City of Watertown
Action

Request for

Watertown Planning Commission
February 25, 2021
Agenda Item: Site Plan Review for the property identified as PID 854610090
Request for Action: Site Plan Review
Department: Planning

PC DATE: 2.25.2021
CC DATE: TBD

Request:
Berg Companies, LLC (Applicant) and Rice Lake Development III, LLC (Owner) request that the City
consider the following action for the property located within the Watertown Industrial Park and further
identified as (PID No. 854610090):
a. Site Plan Review for the proposed development of the Workshops of Watertown which would
allow the development of Auto Condos and commercial/industrial uses on the property identified
as (PID No. 854610090).
Property/Site Information:
The subject property is located within the City’s Business/Industrial Park. The subject property is
located along Industrial Blvd. and backs up to CSAH 122. The property is currently vacant with no
structures or improvements. The property has the following site characteristics:
Property Information: (PID No. 854610090)
Zoning: PUD – BP (Planned Unit Development – Business Park, Subzone C)
Comprehensive Plan: Mixed Use
Acreage: 16.19 acres
Site Location

Applicable Regulations:
Chapter 62, Article III. Site Plan Review
Sec. 62-613. - Approval required.
a.
Site plan approval shall be required prior to the issuance of a building permit for the
construction of any building or intensification of any building or use within the jurisdictional
limits of the city with the following exceptions:
Construction or alteration of a principal or accessory building on a lot zoned for residential
use.
b.
Site plan approval shall be required for all conditional uses.

Background:
The applicant approached the City about the possibility of developing a new project within the City’s
existing business/industrial park located on TH 25 and CSAH 122. Berg Companies was involved in the
original development of the business business/industrial park and is now interested in developing “auto
condos” that would serve as both private garages and commercial space. The proposed development
would be located within the area currently designated as Subzone C. It is anticipated that in order to
accommodate the type of use requested, the City would rezone this area in accordance with the recently
adopted Mixed-use Business, Residential, Light Industrial zoning ordinance (MU-BRLI). This
ordinance would be amended to include the provisions relating to the proposed auto condo use. As a
part of the proposed development, the applicant is proposing to phase the development and has provided
a detailed plan for phase 1 of the development and a ghost plan for potential future phases. The
applicant has noted that they would like to understand demand for the units prior to developing the
entire area.
The concept of “auto condos” is not unique to the proposed development. This product is currently
being developed in many parts of the country and locally in the City of Medina. Auto condos allow
individual owners to purchase a garage space for personal storage (see example photos below). These
garage condos can be finished with a loft space, bathroom and shower. A buyer would also have the
option to purchase multiple units that can be configured to allow a back-to-back or side-by-side unit.
Many buyers customize these units far beyond standard finishes. These units are typically used as
storage, a show place for the items stored (automobiles, boats, motorcycles, etc.) and for working on
those items stored.

Cross Section of Proposed Building

The proposed phase 1 development plan contains four (4) buildings that house 56 individual garage
condo units. The proposed building is constructed as a post frame building with LP Smartside board and
batten siding. The roofs are comprised of architectural shingles. Each individual unit will have
plumbing roughed in to accommodate a bathroom/shower. Individual garage doors are 14 feet high and
14 feet wide. The City provided the applicant with comments pertaining to the building architecture and
use of units. The City recommended that the public facing sides of the proposed buildings be
constructed to with enhanced architectural finishes and features such as LP Smartside, stucco and stone.
The proposed buildings are comprised of 100% LP Smartside. The City is recommending that an
additional material be integrated into the public facing sides to further enhance the building architecture
(see concept plan with comments below).

In addition to the architecture of the proposed buildings, the City has discussed the use of the buildings
with the applicant. In reviewing the proposed development, staff reached out to cities that have
considered similar development requests to further understand issues and solutions. One of the areas
that the City discussed was the business use of these individual garages as small storage/warehouse
spaces. The City recognizes the need for these small storage/warehouse spaces but wants to make sure
that compatible uses are located in appropriate locations on the site. The City is recommending that
only designated units be made available for business uses. This will allow the City to administer
adequate vehicle parking, signage and customer parking for those units with public facing units (see
image below).

