubs and perennial ornamental grasses) should 

help screen this area from view, which is the primary exposure to the public street. 

Landscaping. The site is well landscaped and is consistent with the planting totals required of B-

4 commercial uses and parcels. The code requires 10 ACI of canopy tree planting per acre, and 2 

shrubs per each 10 feet of building perimeter. The subject property is approximately 2 acres in 

area, and the building has approximately 354 feet of perimeter wall. This results in a minimum 

requirement of 20 ACI of canopy tree planting and 70 shrubs.   

For the proposed site, the plan shows 15 new canopy and/or evergreen trees internal to the 

site, for a total of 35 ACI. The plans also show 70 shrubs on the site, along with significant levels 

of perennial planting. Although not regulated, the plans estimate green space (non-impervious) 

at slightly more than 50% of the property, a higher level than many commercial properties. Site 

circulation requirements likely influence this percentage. 

Signage. The applicants provided information related to on-site signage including both free-

standing and wall signage. The site has two frontages and is located within the Freeway Bonus 

District. The site is eligible for two free-standing signs, one of which must be a monument sign.   

The applicant is proposing both a monument and free-standing pylon sign. The monument sign 

located along 7th Street meets ordinance standards for both height and area at less than 14’ in 

height and less than 100 square feet in area. The second free-standing sign is a pylon sign 

located along the I-94 frontage. The sign meets the Freeway Bonus District height of 32’ and the 

area maximum of 200 square feet. The pole structure for the sign is required to be wrapped in 

materials consistent with the code.  

The applicant is required to execute an encroachment agreement for the location of the pylon 

sign within the City’s existing drainage and utility easement. It is also recommended that the 

applicant shift the sign per the City Engineer’s recommendations to avoid proximity to the 

utilities within the easement, to a location approximately 15’ from the property line.   

The applicant also proposes to display a wall sign on three of the building’s four sides. The 

allowable wall sign area for this building, counting two frontages, would be approximately 690 

square feet. 

Lighting. The applicants included a lighting plan with the CUP package. There is limited light 

spread onto adjoining property lines, but no violation of commercial lighting requirements. The 

plan must show pole lighting to be no higher than 25 feet, per maximum code allowance. All 

such lighting is required to be downcast and hooded to avoid direct glare and view of the light 

source. 
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General Review Criteria. As noted above, while the CUP incorporates the consideration of the 

specific provisions that would normally be required, specific conditional use permit standards 

are listed below, with a staff comment for each element. 

(i) The use will not substantially diminish or impair property values within the immediate 

vicinity of the subject property. 

Staff Comment: As an allowed use in the district, and with the conditions identified, 

there is no reason to believe that there will be any negative impacts on neighboring 

property values.    

(ii) The use will not be detrimental to the health, safety, morals, or welfare of persons 

residing or working near the use. 

Staff Comment: The site is contained and meets the general standards of the zoning 

ordinance. No detrimental impacts are foreseen. 

(iii) The proposed use will not impede the normal and orderly development of surrounding 

property for permitted uses predominant in the area.   

Staff Comment: The site plans show consistency with the district requirements, and 

with the cross-access aspects of the adjoining project site.   

(iv) The use will not pose an undue burden on public utilities or roads, and adequate sanitary 

facilities are provided. 

Staff Comment: The site is an allowed use, and its utility impacts are included in the 

City’s planning for the Regional Commercial district. Moreover, the site relies on the 

existing access plan both for shared and public access. The project was designed to fit 

into the transportation planning requirements of the City. 

(v) The use can provide adequate parking and loading spaces, and all storage on the site 

can be done in conformance with City Code requirements. 

Staff Comment: Adequate parking is provided per code, and the site plan 

accommodates the more than common requirements for this type of use.   

(vi) The use will not result in any nuisance including but not limited to odor, noise, or sight 

pollution. 

Staff Comment: The project complies with the requirements of the code and should not 

create nuisances. The waste storage area is enclosed with landscaping. 

(vii) The use will not unnecessarily impact natural features such as woodlands, wetlands, and 

shorelines; and all erosion will be properly controlled. 

Staff Comment: No impacts to any natural features are expected with this project. 
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(viii) The use will adhere to any applicable additional criteria outlined in the Zoning Ordinance 

for the proposed use. 

Staff Comment: The applicants designed the site to illustrate compliance with the 

requirements and intent of the zoning ordinance. The building materials, landscaping 

plan, and trash enclosure – are consistent with, or exceed, the City’s requirements.  

However, the building design and orientation results in a view of the building from 7th 

Street, the primary commercial access roadway, to what looks like the back of the 

building. Additional architectural elements on this wall would benefit the site and help 

make it more consistent with the development of the commercial area along 7th Steet.  

With the remaining notes found in Exhibit Z of the staff report, the project is consistent 

with zoning standards. 

I. Budget Impact: The applicant submitted an escrow with their land use application that 

is used to cover the costs of review of the application, including staff and consulting 

time. 

II. Staff Workload Impact: Staff time in the review of application included Community 

Development and Engineering staff, estimated at 8 hours in total. 

