
           
  

MANKATO PLANNING COMMISSION
Regular Meeting August 28, 2024 - 6:00 p.m.

Intergovernmental Center
Mankato Room

****************************************
Any person speaking to the Commission shall give to the Secretary of the

Commission the NAME and HOME ADDRESS of such person prior to speaking.
****************************************

 
           

1. CALL TO ORDER   

 

2. APPROVAL OF AGENDA   

 

3. APPROVAL OF MINUTES   

 

1. July 24, 2024 Draft Planning Commission minutes
 

4. OLD BUSINESS   

 

5. NEW BUSINESS   

 

1. CY34-24 CY34-24

Request of ISG with permission of the property owner(s) for an amendment to the
previously approved preliminary plat of Hotel Mankato Redevelopment plat and for final
plat approval for Hotel Mankato Redevelopment plat. The subject properties are
described as Lot 1, Block 1, Key City Renewal Fifth Addition; and, the easterly 102.5 feet
of the Northerly 23 feet of Lot 9 and the Easterly 102.5 feet of Lot 10, Block 14, City of
Mankato; and All that part of the north – south running alley dedicated in Block 14, Map
of Mankato, according to the recorded plat thereof, lying north of the Westerly extension
of the north line of Lot 7, Block 14, Map of Mankato, according to the recorded plat
thereof, City of Mankato, Blue Earth County, Minnesota, EXCEPT the west half of said
alley adjacent to Lots 3 and 4, Block 14, Map of Mankato; and, The Westerly 55 feet of
the Northerly 99 feet of Lots 9 and 10, Block 14, Map of Mankato; and, Commencing at
the Southwest Corner of Lot 9, Block 14, Map of Mankato, on the east line of the alley
running on the west side of said Lot 9, running thence in a southeasterly direction and at
right angles with said alley 55 feet, thence in a northeasterly direction and at right angles
with said last mentioned line 33 feet; thence in a northwesterly direction and at right
angles with last described line 55 feet and thence in a southwesterly direction and at right
angles with said last described line 33 feet to the place of beginning; and, Lot 8, Block 14,



angles with said last described line 33 feet to the place of beginning; and, Lot 8, Block 14,
Map of Mankato, except the Southerly 6 feet of the Easterly 60 feet; and, The Southerly
43 feet of the Easterly 102 1/2 feet of Lot 9, Block 14, Map of Mankato; and, Beginning at
the Southwesterly corner of Lot 8, Block 14, Map Of Mankato, according to the recorded
plat thereof; thence easterly 66.00 feet along the southerly line of said Lot 8 to a point on
the northerly extension of the westerly line of Lot 4, Spencer's Subdivision Of Lots 6 And
7 In Block 14 Mankato, according to the recorded plat thereof; thence southerly along said
northerly extension 12.00 feet to the northwesterly corner of said Lot 4; thence westerly
along the westerly extension of the northerly line of said Lot 4 to the westerly line of said
Block 14; thence northerly along the westerly line of said Block 14 to the point of
beginning; and, All that part of the 12.00 foot alley dedicated per the Spencer's
Subdivision Of Lots 6 And 7 In Block 14 Mankato, according the recorded plat (alley
being now vacated per recorded document 600CR931) described as follows: Being bound
on the west by the northerly extension of the west line of Lot 4 of said Spencer's
Subdivision; and, Being bound on the east by a line being 60.00 feet west of the northerly
extension of the easterly line of said Spencer's Subdivision (101 E. Main, 121 and 123 E.
Main, and 118 S. 2nd Street).

The anticipated date of City Council action is September 9, 2024. 
 

2. CY35-24 CY35-24

Request by Jacob Hummer to rezone a property to R-T, Residential Transition, from B-1,
Community Business District. The subject property is described as the south 80 feet of lot
13 and the east 10 feet of the south 68 feet of lot 14, Block 175, Plan of West Mankato
subdivision).

The anticipated date of City Council action is October 15, 2024. 
 

3. CY36-24 CY36-24

Request of Orthopaedic and Fracture Clinic for an amendment to the Planned Unit
Development to allow for a use to operate outside the completely enclosed structure for an
outdoor physical therapy area at the existing building within the medical campus. The
subject property is described as Lot 1, Block 1, Mankato Clinic First Addition, etal (1431
Premier Drive).

The anticipated date of City Council action is September 9, 2024. 
 

4. CY37-24 CY37-24

Request of Civil Site Group, on behalf of the property owner for a certificate of design
compliance for the construction of a new, approximately 5,200 square foot structure in the
Highway Gateway Overlay District. The subject property is described as Lot 8, Block 1,
River Hills Mall Addition (1896 Adams Street).

The anticipated date of City Council action is September 9, 2024. 
 

5. CY38-24 CY38-24



Request of Graham Engineering, on behalf of the property owner, for a certificate of
design compliance for the construction of a new, approximately 10,700 square foot
structure in the Highway Gateway Overlay District. The subject property is described as
Lot 3, Block 2, Victory Commercial Park, (Blue Earth County PID R010904300021 and
R010909102004).

The anticipated date of City Council action is September 9, 2024. 
 