BUSINESS USE UNITS

The City has discussed many aspects of the site plan requirements and site layout with the applicant
prior to their official submittal and has completed a more in-depth review of the proposed site plan.
There are many comments pertaining to the proposed development plans that will need to be further
reviewed and likely will cause building and site plan revisions.
Site Plan Review – The City requires an application for all new construction to complete a site plan
review of the proposed improvements. Staff has completed a site plan review of the proposed
office/warehouse/fabrication building and related site improvements. There are several issues that will
require the applicant to provide the City with additional information and minor changes to the plan set.
Staff has provided the following breakdown of important site plan review related components:
Documents Submitted and Reviewed
§ Site and Utility Plan, Grading Plan and Details, and Architectural Exterior Building
Elevations and Details.

The review of this site plan was done using the standards found in the MU-BRLI zoning district rather
than the those set forth in the PUD-BP, Subzone C zoning district. The following review comments
should be considered and or noted by the City.
Site Layout/Parking
1. The proposed site would need to be subdivided so that the new lot could be created
as shown on the plans. This subdivision would be done administratively as
provided for in the City’s subdivision ordinance. There is no exact layout that
needs to be complied with as this portion of the business park development is
currently platted as an Outlot (Outlot A). It should be noted that the north property
line can be adjusted to accommodate several of the comments contained within
this report.
2. Building setbacks and site standards for the subject property are as follows:
a.
b.
c.
d.

Front yard:
Side yard:
Rear Yard:
Max. Impervious

Required
30’
20’
30’
75%

Proposed
58.28’
50’ south side, 42’ north side
84.5’
Needs to be provided

3. Parking setbacks and site standards for the subject property are as follows:
a. Front yard:
b. Side yard:
c. Rear Yard:

Required
15’
5’
5’

Proposed
0’ (will need to be revised)
50’ south side, 0’ north side
24’

The proposed site plan does not meet applicable parking setbacks and may not
meet impervious surface maximums. The plan will need to be revised to meet
applicable setback standards.
4. The proposed buildings will be comprised of private garages and possible office
area and a shop/fabrication area. The private garages will not have any outside
parking spaces and people who visit their individual garage will generally park in
front of their individual units on a short-term basis and will not have designated
parking spaces. It is likely that not all units will be occupied at any given time and
parking will not be an issue. The City should consider limiting overnight parking
to designated parking spaces only. The breakdown of the square footage is as
follows:
Shop/fabrication: 6,150 SF (only those units designated for commercial)
The parking requirements for these uses are defined in the City’s zoning
ordinance. Based on the proposed square footage, parking is required as
follows:
Shop/fabrication: (1 space per 2,000 SF) 6 spaces
(1 additional space for each individual unit) 5 spaces

The proposed number of parking spaces is anticipated to be16 spaces that would be
provided along Industrial Blvd. These spaces are not currently delineated on the plans
submitted to the City for review.
5. The proposed plans indicate that the proposed entrance drive, drive aisles, paved areas and
parking spaces. These areas are proposed to be developed with concrete curb and gutter
along the majority of the permitter. The entrance drive shown on the plans would
ultimately serve the subject property and adjacent property if developed into a similar
product. The City is recommending that the entrance drive be located entirely on the
subject property.
6. No common trash removal area is shown on the plans. The City will require the applicant
to provide common trash removal. This should be shown on the plans and the enclosur
Utilities, Storm Water, & Grading
7. Please see the review comments shown in red on the plan set attached and provided
by Bolton & Menk, Inc., for initial comments relating to the utilities, storm water
and grading plans. The biggest issue edentified during the review of the utility
plans relates to the existing depth (30 feet deep) of the storm sewer located parallel
to CSAH 122. The City will require a commensurate easement to be located along
this storm sewer pipe which will require the buildings and parking to be shifted to
the north.
Fire Department
8. No parking signage and striping will need to be provided for all areas as
determined by the fire department. The fire department will mark-up with the
location of the required striping and signage.
Landscaping and Tree Preservation
9. No landscape plan was provided by the applicant.
10. The landscape ordinance (Chapter 28, Sec. 28-25. - Street trees) requires all
development to provide street trees as follows:
(1) Commercial/industrial lots shall provide one overstory shade tree per 40
lineal feet of lot frontage. Such trees shall be of specie approved by the city
council. Such trees shall be located within the street right-of-way.
(2) In any development requiring more than 20 trees, no specie selected for
planting shall exceed 20 percent of the overall total of trees being planted.
Trees should be provided along Industrial Blvd. Based on the lineal frontage of
the subject propety, the following number of trees are required:
•