III. Comprehensive Plan Impact: The Monticello 2040 Vision + Plan states a goal for 

“Successful Commercial Centers and Corridors” that “can adapt over time and provide a 

place for shopping, services, civic activities, entertainment, and arts and culture.” This 

development proposal supports the continued development of the regional commercial 

area along 7th Street east. 

PLANNING COMMISSION REVIEW AND RECOMMENDATION 

Planning Commission reviewed the proposed CUP requests and held a public hearing on the 

items during its regular meeting on March 4, 2025. 

Todd Mosher, applicant representative, addressed the Commission. Mr. Mosher confirmed that 

pursuant to the conditions of approval, they would work on architectural improvements to the 

7th Street side of the proposed building.   

No other public comment was offered during the public hearing. 

During review, the Council liaison to the Commission verified that adequate turning of large 

vehicles on site could be accommodated. Staff confirmed the applicant had provided a turning 

radius exhibit that demonstrated compliance with City requirements. 

Following discussion, the Commission recommended approval of both conditional use permit 

requests. 
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STAFF RECOMMENDED ACTION 

Staff recommend approval of the Discount Tire Center Conditional Use Permits for the Auto 

Repair-Minor use and the cross access and parking. The plans are consistent with the B-4 

Zoning District, and the land use plans for the area. This recommendation is supported with the 

comments and conditions identified in Exhibit Z. 

SUPPORTING DATA 

A. Resolution PC-2025-11 

B. Resolution PC-2025-12 

C. Aerial Site Image 

D. Applicant Narrative 

E. Certificate of Survey 

F. Plans, Including: 

a. Site Plan 

b. Grading Plan 

c. Utility Plan 

d. Site Landscaping Plan 

e. Location Map 

G. Building Elevations 

H. Sign Plans 

I. City Engineer’s Letter, dated February 26, 2025 

J. Chief Building Official’s Letter, dated February 25, 2025 

Z. Conditions of Approval 
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EXHIBIT Z 

Conditions of Approval 

Conditional Use Permit – Discount Tire 

Lot 1, Block 2, Church of St. Henry 1st Addition, 155-215-002010 

 

1. The applicant provide architectural treatment and detail to the 7th Street 

exposure of the building as noted in this report, such as glass or other façade 

detail. 

2. The project, including site landscaping, is constructed and maintained in 

substantial conformance with the Final approved plans and other applicable 

code requirements, as may be amended. 

3. The applicant executes and record the required cross-access and other shared-

use agreements with the neighboring property. 

4. No open or outdoor storage of unrepaired vehicles is permitted on site. 

5. The applicant verifies that all rooftop mechanical equipment will be screened 

from adjoining property or travelled streets. 

6. No accumulations of trash or waste shall be permitted to extend higher than the 

screening fence surrounding the trash facilities. 

7. The pole structure for the pylon sign is required to be wrapped in materials 

consistent with the code and relocated consistent with the City Engineer’s 

recommendations.  

8. A 6’ concrete public sidewalk is required to be constructed on the northeasterly 

portion of the site per the City Engineer’s recommendation. 

9. A stormwater maintenance agreement for the sign and parking areas within the 

City drainage and utility easement is required to be executed and recorded. 

10. An encroachment agreement for the sign and parking areas within the City 

drainage and utility easement is required to be executed and recorded. 

11. Compliance with the terms of the City’s Engineering Staff letter and plan 

comments dated February 26, 2025. 

12. Compliance with the terms of the City Building Official’s letter dated February 

25, 2025. 

13. Comments and recommendations of other Staff and Planning Commission. 
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January 31, 2025 
 
 
On behalf of Halle Properties, L.L.C., R.A. Smith, Inc. is pleased to present the attached 
material for Discount Tire store to be located at 1300 7th Street East.    
 
Physically the proposed building will be 7, 020 square feet in size, 26’ in height with a 
showroom facing southeast, with three overhead doors facing southwest, behind which will be 
six service bays.  New tire storage is indoors via a racking system adjacent to the service bays 
and in a mezzanine above the bays. Used tire storage is segregated in its own storage area 
and no tires are stored outside. Generally new tires are delivered twice a week via a tractor 
trailer, and used tires are removed twice a week by a local recycling contractor using a box 
truck.   
 
Discount Tire only sells, installs and services tires and wheels. No automotive repair, oil 
changes or body work is ever done at a Discount Tirelocation. The focus is solely on tires, 
wheels and world class customer service. As a benefit to the general public, this store will 
provide complimentary air checks for any driver who pulls in and requests the service.  
 
The location on 7th Street that Halle Properties has selected meets their internal site selection 
criteria and will be complimentary to nearby commercial developments. With limited business 
hours and low traffic volumes, open Monday to Friday from 8 AM to 6 PM and Saturday from 8 
AM to 5 PM, it’s anticipated that the proposed store will not have a negative impact on traffic.  
 
Staffing for this store is typically 6-8 sales/managerial and 8-12 technicians, with the busiest 
shifts being on Friday and Saturday. The site is designed to accommodate employee vehicles 
as well as those of customers dropping their vehicles off for service and those who elect to 
wait to have their tires installed.  
 