6. CYL39-24 CYL39-24

Request of New Energy Equity, on behalf of the property owner, for an interim use permit
to allow for a one-megawatt community solar garden in the Lime Township Rural
Conservation zoning district. The subject property is described as The Northeast Quarter
of the Northwest Quarter, except railroad right of ways, and the Northwest Quarter of the
Northeast Quarter, both in Section 29, Township 109, Range 26, excepting from said
Northwest Quarter Northeast Quarter that part of said Northwest Quarter Northeast
Quarter described as, beginning at a point 1315.8 feet South of the Northeast corner of
Section 29-109-26, thence West 1808.8 feet to the East line of the Right of Way of the
Chicago & Northwestern Railway, thence southwesterly along the said Right of Way line,
1264.6 feet, thence East 1692.3 feet to the East line of said Section 29, thence North along
the section line 1249.8 feet to the place of beginning. A strip of land one (1) rod wide now
used as a road, extending from East to West upon, over and across the North side of the
Northwest Quarter of the Northwest Quarter (NW1/4 NW1/4) of Section 29, Township 109
North of Range 26 West, beginning at or near the Northeast corner of said NW1/4 NW1/4
of Sec. 29, and thence West along or near the North line of said NW1/4 NW1/4 of said Sec.
29, to the public highway known as the Mankato and St. Peter Road. The East 302.00 feet
of the Northwest Quarter of the Northwest Quarter of Section 29, Township 109, Range
26, Blue Earth County, Minnesota, except the South 16.5 feet thereof. Except therefrom:
Part of the Northwest Quarter of the Northwest Quarter and part of the Northeast
Quarter of the Northwest Quarter of Section 29, Township 109 North, Range 26 West,
Blue Earth County, Minnesota described as: Commencing at the Southeast corner of said
Northwest Quarter of the Northwest Quarter; thence North 89 degrees 41 minutes 42
seconds West (bearings are based on Blue Earth County Coordinates NAD83, 1996
Adjustment) on the south line of said Northwest Quarter of the Northwest Quarter, a
distance of 78.00 feet; thence North 12 degrees 41 minutes 56 seconds East, a distance of
16.89 feet to the north line of the south 16.5 feet of said Northwest Quarter of the
Northwest Quarter and the point of beginning; thence North 12 degrees 41 minutes 56
seconds East, a distance of 589.95 feet to the westerly right of way of the abandoned
Chicago, Milwaukee, St. Paul and Pacific Railroad Company; thence South 05 degrees 40
minutes 37 seconds West on said westerly right of way, a distance of 558.85 feet to the east
line of said Northwest Quarter of the Northwest Quarter; thence South 00 degrees 11
minutes 26 seconds West on said east line, a distance of 19.81 to the north line of the south
16.5 feet of said Northwest Quarter of the Northwest Quarter; thence North 89 degrees 41
minutes 42 seconds West on said north line, a distance of 74.34 feet to the point of
beginning. (23759 3rd Avenue; Blue Earth County PID R400429200017).

The anticipated date of Lime Township Board action is September 10, 2024. 
 

6. MISCELLANEOUS   

 

7. ADJOURNMENT   
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Mankato Planning Commission 

Regular Meeting 

July 24, 2024 
  

1. CALL TO ORDER. 

 

Chair Zehnder called the meeting to order at 6:00 p.m. 

 

Commissioners Present:  Chair Zehnder, Ms. Johnson, Mr. Wilke, Mr. Meister, Mr. 

Dieken, Mr. Iddings, Ms. Surdy 

 
 

Staff Present:  Mark Konz – Director of Community Development, Molly Westman- 

Planning Coordinator, Sydney DePrenger-Planner, Bennett Hanson – 

Economic Development Specialist, Travis Johnson- Permit Technician.  
 

2. APPROVAL OF AGENDA. 

 

 Ms. Johnson made a motion to approve the agenda.  Mr. Meister seconded the motion. 

The motion carried unanimously.  

  
 

3. APPROVAL OF MINUTES. 

 

 Mr. Dieken made a motion to approve the minutes from June 26, 2024. Ms. Johnson 

seconded the motion. The motion carried unanimously. 

   

   

4. OLD BUSINESS 

 

5. NEW BUSINESS 

 

CY28-24 Request of Thomas Ponce, on behalf of the property owner, Mesenbrink 

Construction, for a conditional use permit to allow wetland sequencing and 

replacement of 7.10 acres of wetland impacts. The subject property is described as 

part of the West 30 acres of the SW ¼, Section 15-108-26, except the South 330 

feet of the West 330 feet thereof, AND The SE ¼ of the NW ¼ of the SE ¼; The 

S. ½ of the NE ¼ of the SE ¼; The SE ¼ of the SE ¼; The SW ¼ of the SE ¼, 

Except the West 30 acres thereof; all in Section 15, Township 108, Range 26, 

Blue Earth County, Minnesota, with some exceptions. (Blue Earth County PID 

R430915400003 and R430915400009). 
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(CY28-24 continued)  

 

Ms. Westman presented the staff report and reported the following 

recommended  findings: 

1. The proposed request, sequencing and replacement for wetland impacts, is 

considered a Conditional Use Permit in Mankato City Code section 10.82 

subd. 11. 

2. The request is in keeping with the comprehensive planning policies of the City 

as the underlying land use plan identifies this parcel as having the uses that are 

proposed in the overall development plan.   

3. The proposal does not interfere with or diminish the use of property in the 

immediate vicinity.   

4. The development will be served by public facilities and services.  

5. The proposal, wetland impacts, does not cause undue traffic congestion.  

6. There are no known historical or architectural resources on the site.  

7. The proposal seeks to preserve the unnamed lake wetland basin located on the 

northerly side of the parcel. The wetlands proposed for impact and replaced 

are wetlands that have historically been in crop rotation and have been heavily 

degraded by the removal of wetland hydrology and hydrophytic plant 

communities.  

8. It will not cause a negative cumulative effect and effect on the City as a 

whole.  

9. To the extent known, the development, when considered with the 

recommended conditions, conforms with all other applicable regulations of 

the district, and other applicable ordinances.  

10. The proposal will not jeopardize the public's health, safety, or general 

welfare.  

11. The proposal conforms to the Wetland Conservation Act. 

Ms. Westman reported that based on the findings staff recommends approval of 

the conditional use permit to allow wetland sequencing and replacement for 7.10 

acres of wetland impacts with the following conditions: 

1. The final DNR approved site plan that includes the hydrologic capacity shall 

be provided to the City of Mankato.  