Industrial Blvd.: 226 LF/40 = 6 Overstory Trees Required

11. The landscape ordinance (Chapter 28, Sec. 28-26. – Parking lots) requires all
development to provide landscaping as follows:
In any off-street parking and loading area that contains more than 20 parking
spaces, a minimum of ten percent of the total hard surface area shall be utilized

for landscaping, screening, and/or open space. The minimum requirements
shall be as follows:
(1) All rows of parking spaces shall be provided a terminal island to protect
parked vehicles, define driveways, confine moving traffic to driveways, and
provide space for landscaping.
(2) There shall be provided within each row of parking spaces, landscaped
islands located so as to prevent more than 12 vehicles from being parked sideby-side in an abutting configuration.
(3) One overstory shade tree shall be provided per 12 parking spaces. Such tree
shall be located as to impact the visual effect of the parking surface.
(4) Each shade tree shall be allocated a minimum landscape impervious surface
area of 200 square feet, exclusive of other shade trees.
(5) All interior landscaped areas not dedicated to trees or to preservation of
existing vegetation shall be landscaped with grass, ground cover, shrubs, or
other appropriate landscaping treatment. Pavement, gravel, or similar
treatment shall not be considered appropriate landscape treatment.
(6) All parking spaces along the perimeter of the parking area will be screened
from general public view so as to shield and control automobile lighting by
incorporating the natural landscape and topography with the introduction of
permanent earth berming of approximately 30 inches in height. Additional
landscape planting as needed to provide adequate screening may be required.
(7) The use of larger landscape islands is preferable. Fewer large landscape
islands will more adequately sustain healthy trees than numerous, small
islands. The flow of pedestrians, especially in large lots, shall be channeled
through a clear hierarchy of routes that bring pedestrians to the main
entrance.
(8) Parking lot planting areas shall be designed to accommodate winter snow
storage.
12. The City’s ordinance requires that no more than 12 parking spaces be located
adjacent to each other without a landscape island being incorporated. It is
anticipated that landscape islands will need to be incorporated into the bank of
parking spaces located adjacent to Industrial Blvd.
13. The City’s approved a master landscape plan for the buffer planting along CSAH
122 (see attached landscape plan). The applicant will need to comply with this
plan and or provide a revised plan for review and consideration that meets
applicable standards.
Lighting/Signage
14. The City requires cutoff type lights to be located within the parking areas around
the site perimeter and on the building. A photometric plan which provides the
corresponding light levels (foot candles) will need to be submitted to the City.
15. No concept sign plan was submitted. Any signage will need to be wholly
compliant with all applicable standards. This would generally apply to any
individual building signs for the commercial/warehouse garages located along

Industrial Blvd. The applicant will be required to submit a sign permit application
for formal City review and consideration.
Building Architecture
16. The MU-BRLI references the Design Standards Manual (See architectural
standards from the manual below). The City has discussed the architecture with
the applicant and is seeking further discussion and direction from the Planning
Commission and City Council relating to the building architecture.
Subzone C - Residential/Business Commercial
•

Subzone C will accommodate structures that are generally larger and provide for
warehousing, manufacturing and fabrication. These buildings will also likely have an
office use integrated into the building. Building design should consider the public
facing side as a primary face and the quality of the materials and architecture should
be enhanced. The City will consider post frame construction in Subzone C where no
more than twenty-five percent of the total building wall surface area is comprised of
standing seam metal panels. No portion of the public (road) facing side of the building
shall be comprised of standing seam metal paneling. Architectural accent metal can
be considered by the City. Both flat and pitched roofs will be considered. Pitched
roofs will require a minimum slope of 6:12. Standing seam metal roofs with concealed
fasteners are permitted.