At your convenience, R.A. Smith will be more than happy to answer any questions or 
comments. 
 
Respectfully,  
 
 

 
 
Steven McCleary  
Site Development Specialist 
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Discount Tire  
MNM 13072 – Monticello, MN 
Page 2 / January 31,20225 
 
 
Conditional Use Permit Approval Criteria  
 
If granted the conditional use to allow for the operation of the proposed Discount Tire store will 
not substantially diminish or impair property values within the immediate vicinity of the 
property. 
 
If granted the conditional use to allow for the operation of the proposed Discount Tire store will 
not be detrimental to the health, safety, morals, or welfare of persons residing or working near 
the property. 
 
If granted the conditional use to allow for the operation of the proposed Discount Tire store will 
not impede the normal and orderly development of surrounding property for permitted uses 
predominant in the area. 
 
If granted the conditional use to allow for the operation of the proposed Discount Tire store will 
not pose an undue burden on public utilities or roads, and adequate sanitary facilities are 
provided.  
 
If granted the conditional use to allow for the operation of the proposed Discount Tire store will 
provide adequate parking and loading spaces, and all storage on the site can be done in 
conformance with municipal code requirements.  
 
If granted the conditional use to allow for the operation of the proposed Discount Tire store will 
not result in any nuisance including but not limited to odor, noise, or sight pollution.  
 
If granted the conditional use to allow for the operation of the proposed Discount Tire store will 
not unnecessarily impact natural features such as woodlands, wetlands, and shorelines; and 
all erosion will be properly controlled. 
  
If granted the conditional use to allow for the operation of the proposed Discount Tire store will 
adhere to any applicable additional criteria outlined in Sections 153.091 and 153.092 of the 
Monticello Zoning Ordinance for the proposed use. 
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6' BUILDING & LANDSCAPE SETBACK
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(1) HCB

(1) HCB

(13) PV

(5) AMJ
(5) PV

(7) TSY
(6) SF2
(1) AN

(12) SS4
(5) HL
(13) PV

(5) AC
(5) TSY

(4) TSY
(5) HL

(12) SF2

(1) AN
(16) PV

(1) AN
(6) HL

(5) SF2
(13) SS4PLANT BED EDGE

LAWN

LAWN

LAWN

LAWN

LAWN

LAWN

LAWN

LAWN

SIGN

(10) SF2

SIGN

(2) NS

(1) RO
(1) NS

(1) RO

BIORETENTION BASIN
PLACE PLANTS RANDOMLY

 NO MULCH

(62) SS4

RETAINING WALL

CODE QTY COMMON NAME BOTANICAL NAME INSTALLED SIZE ROOT SPACING

EVERGREEN TREES
AMJ 5 Ames Juniper Juniperus chinensis `Ames` 6` HT B&B Spacing as shown
NS 3 Norway Spruce Picea abies 6` HT B&B Spacing as shown

SHADE TREES
AN 3 Northwood Red Maple Acer rubrum 'Northwood' 2 1/2" CAL B&B Spacing as shown
HCB 2 Common Hackberry Celtis occidentalis 2 1/2" CAL B&B Spacing as shown
RO 2 Red Oak Quercus rubra 2 1/2" CAL B&B Spacing as shown

DECIDUOUS SHRUBS
HL 16 Little Quick Fire® Hydrangea Hydrangea paniculata `SMHPLQF` 24" HT CONT Spacing as shown
AC 5 Alpine Currant Ribes alpinum 24" HT CONT Spacing as shown
SF2 33 Neon Flash Japanese Spirea Spiraea japonica 'Neon Flash' 15" HT CONT Spacing as shown

EVERGREEN SHRUBS
TSY 16 Tauton Yew Taxus x media `Tauntoni` 24" HT B&B Spacing as shown

ORNAMENTAL GRASSES
PV 47 Ruby Ribbons® Switch Grass Panicum virgatum 'RR1' 1 GAL CONT 30" Spacing
SS4 87 Standing Ovation Little BluestemSchizachyrium scoparium 'Standing Ovation'1 GAL CONT 18" Spacing

PLANT SCHEDULE 

LANDSCAPE REQUIREMENTS 153.060

Table 4-4 for commercial use -requires 10.0 ACI of Canopy trees (including at least 1 Evergreen) per acre plus
at least 2 Shrubs for every 10' of Building perimeter.    Property is 2.04 acres and Building perimeter = 354'.
Requires 20.0 ACI and 71 Shrubs

PROVIDED - (23.5) ACI and (38) Shrubs  (Additional (30) shrubs  and (46) grasses are located to
screen parking and building from E. 7th Street).

Interior Vehicle Use Landscape Areas- for commercial use, maximum parking stalls in a bay is 24 before an
island is required.  Proposed development does not exceed this amount.

Perimeter Vehicle Use- requires landscape strips where vehicle use area abuts a ROW.  A minimum 6'
landscape strip is required when within 50' of the ROW.  Requires 8.0 ACI per 100' of landscape strip.  Parking
is 55' length - requires 5.0 ACI.