2. If modeling through the DNR Public Waters permit process, or for other 

reasons, requires different or additional wetland impact(s), additional review 

and approval by an amended conditional use permit and review and approval 

through the City of Mankato Technical Evaluation Panel (TEP) will be 

required.  

3. The preliminary plat conditions of approval shall be adhered to, and those 

conditions are as follows:  
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(CY28-24 continued)  

1. At the time of submission for a final plat, the applicant shall provide a 

complete draft copy of the proposed property owners 

association documents and deed restrictions, covenants, and permanent 

easements or other instruments. The documents shall address, but are 

not limited to, private streets, private utilities, current and future 

building envelopes, future additions, and how this will be privately 

managed. Membership in the property owners association shall be 

mandatory and in accordance with all applicable shoreland standards. 

The deed restriction shall properly address future vegetative and 

topographic alterations, construction of additional buildings, and shall 

ensure the long-term preservation and maintenance of open space in 

accordance with the shoreland and DNR criteria.  

2. The applicant shall enter into a subdivision agreement addressing 

public improvements within the subdivision including Hoffman Road, 

211th Lane, and public storm water facilities within the subdivision.  

3. The applicant will be responsible for all required permitting and 

authorization for the proposed improvements associated with 

the natural gas easement. Written authorization from the easement 

holder acknowledging the proposed development, and providing 

consent for the proposed improvements, shall be in place prior to the 

submission of a final plat.  

4. Block configuration shall be modified to achieve Mankato City Code 

standards of not more than 1,200 feet.  

5. Prior to the submission of a final plat or planned unit development 

request for the parcel, a Notice of Decision shall be in place 

authorizing the proposed wetland impacts.  

6. Prior to submission of a final plat or a planned unit development, the 

applicant shall have applied for and obtained all necessary Public 

Waters Work Permit(s) from the Department of Natural Resources, 

DNR, for the proposed project.  

7. Applicant shall install signs at the required open space area at intervals 

acceptable to the DNR, and other applicable parties. 

8. The applicant shall submit a request for the desired residential rental 

density within the new low-density residential areas, and this shall 

proceed for review along with the ordinance amendment for rezoning, 

platting, etc. for the development. 

9. Bulk, height, setback, density, coverage, parking and other underlying 

zoning district criteria will apply to the subject lots and blocks.  

10. Approval of this preliminary plat does not imply future approval of 

wetland replacement plans or planned unit developments or other 

future zoning requests.  
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(CY28-24 continued) 

Mr. Wilke inquired what is the cost per credit for the wetland bank 

Ms. Westman indicated that the city does not get involved in the cost rather we 

make sure it conforms to the standards and that the credits are being purchased in 

the same bank service area. She also indicated that the applicant would be able to 

answer that question more directly. 

Mr. Wilke also indicated that this appears to be farmland currently. He inquired if 

they were truly wetlands or simply low spots. 

Ms. Westman indicated that wetlands are evaluated based on their type. These are 

type 1 or type 2. This means seasonally flooded basins meaning they will have 

water in them when it rains or in the spring.  

Mr. Wilke also questioned if there was any tiling in the parcel. 

Ms. Westman stated that she would let the applicant answer that question. 

Dan Donayre, Bolten & Menk, Natural Resources Project Manager. Dan was 

present to answer the commissions questions in relation to this project. He 

indicated this was considered a type 1 seasonal flooded basin meaning that it only 

has a water-table within 12 inches of the surface for 14 days consecutively. He 

also indicated that this field has been tiled. 

Chair Zehnder opened the public hearing for public comment, with no one 

wishing to speak, the public hearing was closed. 

Ms. Johnson made a motion to approve the conditional use permit to allow 

wetland sequencing and replacement for 7.10 acres of wetland impacts. The 

motion was seconded by Mr. Meister. The motion passed unanimously.  

 

City Council Agenda Date: August 12, 2024. 
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CY29-24 Request of APX Construction Group for a certificate of design compliance for 

exterior modifications to a structure located in the Highway Gateway Overlay 

district. The subject property is described as Lot D, Block 1, except the north 15’ 

of right of way, Scheurer’s Sunray Addition. (1531 Madison Avenue, Blue Earth 

County PID R010916101004).  
 

Ms. DePrenger presented the staff report and reported the following 

recommended findings: 

1.  The request is in keeping with the comprehensive planning policies of the 

City as the underlying land use plan identifies this parcel as "commercial."  

2. The proposal does not interfere with or diminish the use of property in the 

immediate vicinity.  

3. The proposal is currently served by public facilities and services and will 

continue to be.  

4. The proposal does not cause undue traffic congestion as there are no changes 

in the number of employees which would require additional parking, and no 

other changes are proposed to the site access, or traffic patterns.   

5. There are no known historical or architectural resources on the site.  

6. There are no known natural or environmental features on the site.  

7. It will not cause a negative cumulative effect and effect on the City as a whole 

as the current and future use will need to comply with city code.   

8. To the extent known, the development conforms with all other applicable 

regulations of the district, and other applicable ordinances.  

9. The proposal will not jeopardize the public's health, safety, or general 

welfare.  

10. The property is located in the Highway Gateway Overlay District and the 

proposed value of the project does not exceed $500,000 by by Mankato City 

Code Chapter 10.48, this project only requires review of the Planning 

Commission. 

Ms. DePrenger reported that based on the findings staff recommends approval of 

the certificate of design compliance with the following conditions:  

1. The elevations shall conform to the submitted elevations approved by the 

Planning Commission. 

2. A sign permit will be required for all proposed exterior signage and shall 

adhere to Mankato City Code Section 10.87. 

3. All new lighting fixtures shall conform to Mankato City Code Section 10.89. 

4. All new exterior finishes shall conform to the Mankato City Code. Exterior 

architectural metal panels shall have concealed fasteners and shall not be 

exposed.  
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(CY29-24 continued) 

Chair Zehnder opened the public hearing for public comment, with no one 

wishing to speak, the public hearing was closed. 