17. There applicant is proposing to locate mechanical equipment and meters in a
common room that is located on the ends of each building. All HVAC equipment
will be required to be screened from public view. The City will continue to work
with the applicant to ensure compliance with applicable screening requirements.
Summary:
Should the City rezone the industrial/business park to MU-BRLI in accordance with the City’s recently
adopted Comprehensive Plan, the proposed development of this property is generally in keeping with
the intent and requirements of the zoning district and other applicable standards of the City. The
concept of garage condos is being commonly considered in the metropolitan area for a multitude of
reasons. Subzone C of the MU-BRLI zoning district appears to be an area that could accommodate the
proposed use and provide for both the private garages and smaller commercial/warehouse spaces that are
commonly being sought in this area. The City has provided several comments which will require
potential revisions. There does not appear to be any adverse effects on the surrounding or subject
property in the after condition as a result of the proposed development. Based on the information
presented in this report, staff is seeking further direction from the Planning Commission relating to the
requested site plan review to allow new auto condos (garage condos) to be developed on the subject
property. Should the Planning Commission make a recommendation to the City Council for the
approval of the requests, it is recommended that the following conditions, findings be incorporated into
the recommendation.
Recommendation:
Staff is seeking a recommendation from the Planning Commission for the requested site plan review with
the following findings:
1. The proposed site plan meets all applicable criteria and conditions stated in Chapters 28, 52
and 62 (Landscaping, Subdivisions, Zoning) of the City of Watertown Zoning Ordinance.

2. Prior to the City Council’s approval of the conditional use permit and site plan review the
applicant shall complete the following items:
A. Approval of the site plan review is subject to the rezoning of the property and amendment
to the MU-BRLI zoning ordinance.
B. The Applicant shall provide the City with a revised set of plans addressing all review
comments made by the staff review and Planning Commission.
C. In addition to the revisions required to the plans reviewed and submitted, the Applicant
shall submit the following additional plans:
a. Landscape Plan
b. Lighting Plan with lighting cut sheets
c. Dimensioned Site Plan with signage and striping
d. Proposed subdivision plan with easements
D. The applicant shall address all comments contained within the City Engineer’s review
plan set.
4. The proposed building and site plan improvements shall be in accordance with the approved
set of site plans that will be further revised and approved. The approved set of plans will be
identified in the final resolution and attached as an exhibit.
Attachments:
§ Applications
§ Site Plan Set
§ Building Elevations
§ Bolton & Menk, Inc., Plan Markup Set
§ Master Business Park Landscape Plan

gregg hackett
3D VIEW FROM THE SOUTH EAST

3

architect

4342 abbott avenue south
minneapolis mn 55410

AUTOPLEX
WATERTOWN
INDUSTRIAL PARK
WATERTOWN, MN 55388

VIEW FROM THE NORTH EAST

LOCATION

1/16" = 1'-0

2

R
FO

W
E
I
V
E
R

16 FEBRUARY 2021
A0.0 COVER SHEET
A1.0 SITE STUDY
A2.0 FLOOR PLAN AND ELEVATIONS
A2.1 ENLARGED PLANS
A3.0 SECTIONS
A3.1 SECTIONS
A4.0 FOUNDATION AND FRAMING PLANS
VIEW FROM THE SOUTH WEST

LIST OF DRAWINGS

1/16" = 1'-0

1

COVER SHEET

A0.0

242'-0"

82'-0"

82
'-0
"
242'-0"

24
2'
-0
"

15
0'
-0
"

50'-0"

82'-0"

gregg hackett

architect

4342 abbott avenue south
minneapolis mn 55410
24
2'
-0
"

50'-0"
82'-0"

82'-0"

82
'-0
"

4

24
2'
-0
"

50
'-0
"

50'-0"

AUTOPLEX
WATERTOWN
INDUSTRIAL PARK
WATERTOWN, MN 55388

15
0'
-0
"

50
'-0
"

50
'

82'-0"

242'-0"

R
FO

W
E
I
V
E
R

150'-0"

POND

16 FEBRUARY 2021

SITE STUDY
N
95'-8"

50'-0"

50'-0"

50'-0"

50'-0"