PROVIDED - 5.0 ACI

(9) Interior Parking Lot Landscaping - Required for lots with 50 or more stalls - proposed development has 35 
stalls, so not required.

(10) Buffer Yards - Required for adjacent south property of RMH Zoning. Requires 20' landscape width with 6'
screening fence and (2) Shade Trees and (3) Ornamental Trees and (2) Upright Coniferous Trees per 
100'.  222' Requires (5) Shade Trees, (7) Ornamental Trees and (5) Upright Coniferous Trees.

PROVIDED - (x) Shade Trees, (x) Ornamental Trees and (x) Upright Coniferous Trees.

BIO-RETENTION BASIN 3,847 sf
Echinacea pallida / Pale Purple Coneflower142 2 1/2", PLUG 8% @ 18" o.c.
Monarda fistulosa / Bergamot 142 2 1/2", PLUG 8% @ 18" o.c.
Solidago rigida / Stiff Goldenrod 142 2 1/2", PLUG 8% @ 18" o.c.
Asclepias incarnata / Swamp Milkweed 142 2 1/2", PLUG 8% @ 18" o.c.
Aster novae-angliae / New England Aster142 2 1/2", PLUG 8% @ 18" o.c.
Carex vulpinoidea / Brown Fox Sedge 266 2 1/2", PLUG 15% @ 18" o.c.
Panicum virgatum / Switch Grass 170 2 1/2", PLUG 17% @ 24" o.c.
Rudbeckia speciosa / Showy Coneflower 178 2 1/2", PLUG 10% @ 18" o.c.
Tradescantia ohiensis / Ohio Spiderwort 80 2 1/2", PLUG 8% @ 24" o.c.
Verbena stricta / Hoary Vervain 100 2 1/2", PLUG 10% @ 24" o.c.
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CONCEPTUAL 1ST FLOOR PLAN

CONCEPTUAL MEZZ. FLOOR PLAN

CONCEPTUAL FLOOR PLANS

A.1

JOB #  A.2411057

1344 EAST 7TH ST

THIS PLAN IS PROPERTY OF PLUMP GROUP ARCHITECTURE &
ENGINEERING. THIS DRAWING IS LOANED WITHOUT OTHER
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THAT IT IS NOT BE REPRODUCED, COPIED, OR OTHERWISE
DISPOSED OF, DIRECTLY OR INDIRECTLY, AND IS NOT TO BE
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FURNISH ANY INFORMATION FOR THE MAKING OF DRAWINGS,
PRINTS, APPARATUS OR PARTS THEREOF. THE ACCEPTANCE
OF THIS DRAWING WILL BE CONSTRUED AS AN ACCEPTANCE
OF THE FOREGOING CONDITIONS.

DATE: 01.16.2025

Sheet No.
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 914 E. KATELLA AVENUE,  ANAHEIM, CA 92805
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www.plumpgroup.com

PLUMP ENGINEERING INC.
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Signs will be manufactured with 120 Volts A/C.  
Signs will be manufactured by UL Guidelines.
All Primary electrical service to the sign is the 
responsibility of the buyer. If primary electrical service 
is existing and within 6 feet of sign area, Walton to 
make final connections unless restricted by 
municipality. 

All work is to be done in accordance with the purchase 
agreement attached hereto. In case of variance 
between the  specifications of the purchase agreement  
and this drawing, the drawing shall prevail. 

This sign is intended to be installed in accordance 
with the requirements of Article 600 of the National 
Electrical Code and/or other applicable local 
codes. This includes proper grounding and 
bonding of the sign.

The location of the disconnect switch after 
installation shall comply with Article 600.6(A)(1) of 
the National Electrical Code
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FOOTING, SUPPORT PIPE & BASE,
SUPPORT PIPE : STEEL SUPPORT PIPE, FOUNDATION PER ENGINEERING 

MAIN CABINET : 2” x 2” x .125 ALUM TUBE FRAME WITH ROUTED FACES FOR PUSH THRU GRAPHICS.
     SIDES AND TOP TO BE .125” ALUM. REMOVABLE FOR INSTALLATION & SERVICE ACCESS. 
     2” x 2” x 3/16” ANGLE IRON POLE POCKET WITH 1” X 1” X 1/8” ANGLE IRON POLE GUIDES 
     SIZED PER ENGINEERING 
PAINT : WHITE , SATIN FINISH 
ILLUMINATION : LED LIGHTING SYSTEM AS REQUIRED FOR PROPER ILLUMINATION 

DISCOUNT LETTERS,
PUSH THRU ACRYLIC : 3/4” CLEAR ACRYLIC PUSHED THRU FACE 1/2”, ACRYLIC TO HAVE 1ST SURFACE VINYL
VINYL : 3M 3630-33 RED VINYL / 3M #3630-22 BLACK VINYL
ACRYLIC BACK UP : .177” #2447 DIFFUSER PLEX

TIRE,
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Signs will be manufactured with 120 Volts A/C.  
Signs will be manufactured by UL Guidelines.
All Primary electrical service to the sign is the 
responsibility of the buyer. If primary electrical service 
is existing and within 6 feet of sign area, Walton to 
make final connections unless restricted by 
municipality. 