Ms. Johnson made a motion for approval of the certificate of design compliance. 

The motion was seconded by Mr. Wilke. The motion passed unanimously. 

 

CY30-24 Request by HDR, on behalf of the property owner, Mayo Clinic Health System, 

for amendments to the Institutional Overlay District and the approved campus 

plan.  The subject properties are described as Lots 7-22, Block 4, Oaklawn 

Addition including vacated alley; Lots 7-15 and the easterly 29.84 feet of Lot 16, 

Block 5 Oaklawn Addition, including vacated Plum Street and vacated alley; Lots 

1-7, Block 7, Oaklawn Addition including vacated Hawthorn Avenue and Fair 

Street and vacated alley; Lots 1-20, Block 8, Oaklawn Addition, Lots 7-21; Lots 

2-6, 7, 8, 10 and 12, Block 6, Oaklawn Subdivision and Agency Heights 

Subdivision; commencing at the northwest corner of the southeast quarter of the 

northwest quarter, Section 17, Township 108 N, Range 26 W, then south 514.8’, 

west 198’ to beginning; West 60 feet of the south 175 feet of the west six acres of 

the southeast quarter of the northwest quarter north of road, Section 17, Township 

108 N, Range 26 W; All area north of road and west six acres of the southeast 

quarter of the northwest quarter except 3.16 acres; East 52’ of the south 150’ of 

the west six acres of the southeast quarter of the northwest quarter north of the 

road, Section 17, Township 108 N, Range 26 W; Lots 2-20 Saylor Addition; Lots 

13-16 Dickinson’s Subdivision; Lots 1-12 Thilges Addition; .146 Acres in the 

northeast quarter of the northwest quarter, Section 17, Township 108 N, Range 26 

W, Record Book 156, Page 496; .12 acres in the northeast quarter of the 

northwest quarter, Section 17, Township 1089 N, Range 26 W, Record Book 156, 

Page 509; Tract 48’ X 90’ directly rear of the west 48’ of Lot 4, Thielges 

Addition; .094 acres directly in the rear of Lot 5, Thielges Addition, east 2’ of Lot 

4, Thielges Addition; and west 2’ of Lot 6, Thielges Addition; .07 acres directly 

rear of Lot 6, Thielges Addition; .02 acres directly in rear of Lot 7, Thielges 

Addition, etal. (1025 Marsh Street). (Blue Earth County PID R010813101049). 

   Ms. DePrenger presented the staff report and reported the following 

recommended findings:  

1. The proposed use conforms with the goals of the Mayo Clinic Campus Plan,  

2. The proposed use is determined to be in conformance with the overall intent 

of the campus plan in the IO, Institutional Overlay District.  
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(CY30-24 continued) 

Ms. DePrenger reported that based on the findings staff recommends approval of 

the Institutional Overlay amendment and the amendment of the Campus Plan: 

1. Landscaping shall be installed in accordance with Mankato City Code. A 

conforming landscaping plan shall be submitted for review and approval prior 

to installation.  

2. The temporary driveway on Garden Blvd and Mulberry Street will not be 

permitted and therefore will need to be removed.  

3. The conditions from the previous approvals for the Mayo Clinic Health 

Systems Institutional Overlay District shall remain in effect unless amended in 

the conditions listed below.  

4. All exterior lighting shall adhere to Mankato City Code Section 10.89. The 

applicant shall provide lighting cut sheets for all exterior lighting fixtures. All 

fixtures shall be full cut, fully shielded style.  

5. The applicant shall provide a photometric plan at the time of building permit 

submission that depicts no more than 1/2 foot candle lighting levels at the 

property lines. Field lighting shall conform to section 10.89 Subpart 3A. 

6. Screening for the Bulk Oxygen relocation shall be screened in accordance 

with Mankato City Code Section 10.88.  

7. Applicant shall have a pre-construction meeting with the neighborhood 30 

days prior to construction of the facilities. The meeting shall address timing, 

staging areas, and contractor parking.  

8. Any changes to the approved campus signage plans for the development will 

require additional review and approval of the overall campus plans.  

9. Building elevations and materials of the proposed new structures shall be 

similar to the existing structure.  

Ms. Surdy inquired about the reasoning behind the signs needing to be taller. 

Ms. DePrenger stated that the applicant had a wayfinding study conducted that 

indicated higher signs makes it easier for people to find their way, especially in 

emergency situations.  

Chris Roeder, Mayo Clinic project group. Mr. Roeder stated that in relation to 

the height of the signs, prior suggestions from consultants indicated that the signs 

needed to be big and visible especially at entrances. 
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Chair Zehnder inquired if there is further parking expansion planned to the 

southwest of the campus area and why the shift from parking ramps to surface 

lots. 

Mr. Roeder stated that based on prior parking studies this would be enough stalls 

for the next several years. The move away from the parking ramps is purely a cost 

driven factor. They currently have the space for surface parking and have planned 

it that way. 

Chair Zehnder also questioned whether there would be issues from drainage and if 

the city storm sewers are able to handle that increase from new impervious 

surfaces. 

Alec Pietz, Bolton & Menk, Inc. Alec indicated that with every new project they 

try and integrate more storm water BMPs as required by city ordinances.  

Ms. Johnson stated that the rain gardens that are mentioned in this project are 

something that hopefully will become more popular with future projects. 

Mr. Wilke thanked Mayo Clinic for the continued investment in the community 

and appreciated them trying to balance the needs of the clinic and the 

neighborhood.  

Chair Zehnder opened the public hearing for public comment 

Greg Albers, 306 Dane Street. Greg was present at the meeting to express his 

concerns in relation to this project. With the relocation of the oxygen tanks, he 

wanted to make sure proper noise mitigation was taking place. Greg also stated 

that the height of the signs was obnoxious and could diminish the value of his 

property by having one at the end of his driveway. 