SITE PLAN SCHEME C

1" =50'-0

1

A0.1

gregg hackett
ELEVATION NORTH

1/16" = 1'-0

ELEVATION WEST

9

3

242'-0"

architect

4342 abbott avenue south
minneapolis mn 55410

40'-1"

10'-0"

BAY 4

BAY 6

BAY 8

BAY 10

BAY 12

BAY 14

BAY 16

BAY 18

RISER

82'-0"

46'-0"

BAY 2

AUTOPLEX

40'-1"

4' DOOR

BAY 1
26'-1"

BAY 3
26'-1"

BAY 5
26'9"

BAY 7
24'-0"

BAY 9
30'9"

BAY 11
24'-0"

BAY 13

BAY 15

26'-9"

26'-1"

WATERTOWN
INDUSTRIAL PARK
WATERTOWN, MN 55388

BAY 17
26'-1"
GAS METERS

N

3D VIEW

FLOOR PLAN

8

1/16" = 1'-0

2

R
FO
6:12 PITCH

6:12 PITCH

4:12 PITCH

W
E
I
V
E
R

4:12 PITCH

16 FEBRUARY 2021
32'-3"

METER ROOM

FLOOR PLAN
ELEVATIONS

BOARD AND BATTEN SIDEING

ELEVATION SOUTH

1/16" = 1'-0

7

ELEVATION EAST

1/16" = 1'-0

1

A1.2

26'-1"

26'-1"

26'-9 3/4"

24'-0"

10'-1 1/2"

10'-1 1/2"
1'-0"

BAY 4

BAY 2

BAY 8

BAY 6

BAY 10

40'-1"

3'-0"

STORAGE

GRAB BARS

82'-0"

SHOWER

7'-7 1/2"

LAVATORY

architect

4342 abbott avenue south
minneapolis mn 55410

7'-3"

20'-0"

4'-0"

6"

3'-0"

gregg hackett

BAY 1

BAY 3

BAY 7

BAY 9

40'-1"

BAY 5

9'-6"

9'-6"
1'-0"

4 1/2"

AUTOPLEX
WATERTOWN
INDUSTRIAL PARK
WATERTOWN, MN 55388
RESTROOM PLAN

3/8" = 1'-0

PARTIAL PLAN

7

1/8" = 1'-0

2

6:12 DORMER PITCH
4:12 MAIN ROOF PITCH

12

R
FO

6

7'-11"

8'-5"
14'-0"

16 FEBRUARY 2021

14'-0"
14'-0"

15'-8 1/2"

3'-0"

2'-0"

FLOOR PLAN
ENLARGEMENTS

7'-0"

12

19'-5"

9'-11"

32'-3 1/4"

4

0"
2'-

32'-3 19/64"

9'-11"

BOARD AND BATTEN SIDING

ELEVATION END

1/8" = 1'-0

6

W
E
I
V
E
R

ELEVATION SIDE

WINDOWS IN SOME GARAGE DOORS

1/8" = 1'-0

1

A2.2

gregg hackett

architect

CONTINUOUS RIDGE VENT

4342 abbott avenue south
minneapolis mn 55410

6:12 DORMER PITCH

ARCHITECTURAL SHINGLES

12
4

6

/A
3.
1

ENGINEERED ROOF TRUSSES

AUTOPLEX
LP SMARTSIDE BOARD
AND BATTEN SIDING

WATERTOWN
INDUSTRIAL PARK
WATERTOWN, MN 55388

12
2'-0"

POSSIBLE MEZZANINE

2

R 54 FIBERGLASS INSULATION

14'-0"

GARAGE DOORS

9'-0"

12" CMU
WITH (1)
#4 BARS
32" O.C.
VERT.