All work is to be done in accordance with the purchase 
agreement attached hereto. In case of variance 
between the  specifications of the purchase agreement  
and this drawing, the drawing shall prevail. 

This sign is intended to be installed in accordance 
with the requirements of Article 600 of the National 
Electrical Code and/or other applicable local 
codes. This includes proper grounding and 
bonding of the sign.

The location of the disconnect switch after 
installation shall comply with Article 600.6(A)(1) of 
the National Electrical Code
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is existing and within 6 feet of sign area, Walton to 
make final connections unless restricted by 
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agreement attached hereto. In case of variance 
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This sign is intended to be installed in accordance 
with the requirements of Article 600 of the National 
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the National Electrical Code

R1) 02/26/25 - Add full pole cove at sign “B” - RH
R2)
R3)
R4)
R5)
R6)

Z:\Customers\Discount Tire\_Locations\MN\MN Monticello MNM 13072\344778 Bldg Signage\DESIGNS

Designer:

PM:

DISCOUNT TIRE MNM 13072

1344 EAST 7TH STREET

MONTICELLO, MN 55362

HOUSE

01/24/25

IP

TG

Client:

Address:

City/State:

Sales: 

Date: 

 

Address:

Sheet: 7

6”

Scale: 1 1/2” = 1' -0"

• PROVIDE AND INSTALL TWO (2) SETS OF PLASTIC FORMED ADDRESS NUMBERS 

• RED R/H #2793
• PILL GOTHIC FONT

PLASTIC FORMED RED CHARACTER

( )R/H #2793

3/16" DIA. ALUM. ALL-THREAD STUD
EMBED MIN. 3” 

(4” STUD)

T NUT RECEIVER

• STUD MOUNTED FLUSH ON BASE OF D/F MONUMENT/PYLON

NON-ILLUMINATED MONUMENT/PYLON BASE NUMBERS - RED

DETAIL VIEW  PLASTIC FORMED FLUSH MOUNTED - RED
Scale: Not to Scale

B.1

1
3
4
4

2L (30)



10101 Reunion Place
Suite 200
San Antonio, TX 78216

2024 WALTON ALL RIGHTS RESERVED

Revision NotesThis is an original drawing created by Walton. It is 
submitted for your personal use, however, it shall at 
all times remain the property of Walton.  It may be 
used in connection with the project being planned for 
you by Walton, but not otherwise.  You are not 
authorized to show these drawings to anyone 
outside your organization, nor is it to be reproduced, 
used, copied or exhibited in any fashion.

CID344778 BDG
PAGE SIZE: 11x17

Signs will be manufactured with 120 Volts A/C.  
Signs will be manufactured by UL Guidelines.
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is existing and within 6 feet of sign area, Walton to 
make final connections unless restricted by 
municipality. 

All work is to be done in accordance with the purchase 
agreement attached hereto. In case of variance 
between the  specifications of the purchase agreement  
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with the requirements of Article 600 of the National 
Electrical Code and/or other applicable local 
codes. This includes proper grounding and 
bonding of the sign.

The location of the disconnect switch after 
installation shall comply with Article 600.6(A)(1) of 
the National Electrical Code
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10101 Reunion Place
Suite 200
San Antonio, TX 78216

2024 WALTON ALL RIGHTS RESERVED

Revision NotesThis is an original drawing created by Walton. It is 
submitted for your personal use, however, it shall at 
all times remain the property of Walton.  It may be 
used in connection with the project being planned for 
you by Walton, but not otherwise.  You are not 
authorized to show these drawings to anyone 
outside your organization, nor is it to be reproduced, 
used, copied or exhibited in any fashion.

CID344778 BDG
PAGE SIZE: 11x17

Signs will be manufactured with 120 Volts A/C.  
Signs will be manufactured by UL Guidelines.
All Primary electrical service to the sign is the 
responsibility of the buyer. If primary electrical service 
is existing and within 6 feet of sign area, Walton to 
make final connections unless restricted by 
municipality. 

All work is to be done in accordance with the purchase 
agreement attached hereto. In case of variance 
between the  specifications of the purchase agreement  
and this drawing, the drawing shall prevail. 

This sign is intended to be installed in accordance 
with the requirements of Article 600 of the National 
Electrical Code and/or other applicable local 
codes. This includes proper grounding and 
bonding of the sign.

The location of the disconnect switch after 
installation shall comply with Article 600.6(A)(1) of 
the National Electrical Code

R1) XXX - RJB
R2)
R3)
R4)
R5)
R6)
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BASED ON EXISTING WALL CONDITIONS FOLLOWING A WALL INSPECTION.
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February 26, 2025 
 
 
 
 
Matt Leonard 
City Engineer/Public Works Director 
City of Monticello 
505 Walnut Street, Suite 1 
Monticello, MN  55362 
 
 
Re: Discount Tire Commercial Site Development – Site & Civil Engineering Plan Review 
 City Project No. 2025-08 

WSB Project No. 028216-000  
 
Dear Mr. Leonard: 
 
We have reviewed the Discount Tire commercial site development and civil plans dated January 
31, 2025.  The applicant proposes to construct a 7,000 square foot retail tire building with 
approximately 30,000 square feet of adjacent parking and access on a 2.04 acre parcel. 
 