Chair Zehnder requested to have the applicant address some of the concerns 

brought forth by Greg. 

Mr. Roeder stated that with the sign that is currently in place it is easy to miss and 

not always visible to people coming to the hospital. They want the sign to really 

jump out and direct people where to go. He also stated in relation to the noise they 

are in the process of running tests to establish where the noise is coming from. 

The oxygen tanks will create a hiss but the system itself is quiet. The additional 

noise may be stemming from cooling towers that have large fans moving air  

 



Mankato Planning Commission – 7/24/24  

Minutes – Page 9 of 14 
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through them. IEA is currently running tests to see what is driving the additional 

noise. 

Chair Zehnder questioned if there would be places where additional noise 

screening could be placed if the noise study finds the levels unacceptable.  

Mr. Roeder stated he thinks this is the intent of the study. If they do find that it is 

too high, they will be looking at what they can do to mitigate that sound. 

Ms. Surdy questioned if they would consider putting some of these mitigation 

processes in place even if the study doesn’t reveal significant noise levels. 

Mr. Roeder stated that he believes that they would be open to doing that but can’t 

guarantee anything. 

Chair Zehnder asked if there was a previous noise baseline to compare to. 

Mr. Roeder stated that during their process of testing they will shut down a certain 

number of fans and record measurements and times to compare noise levels to 

when all 6 fans are operational.  

Mr. Konz stated that when Mayo initially installed those cooling tanks, they 

conducted a sound study and encouraged Mayo to look through their files to 

determine if they had those studies. 

 A resident questioned where the new helicopter pad would be located. 

Chair Zehnder indicated that it was his understanding it would be located on top 

of the new bell tower and was confirmed by Mr. Roeder. 

With no one else wishing to speak, Chair Zehnder closed the public hearing. 

Chair Zehnder raised a motion to add the condition that at the completion of the 

sound study, the study findings be provided to the City. If the sound is found to be 

above the state defined threshold more mitigation would be added. This was 

seconded by Ms. Surdy. The amended condition passed unanimously. 

Ms. Surdy stated that she had an objection to the monument and wayfinding 

signage.  

Mr. Wilke made a motion for approval with the amended condition of the 

Institutional Overlay amendment and the amendment of the Campus Plan. The 

motion was seconded by Mr. Meister. The motion passed unanimously with the 

objection from Ms. Surdy. 
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City Council Agenda Date: September 9, 2024 

 

CY31-24 Request of Cohen Esrey Development Group for an amendment to the current 

planned unit development to decrease the parking plan from the previously 

provided 87 stalls to 82 stalls at Lewis Lofts. The subject property is described as 

Lots 1A, 1B, and 1C of The Neighborhood subdivision (Blue Earth County PID 

R010813256009, R010813256010, R010813256008, 209 Dewey Lane). 

Mr. Hansen presented the staff report and reported the following 

recommended findings: 

1. Parking flexibility for Lewis Lofts is sought as a result of the project being a 

senior housing development and to assist with the project affordability.  

2. The proposed decrease in the number of on-site parking stalls does not exceed 

the minimum 1.25 parking stalls per-unit rate that was approved by the 

council.  

3. A decrease in the number of on-site parking stalls will not cause a negative 

cumulative effect on the city as a whole. 

4. To the extent known, the property conforms with all other applicable 

regulations of the district, and other applicable ordinances. 

5. The proposal will not jeopardize the public’s health, safety, or general 

welfare. 

6. It is in keeping with the comprehensive planning policies of the City and this 

Chapter as amended from time to time. 

Mr. Hansen reported that based on the findings staff recommends approval of the 

request to amend a planned unit development to decrease the parking plan from 

the previously provided 87 stalls to 82 stalls at Lewis Lofts with the following 

conditions: 

1. Bicycle parking will be required at a rate of 5% of parking stalls for a 

minimum of 5 stalls, based on the 82-stall amended proposal. 

2. The applicant shall provide common open space amenities conducive to a 

senior development, such as an outside patio or gathering area or areas with 

benches or other seating within the development. 

3. The applicant shall provide a parking plan that details the management of on-

site parking. This includes, but is not limited to, the dedication of parking 

stalls to tenants, and reservation of stalls to allow for guest parking.  
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4. Conditions and recommendations from the previously approved Planned 

Unit Development that was approved on 02/14/2022 will continue to apply. 

The aforementioned conditions are as follows: 

1. A loading and unloading plan shall be provided for the development 

that contemplates all associated activities on private property and not 

utilizing the public streets, obstructing parking stalls or disrupting 

ingress/egress to the site.  

2. Signage for the development shall conform to Mankato City Code 

standards and a sign permit shall be obtained for any proposed signage 

prior to fabrication and installation.  

3. All lighting shall conform to Mankato City Code including full-cut, 

fully shielded light fixtures and a photometric plan demonstrating a 

lighting level of no more than 1/2-foot candle at the property line.  

4. A City of Mankato rental license for the premise shall be secured prior 

to occupancy.  

5. The landscaping, as per the approved landscaping plan, shall be 

installed prior to occupancy.  

6. The applicant shall provide a snow removal plan, in conjunction with 

the building permit.  

7. The applicant shall provide common open space amenities for 

gathering for a senior development.  

Chair Zehnder questioned if the upcoming study that is being conducted on the 

Stoltzman and Riverfront intersection would include the area where Dewey Street 

ends. 

Mr. Konz explained that the intersection is what is being studied. They may go a 

little beyond the intersection but typically would not go a full block beyond the 

intended area of study. 

Nate Myhra, Project Manager, Bolton & Menk, Inc. Mr. Myhra was present at 

the meeting to address any questions the Planning Commission may have.  