10'-0"

16'-0"

3'-6"

2'-2"

R
FO

W
E
I
V
E
R

16 FEBRUARY 2021
10

WALL SECTIONS

(3) #4 REBAR CONTINUOUS

WALL SECTION

1/4" = 1'-0

1

A3.0

12

CONTINUOUS RIDGE VENT

4

VENT SLEAVES

ARCHITECTURAL

ENGINEERED ROOF TRUSSES

2'-2"

2"
5 1/

.5"
1'-3

DORMER BEYOND

CONTINUOUS VENT
1/2" SHEATHING

12

2X8 STUD FRAMING

4
1/2" GYP BOARD

ENGINEERED ROOF TRUSSES

gregg hackett

architect

LP SMARTSIDE BOARD
AND BATTEN SIDING

LP SMARTSIDE
BOARD AND BATTEN SIDING

4342 abbott avenue south
minneapolis mn 55410

12
2'-0"

2

16'-0"

R 54 FIBERGLASS INSULATION
5/8" GYP BOARD

(2)2X10 HEADERS AT PERSON DOORS

2'-2"

AUTOPLEX

3'-6"

6

0
3.
/A

WATERTOWN
INDUSTRIAL PARK
WATERTOWN, MN 55388

POSSIBLE MEZZANINE

1/2" SHEATHING

16'-0"

7'-1"

LP SMARTSIDE
BOARD AND BATTEN SIDING

4" CLOSED CELL FOAM INSULATION

TREATED 2X8

1.5" CLOSED CELL
INSULATION

4"

4" REINFORCED CONCRETE SLAB ON 10 MIL VAPOR BARRIER
w/ # 3 BARS 20" O.C. EACH DIRECTION

9'-0"

FLASHING

10'-0"

1/2" X 12" ANCHOR BOLTS

R
FO

W
E
I
V
E
R

#4 REBAR

16 FEBRUARY 2021
10

2'-0"

WALL SECTIONS

12" CMU
WITH (1)
#4 BARS
32" O.C.
VERT.

1'-0"

12" CMU
WITH (1)
#4 BARS
32" O.C.
VERT.

BELOW GRADE

5'-0"

4" COMPACTED SAND OR GRAVEL BASE

(3) #4 REBAR CONTINUOUS
(3) #4 REBAR CONTINUOUS

WALL SECTION DETAIL

3/4" = 1'-0

6

WALL SECTION

1/2" = 1'-0

1

A3.1

CONTINUOUS RIDGE VENTS (TYPICAL)

N

3

architect

246'-0"

OUT TO OUT w/ OVERHANGS

86'-0"

ENGINEERED ROOF TRUSSES
24" ON CENTER
4:12 PITCH

AUTOPLEX

6:12 PITCH DORMER TRUSSES

N

WATERTOWN
INDUSTRIAL PARK
WATERTOWN, MN 55388

37'-7 1/2"

37'-7 1/2"

1/4" = 1'-0

gregg hackett

4342 abbott avenue south
minneapolis mn 55410

FRAMING DIMENSION

82'-0"

2'-0"
OVERHANG

46'-0"

8

1/16" = 1'-0

2'-0"

1/4" = 1'-0

8

1/16" = 1'-0

2

242'-11"

OUT TO OUT FOOTING DIMENSION
CONTINUOUS RIDGE VENT
1'-0"

R
FO

FOOTING OUT TO OUT DIMENSION

FOOTING 12" DEEP X 24" WIDE

82'-11"

81'-11"

2'-0"

4' REINFORCED CONCRETE SLAB W/ 10 MIL VAPOR BARRIER
W/ #3 BARS 20" O.C. EACH DIRECTION

40'-11 1/2"

FOUNDATION WALL

81'-11"

OPEN AREA

40'-11 1/2"

2'-0"

ARCHITECTURAL SHINGLES
ON ICE AND WATER SHIELD ON
5/8" OSB SHEATHING

16 FEBRUARY 2021

FOUNDATION &
FRAMING PLANS
N

241'-11"

FOUNDATION WALL OUT TO OUT DIMENSION

DORMERS REMOVED FOR CLARITY

NTS

7

1/16" = 1'-0

W
E
I
V
E
R

1

A4.0

Will need Ingress/Egress
agreements recorded for both
parcels with driveway on
property line.

Storm sewer is 30 feet deep.
Would need approximately 30'
easement to north of pipe, only
15' is shown.

This area should all be drainage
& utility easement.

Does city need
formal easement on
watermain to be able
to flush and
maintain?

Likely don't need this
run of storm sewer as
water drains away
from structures in
opposite direction.

8" may not be
possible without
reconstructing 6" stub
as shown in record
drawings.

Record Drawing
shows this stub as 6"
sewer service.

May require grading
in County R/W and
will require permit
from them.