The documents were reviewed for general conformance with the City of Monticello’s general 
engineering and stormwater treatment standards. We offer the following comments regarding 
these matters. 
 

General 

1. The City Planner will provide comments pertaining to the proposed landscaping, 
sidewalk/trail connectivity/easements, and tree preservation plan under separate cover. 

 
2. Provide soil borings and full geotechnical evaluation to verify soil conditions, groundwater 

elevations within the site, and the proposed pavement section meeting City design 
requirements.  
 

3. Show drainage and utility easements on all plan sheets. 
 

4. An encroachment agreement will be required for the parking lot and other improvements 
within the utility easement. 
 

5. Confirm whether or not there is any work occurring within MnDOT ROW. Any work within 
MnDOT ROW will require a permit. 
 

6. With future submittals provide the following plans: 
o Standard details sheet. Utilize City standard details where applicable. 
o Erosion/sediment control plan and related details. 
o Existing/demolition plan. Label existing utility information including pipe sizes and 

material types. 
 

7. Additional comments have been provided directly on the plan sheets. Not all comments 
on the plans have been summarized in this review letter. 
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Site Plan (C300) 

8. Site access roads, 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. 
 

9. Install a 6’ wide sidewalk along 7th Street connecting to the existing sidewalk on the 
adjacent property. 
 

10. The Fire Marshall and/or 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 a turning movement exhibit to show that a 
fire truck can access all building structures, cul-de-sacs, roundabout areas, and parking 
lots as applicable. In-progress, plan provided and under review. 

 
Grading Plan (C400) 

11. The proposed project will disturb more than one acre. Develop and include a SWPPP 
consistent with the MPCA CSWGP with future plan submittals. Provide calculations 
showing disturbed area, proposed impervious, and future impervious for the site. 
 

12. An NPDES/SDS Construction Storm Water General Permit (CSWGP) shall be provided 
with the grading permit or with the building permit application for review, prior to 
construction commencing. 
 

13. With final plan submittal provide the following 
o In general maintain all surface grades within the minimum of 2% and maximum 

33% slopes. Vegetated swale grades shall also be a minimum of 2.0%. 
o Drainage arrows on plans showing direction of runoff. Note specifically high 

points between each side-yard swale. 
o Include percent slope In all other swale locations and verify that it meets the City 

requirement of 2%. 
o Add rip-rap quantities and class notes at each flared end section and pond 

overflows (if applicable). 
o Note the size of proposed storm sewer structures. 

 
Utility Plan (C500) 

14. Hydrant locations shall be reviewed and approved of by the City Fire Marshal; typically, a 
maximum of 250’ overlapping influence radius (maximum 400’ spacing) is required along 
roadway (hose length). It appears that this spacing is not achieved with the plans 
submitted. 

15. The watermain connections to the building(s) shall be reviewed and approved by the City 
Fire Marshall.  

16. With future submittals show the existing/proposed watermain system, hydrants, and valve 
locations. Label the pipe size, pipe material, and proposed percent grade for gravity 
mains. 

17. An overall utility plan was provided with the plan submittal, below are initial comments: 
a. Watermain looping may be required through the site to provide adequate fire flow 

supply.  
b. Use a different linetype for storm sewer and sanitary sewer that includes arrows 

so that it is clear the direction of flow. 
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c. See initial comments on concept plan markups. 
d. Provide dimension notes from watermain to parallel sewer mains (storm and 

sanitary sewer); the minimum horizontal separation between mains is 10 feet. 
Where watermain crosses storm or sanitary sewer, add a note at each location to 
the effect of “Maintain 18” Minimum Separation, 4” Rigid Insulation” on both the 
plan view and profile view locations (both utility and storm sewer sheets).  

 
18. Add general notes to the utility plans to the effect of: 

a. The City shall not be responsible for any additional costs incurred that are 
associated with variations in the utility as-built elevations. All utility connections 
shall be verified in the field. 

b. The City, or agents of the City, are not responsible for errors and omissions on 
the submitted plans. The Owner and Engineer of Record are fully responsible for 
changes or modifications required during construction to meet the City’s 
standards. 

c. All watermain and sanitary sewer testing shall be conducted in accordance with 
the City standards and specifications. Copies of all test results shall be submitted 
to the City (Public Works Director, City Engineer), the Owner, and the Engineer 
of Record. 

d. Watermain shall have a minimum cover of 7.5’. 
e. Tracer wire installation shall be in accordance with the latest edition of the MN 

Rural Water Association Standards. See these standards for further details. 
f. The City will require televising for sanitary and storm sewer pipe installations 

prior to acceptance of the utility system; provide report and video files to the City 
for review. 