Mr. Dieken inquired if there would be assigned parking per unit. 

Mr. Myhra advised that every tenant provides their license plate number and 

make and model of vehicle. They govern it themselves with the management team 

at the property making sure the cars are parked appropriately. If the need for 

additional parking, the Sinclair Flats across the street can be used. 
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Mr. Dieken questioned if the parking requirements would need to be changed if 

the facility were to become market rate housing. 

Mr. Myhra advised that they are limited by the amount of parking that they 

currently have. 

Chair Zehnder asked if Cohen Esrey had some type of provision for guest parking 

if residents have visitors 

Mr. Myhra advised that with 82 parking stalls and only 66 units there would be 

some additional stalls if every resident only had 1 vehicle. 

Chair Zehnder opened the public hearing for public comment, with no one 

wishing to speak, the public hearing was closed. 

Mr. Meister made a motion for approval of the request to amend a planned unit 

development to decrease the parking plan from the previously provided 87 stalls 

to 82 stalls at Lewis Lofts. The motion was seconded by Ms. Surdy. The motion 

passed unanimously.  

City Council Agenda Date: August 12, 2024 

 

CY33-24 Request of David Hruska for a conditional use permit to allow for a restaurant in 

the CBD-F, Central Business District-Fringe. The subject property is described as 

Lot 5, Lewis and Meaghers Subdivision (609 S. Front Street, Blue Earth County 

PID R010918152003). 

   Mr. Konz presented the staff report and reported the following 

recommended findings:  

1.  The proposed use, a restaurant, in the Central Business District-Fringe, 

CBD-F, zoning district is considered a Conditional Use Permit in Mankato 

City Code. 

2. The request is in keeping with the comprehensive planning policies of the City 

as the underlying land use plan identifies this parcel as "Central Business 

District", which is in keeping with this request.  

3. The proposal does not interfere with or diminish the use of property in the 

immediate vicinity.   

4. The primary structure will continue to be served by public facilities and 

services, and no utility service provider changes are proposed with this 

proposal.  
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(CY33-24 continued) 

5. The proposal does not cause undue traffic congestion as the proposed project. 

No changes are proposed to the public street system. The property was 

previously used as a restaurant. 

6. There are no known historical or architectural resources on the site.  

7. There are no known natural or environmental features on the site.   

8. It will not cause a negative cumulative effect and effect on the City as a 

whole.  

9. To the extent known, the development, when considered with the 

recommended conditions, conforms with all other applicable regulations of 

the district, and other applicable ordinances.  

10. The proposal will not jeopardize the public's health, safety, or general 

welfare.  

Mr. Konz reported that based on the findings staff recommends approval of the 

conditional use permit with the following conditions:  

1. Prior to the occupancy of the structure, the applicant/property owner shall 

provide a lease for the off-street parking stalls or have petitioned and received 

approval to join the Downtown Parking District.  

2. The applicant shall obtain a license to encroach on all proposed private 

encroachments on the public right of way.  

3. No outside storage of any material is allowed.  

4. All refuse containers shall be fully enclosed in conformance with Mankato 

City Code, or stored entirely within the buildings. This includes all grease 

collection containers, recycling containers and other associated containers.  

5. The applicant shall obtain a separate sign permit, and the proposed signage 

must conform to Mankato City Code. 

6. If the applicant proposes to serve alcohol in the future, the applicant shall 

work with the Department of Safety on a liquor license agreement. The 

agreement will require City Council approval prior to serving alcohol. 

Ms. Surdy commented that she was very excited and felt as though it was a good 

fit and location for the restaurant. One iconic Mankato restaurant being replaced 

by an iconic restaurant from Blue Earth County was a great fit.  

Mr. Dieken questioned if when the property was the Wagon Wheel were they 

apart of the downtown parking district 
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Mr. Konz explained they were not previously part of the parking assessment 

district. They had parking stalls on the rear side of the property and had 

agreements with the adjacent properties to use their stalls. Other adjustments such 

as angled parking stalls did provide additional parking. 

Chair Zehnder opened the public hearing for public comment, with no one 

wishing to speak, the public hearing was closed. 

Ms. Surdy made a motion for approval of the conditional use permit. It was 

seconded by Mr. Wilke. The motion passed unanimously. 

City Council Agenda Date: August 12, 2024 

 

MISCELLANEOS 

Mr. Konz introduced Kelly Miller as the new alternate for the Planning             

Commission. Mr. Iddings has moved into a permanent position. 

Mr. Konz announced that Ms. Westman has been promoted to the Planning and 

Zoning Administrator for the City of Mankato. 

             There were no other miscellaneous business items. 

  

 

ADJOURNMENT 

 

There being no further business, Mr. Wilke moved to adjourn the meeting. The 

motion was seconded by Mr. Meister and carried unanimously. 

 

The meeting adjourned at 7:31 pm 

 

 

MINUTES APPROVED. 

 

 