 
Stormwater Management 

19. Below are General Stormwater Requirements for the Site: 
e. Provide storm sewer calculations with final plan to verify it meets City 

requirements and has enough capacity to handle the runoff. 
f. The site will be greater than 1 acre (0.16 acres proposed building and 0.91 acres 

proposed hardscape), therefore applicant will be required to submit a stormwater 
management plan for the proposed development in accordance with the 
requirements in the City’s Design Manual. 

g. Infiltration is required for new developments. If infiltration is not feasible provide 
documentation on the rational before moving to additional BMP’s. 

h. The new site will need to provide onsite volume control for runoff of 1.1” over the 
new impervious area, Pre-treatment measures are required prior to discharging 
to the volume control BMPs.  

i. Water quality requirements will be considered met if volume control is achieved 
for the site. If volume control cannot be met then the development will need to 
show a no net increase of TSS and TP. 

j. Rate control is met via regional ponding system due to the proposed impervious 
area being less than 72% of the site. Please maintain existing drainage patterns 
to the extent possible and ensure proposed runoff rates are less than or equal to 
existing rates. Indicate on the plans where the proposed infiltration basin will 
outlet to maintain existing drainage patterns and meet rate control requirements. 

k. An operation and maintenance plan for all stormwater BMPs is required and 
should be submitted with the stormwater report for review. A formal stormwater 
maintenance agreement will be required for the infiltration basin. 
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20. Two feet of freeboard is required for the HWL of a basin to the low opening of a structure. 
Two feet of vertical separation is also required from an area’s EOF elevation to the low 
opening. 
 

21. Include storm sewer sizing calculations with future plans. Refer to the City design 
guidelines for Storm sewer requirements. 
 

22. The last structure prior to discharge to a stormwater BMP is required to be a 4’ minimum 
sump structure. 

 
23. A detailed review of erosion control BMP’s will take place with future submittals. Provide 

redundant perimeter control around all wetlands onsite if applicable. 
 
Traffic & Access 

24. The applicant is proposing two access points, both on East 7th Street. One will be located 
across from the St. Henry Catholic Church access and the other will utilize and existing 
shared access located approximately 500 feet to the east. Street access spacing, grades, 
and sight lines will be reviewed with future submittals. 

 
25. The site would generate approximately 194 daily trips, 19 AM peak hour trips and 28 PM 

peak hour trips. The existing Average Daily Traffic on E 7th Street is 8,365 vehicles. The 
addition of the proposed traffic would have negligible impact on roadway capacity and 
operations. 
 

26. Parking space requirement is met per City Code. Accessible parking spot requirement is 
also met. 

 
27. A photometric plan has been provided. Verify that maximum illumination levels are met 

per the City Code.  
 

Wetlands & Environmental 

28. Any permanent or temporary wetland impacts proposed with a project will require 

authorization through the Wetland Conservation Act. Provide documentation that the site 

has been reviewed for the presence of wetlands 

A more detailed review of the development plans will be completed when the applicant submits 
complete civil plans and a stormwater management report. 
 
Please have the applicant provide a written response addressing the comments above.  Feel free 
to contact me at 612-419-1549 if you have any questions or comments regarding the engineering 
review.   
 
Sincerely, 
 
WSB 
 

 
James L. Stremel, P.E. 
Senior Project Manager 
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2L (46)

kkeller
Callout
Provide top and bottom of wall elevations

Retaining walls exceeding 4’ in height shall require a plan prepared by a structural engineer licensed in the state of Minnesota submitted to the City.

A fence may be required for safety.

kkeller
Callout
Provide Emergency Ovferflow (EOF) elevations and routes for all low points in the paved and green spaces

-Minimum freeboard requirements from the lowest opening / first floor of the building must be met

kkeller
Callout
Identify all areas of tipout curb

kkeller
Callout
Provide additional flow lines and slopes along curb lines and across parking areas

kkeller
Callout
Provide basin information (NWL, HWL, Bottom, EOF, etc.)

kkeller
Callout
Discussion of 40' deep structure adjacent to basin for future maintenance
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kkeller
Radius Measurement
250'-0"

kkeller
Image

kkeller
Image

kkeller
Callout
8" DIP stub with plug

kkeller
Length Measurement
75'-0"

kkeller
Callout
8" PVC SDR 35  @0.40% with plug
INV 945.7

kkeller
Callout
8" PVC SDR 35 (N)

kkeller
Callout
Maintain 10' horizontal separation between sanitary sewer and water service (9.8')

kkeller
Callout
Provide water service information (material, length, etc.)
-Call out all watermain fittings

kkeller
Callout
Connect to existing 8" DIP stub with 8" gate valve

kkeller
Text Box
The Fire Marshall and/or building department will review required fire hydrant location(s) and emergency vehicle access/circulation.
-An additional hydrant may be required on-site

-Fire truck circulation will need to accommodate the City’s ladder truck. Provide a turning movement exhibit to show that a fire truck can access all building structures and parking lots as applicable.

kkeller
Callout
Provide proposed storm sewer materials and material grades with future submittals

kkeller
Callout
Connect XX" storm sewer structure to 21" RCP Stub

kkeller
Image

kkeller
Image

kkeller
Callout
11' - 21" RCP CL 3 @0.50% w/ plug (assumed)
INV - 947.79

kkeller
Callout
Identify utility crossings and provide top and bottom of pipe elevations
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LAWN