____________________________________________ 

Chair, Mankato Planning Commission 



   
Planning Commission Regular Meeting   CY34-24        
Meeting Date: 08/28/2024  

Title

CY34-24

Request of ISG with permission of the property owner(s) for an amendment to the previously approved
preliminary plat of Hotel Mankato Redevelopment plat and for final plat approval for Hotel Mankato
Redevelopment plat. The subject properties are described as Lot 1, Block 1, Key City Renewal Fifth
Addition; and, the easterly 102.5 feet of the Northerly 23 feet of Lot 9 and the Easterly 102.5 feet of Lot 10,
Block 14, City of Mankato; and All that part of the north – south running alley dedicated in Block 14, Map
of Mankato, according to the recorded plat thereof, lying north of the Westerly extension of the north line of
Lot 7, Block 14, Map of Mankato, according to the recorded plat thereof, City of Mankato, Blue Earth
County, Minnesota, EXCEPT the west half of said alley adjacent to Lots 3 and 4, Block 14, Map of Mankato;
and, The Westerly 55 feet of the Northerly 99 feet of Lots 9 and 10, Block 14, Map of Mankato; and,
Commencing at the Southwest Corner of Lot 9, Block 14, Map of Mankato, on the east line of the alley
running on the west side of said Lot 9, running thence in a southeasterly direction and at right angles with
said alley 55 feet, thence in a northeasterly direction and at right angles with said last mentioned line 33 feet;
thence in a northwesterly direction and at right angles with last described line 55 feet and thence in a
southwesterly direction and at right angles with said last described line 33 feet to the place of beginning; and,
Lot 8, Block 14, Map of Mankato, except the Southerly 6 feet of the Easterly 60 feet; and, The Southerly 43
feet of the Easterly 102 1/2 feet of Lot 9, Block 14, Map of Mankato; and, Beginning at the Southwesterly
corner of Lot 8, Block 14, Map Of Mankato, according to the recorded plat thereof; thence easterly 66.00
feet along the southerly line of said Lot 8 to a point on the northerly extension of the westerly line of Lot 4,
Spencer's Subdivision Of Lots 6 And 7 In Block 14 Mankato, according to the recorded plat thereof; thence
southerly along said northerly extension 12.00 feet to the northwesterly corner of said Lot 4; thence westerly
along the westerly extension of the northerly line of said Lot 4 to the westerly line of said Block 14; thence
northerly along the westerly line of said Block 14 to the point of beginning; and, All that part of the 12.00
foot alley dedicated per the Spencer's Subdivision Of Lots 6 And 7 In Block 14 Mankato, according the
recorded plat (alley being now vacated per recorded document 600CR931) described as follows: Being bound
on the west by the northerly extension of the west line of Lot 4 of said Spencer's Subdivision; and, Being
bound on the east by a line being 60.00 feet west of the northerly extension of the easterly line of said
Spencer's Subdivision (101 E. Main, 121 and 123 E. Main, and 118 S. 2nd Street).

The anticipated date of City Council action is September 9, 2024. 

Applicant
The applicant is ISG, with the permission of the property owner. 

Request
The applicant is seeking review of an amendment to the preliminary plat of Hotel Mankato Redevelopment, and
final plat review and approval for Hotel Mankato Redevelopment. 

Location
The redevelopment project encompasses properties addressed as 101 E. Main Street, 118 S. Second Street,  and 121
and 123  E. Main Street. The vacation portion of the request also includes property adjacent to 117 S. Front Street
and 119 S. Front Street. The subject properties are legally described as Lot 1, Block 1, Key City Renewal Fifth
Addition; and, the easterly 102.5 feet of the Northerly 23 feet of Lot 9 and the Easterly 102.5 feet of Lot 10, Block
14, City of Mankato; and All that part of the north – south running alley dedicated in Block 14, Map of Mankato,
according to the recorded plat thereof, lying north of the Westerly extension of the north line of Lot 7, Block 14,



Map of Mankato, according to the recorded plat thereof, City of Mankato, Blue Earth County, Minnesota, EXCEPT
the west half of said alley adjacent to Lots 3 and 4, Block 14, Map of Mankato; and, The Westerly 55 feet of the
Northerly 99 feet of Lots 9 and 10, Block 14, Map of Mankato; and, Commencing at the Southwest Corner of Lot
9, Block 14, Map of Mankato, on the east line of the alley running on the west side of said Lot 9, running thence in
a southeasterly direction and at right angles with said alley 55 feet, thence in a northeasterly direction and at right
angles with said last mentioned line 33 feet; thence in a northwesterly direction and at right angles with last
described line 55 feet and thence in a southwesterly direction and at right angles with said last described line 33 feet
to the place of beginning; and, Lot 8, Block 14, Map of Mankato, except the Southerly 6 feet of the Easterly 60 feet;
and, The Southerly 43 feet of the Easterly 102 1/2 feet of Lot 9, Block 14, Map of Mankato; and, Beginning at the
Southwesterly corner of Lot 8, Block 14, Map Of Mankato, according to the recorded plat thereof; thence easterly
66.00 feet along the southerly line of said Lot 8 to a point on the northerly extension of the westerly line of Lot 4,
Spencer's Subdivision Of Lots 6 And 7 In Block 14 Mankato, according to the recorded plat thereof; thence
southerly along said northerly extension 12.00 feet to the northwesterly corner of said Lot 4; thence westerly along
the westerly extension of the northerly line of said Lot 4 to the westerly line of said Block 14; thence northerly along
the westerly line of said Block 14 to the point of beginning; and, All that part of the 12.00 foot alley dedicated per
the Spencer's Subdivision Of Lots 6 And 7 In Block 14 Mankato, according the recorded plat (alley being now
vacated per recorded document 600CR931) described as follows: Being bound on the west by the northerly
extension of the west line of Lot 4 of said Spencer's Subdivision; and, Being bound on the east by a line being 60.00
feet west of the northerly extension of the easterly line of said Spencer's Subdivision. 

Existing Land Use
The redevelopment site consists of the former City Center Hotel property and the Landmark building. The project
also includes a portion of the to-be vacated public alley. 

Zoning
The subject properties are zoned CBD-C, Central Business District Core. 

Other Board or Commission
The Planning Commission reviewed the preliminary plat, the alley vacation, a conditional use permit and a
certificate of design compliance at their June 26, 2024 meeting. Final action on that request occurred at the August
12, 2024 City Council meeting. 

Environmentally Sensitive Areas
There are no known environmentally sensitive areas on the site. 

Public Utilities
The site is currently served by public utilities and the proposed redevelopment will continue the use public
infrastructure. 

City Code
Mankato City Code Chapter 11 provides standards for Subdivision and Development Regulations (platting). 