(1) HCB

(1) HCB

(13) PV

(5) AMJ
(5) PV

(7) TSY
(6) SF2
(1) AN

(12) SS4
(5) HL
(13) PV

(5) AC
(5) TSY

(4) TSY
(5) HL

(12) SF2

(1) AN
(16) PV

(1) AN
(6) HL

(5) SF2
(13) SS4PLANT BED EDGE

LAWN

LAWN

LAWN

LAWN

LAWN

LAWN

LAWN

LAWN

SIGN

(10) SF2

SIGN

(2) NS

(1) RO
(1) NS

(1) RO

BIORETENTION BASIN
PLACE PLANTS RANDOMLY

 NO MULCH

(62) SS4

RETAINING WALL

CODE QTY COMMON NAME BOTANICAL NAME INSTALLED SIZE ROOT SPACING

EVERGREEN TREES
AMJ 5 Ames Juniper Juniperus chinensis `Ames` 6` HT B&B Spacing as shown
NS 3 Norway Spruce Picea abies 6` HT B&B Spacing as shown

SHADE TREES
AN 3 Northwood Red Maple Acer rubrum 'Northwood' 2 1/2" CAL B&B Spacing as shown
HCB 2 Common Hackberry Celtis occidentalis 2 1/2" CAL B&B Spacing as shown
RO 2 Red Oak Quercus rubra 2 1/2" CAL B&B Spacing as shown

DECIDUOUS SHRUBS
HL 16 Little Quick Fire® Hydrangea Hydrangea paniculata `SMHPLQF` 24" HT CONT Spacing as shown
AC 5 Alpine Currant Ribes alpinum 24" HT CONT Spacing as shown
SF2 33 Neon Flash Japanese Spirea Spiraea japonica 'Neon Flash' 15" HT CONT Spacing as shown

EVERGREEN SHRUBS
TSY 16 Tauton Yew Taxus x media `Tauntoni` 24" HT B&B Spacing as shown

ORNAMENTAL GRASSES
PV 47 Ruby Ribbons® Switch Grass Panicum virgatum 'RR1' 1 GAL CONT 30" Spacing
SS4 87 Standing Ovation Little BluestemSchizachyrium scoparium 'Standing Ovation'1 GAL CONT 18" Spacing

PLANT SCHEDULE 

LANDSCAPE REQUIREMENTS 153.060

Table 4-4 for commercial use -requires 10.0 ACI of Canopy trees (including at least 1 Evergreen) per acre plus
at least 2 Shrubs for every 10' of Building perimeter.    Property is 2.04 acres and Building perimeter = 354'.
Requires 20.0 ACI and 71 Shrubs

PROVIDED - (23.5) ACI and (38) Shrubs  (Additional (30) shrubs  and (46) grasses are located to
screen parking and building from E. 7th Street).

Interior Vehicle Use Landscape Areas- for commercial use, maximum parking stalls in a bay is 24 before an
island is required.  Proposed development does not exceed this amount.

Perimeter Vehicle Use- requires landscape strips where vehicle use area abuts a ROW.  A minimum 6'
landscape strip is required when within 50' of the ROW.  Requires 8.0 ACI per 100' of landscape strip.  Parking
is 55' length - requires 5.0 ACI.

PROVIDED - 5.0 ACI

(9) Interior Parking Lot Landscaping - Required for lots with 50 or more stalls - proposed development has 35 
stalls, so not required.

(10) Buffer Yards - Required for adjacent south property of RMH Zoning. Requires 20' landscape width with 6'
screening fence and (2) Shade Trees and (3) Ornamental Trees and (2) Upright Coniferous Trees per 
100'.  222' Requires (5) Shade Trees, (7) Ornamental Trees and (5) Upright Coniferous Trees.

PROVIDED - (x) Shade Trees, (x) Ornamental Trees and (x) Upright Coniferous Trees.

BIO-RETENTION BASIN 3,847 sf
Echinacea pallida / Pale Purple Coneflower142 2 1/2", PLUG 8% @ 18" o.c.
Monarda fistulosa / Bergamot 142 2 1/2", PLUG 8% @ 18" o.c.
Solidago rigida / Stiff Goldenrod 142 2 1/2", PLUG 8% @ 18" o.c.
Asclepias incarnata / Swamp Milkweed 142 2 1/2", PLUG 8% @ 18" o.c.
Aster novae-angliae / New England Aster142 2 1/2", PLUG 8% @ 18" o.c.
Carex vulpinoidea / Brown Fox Sedge 266 2 1/2", PLUG 15% @ 18" o.c.
Panicum virgatum / Switch Grass 170 2 1/2", PLUG 17% @ 24" o.c.
Rudbeckia speciosa / Showy Coneflower 178 2 1/2", PLUG 10% @ 18" o.c.
Tradescantia ohiensis / Ohio Spiderwort 80 2 1/2", PLUG 8% @ 24" o.c.
Verbena stricta / Hoary Vervain 100 2 1/2", PLUG 10% @ 24" o.c.
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