Site Plan Review Comments
The Site Plan and Traffic Advisory Committee reviewed the item at their August 13, 2024 meeting and provided
the following comment. The applicant's response is also included.  

Applicant shall address storm sewer in vacated alley. Information on the intention with this shall be provided
for review and approval of the City’s Engineering Department. Applicant's response: ISG and the City
Engineering department have discussed the storm sewer within the vacated alley. A manhole will be
constructed south of the vacated alley in public right-of-way. The proposed storm sewer lead going north will
be private and the proposed lead going east will be on city property.

1.

Review
ISG, on behalf of the property owner Hotel Mankato, LLC, is requesting the review of an amended preliminary plat

https://library.municode.com/mn/mankato/codes/code_of_ordinances?nodeId=CH11SUDEREPL


ISG, on behalf of the property owner Hotel Mankato, LLC, is requesting the review of an amended preliminary plat
for Hotel Mankato Redevelopment, and review of the final plat.

The property proposed for redevelopment is bordered by S. 2nd Street, E. Main Street and South Riverfront Drive.
The current addresses associated to the plat are 101 E. Main Street, 121 and 123 E Main Street, and 118 S. 2nd
Street. 

An amended preliminary plat and the proposed final plat of Hotel Mankato Redevelopment has been presented for
consideration. The amendment to the preliminary plat and the final plat is consistent with the original in the creation
of a one lot, one block subdivision. However, the amendment makes provisions for the applicant obtaining a 7.5’
strip of the vacated alley from the adjacent property owner and this area is now included in the proposed plats.
 
The previously reviewed and approved hotel development project is consistent with the prior approvals, and the
only request with this submission is for the amendment to the preliminary plat, and consideration of the final plat.

The proposed subdivision combines the underlying 9 parcels along with the vacated alley into a new one-lot, one
block subdivision that encompasses 2.05 acres. 
 

Findings
Staff submits the following findings in relation to the amended preliminary plat and the final plat:  

General Requirements 
The site is designed in conformance with the location and widths of streets as no changes are proposed
to the streets, the general drainage situation, lot sizes and arrangement.

1.

Drainage study information has been submitted to the City Engineer to verify compliance with the City
drainage requirements, and recommended conditions of approval are included for the preliminary plat
relative to the drainage and storm sewer system. 

2.

1.

Streets 
There are no proposed changes to the public street width or public road right of way associated with the
proposed plat.

1.

The applicant has received approval for the vacation of a portion of the existing public alley that
traverses the proposed development property. 

2.

2.

Easements 
The preliminary plat does not dedicate new easements as the buildings and structures encompass a
large portion of the lot to the property line in several locations.

1.

The existing private telephone easement on the subject site will be vacated privately by the easement
holder. 

2.

The other existing easements on the site are proposed to remain.  3.

3.

Block Standards 
The one block, one lot subdivision within the subdivision was designed for the intended end use as
an urban redevelopment that includes two hotels.

1.
4.

Lot Standards 
The lots within the subdivision are intended for central business district core development. The lots are
designed in conformance with the standards set forth in Chapter 10.

1.

The concept plans submitted for the commercial development depict areas for off-street parking and
conditions are included with the approvals that require participation in the Downtown Parking
District. The current request reduces the parking by 100 stalls from the previous approval. 

2.

The concept plans submitted for the redevelopment project show off-street parking, loading and other
such areas to satisfy the requirements of Chapter 10 of the Mankato City Code, which includes
participation in the Downtown Parking District for the required parking not provided on the
development site.    

3.

5.

Public Sites and Open Spaces 
The applicant will not be paying a parkland dedication fee because all parcels within the plat have
previously been platted. 

1.
6.



Recommendation
Staff recommends approval of the preliminary plat with the following conditions:  

Drainage from the city-owned parking lot will need to be routed in such a way that lies within the parcel that
it serves or in a public right-of-way. 

1.

Storm sewer facilities with in the area of vacation become property of the petitioner. 2.
Based on conformance with the conditions of approval for the preliminary plat, staff recommends approval of the
final plat. 

Attachments
General Location Map 
Aerial Plan 
Preliminary Plat 
Final Plat 
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OWNERS / DEVELOPERS:     SURVEYOR:
Landmark Apartment Holdings, LLC                   ISG
n/k/a Hotel Mankato, LLC                                   115 E. Hickory Street Suite 300
103 15TH Avenue NW                                        Mankato, MN 56001
Willmar, MN 56201                                             (507)-387-6651
                                                                           
               
AREA TABLE:
Lot 1 Block 1: 89,424 sq. ft. - 2.05 acres

EXISTING PROPERTY:
ZONED:  CBD-C (Central Business District Core) (Per City of Mankato Planning
and Zoning)
Setbacks
Building
Front = None Required
Rear = None Required
Side = None Required
Corner = None Required

Height Requirements
Maximum Height = No Restriction

BENCHMARK:
Onsite benchmark is top nut fire hydrant located on the North side of East Main
Street, 220 feet northwest of 2nd Street - ELEV = 782.32 (NAVD88).
Offsite benchmark is MnDOT Geodetic Control Station "VALVE MN013" -
ELEV = 783.92 (NAVD88).

FLOOD ZONE:
The surveyed premises shown on this survey map is in Flood Zone X, (Areas of
500-year flood; areas of 100-year flood with average depths of less than 1 foot or
with drainage areas less than 1 square mile; and areas protected by levees from
100-year flood). According to Flood Insurance Rate Map Community Panel No.
275242 0003 D, published by the Federal Emergency Management Agency,
effective date November 20, 2000.

HOTEL  MANKATO  REDEVELOPMENT

I HEREBY CERTIFY THAT THIS SURVEY, PLAN, OR REPORT WAS
PREPARED BY ME OR UNDER MY DIRECT SUPERVISION AND THAT I AM A
DULY LICENSED LAND SURVEYOR UNDER THE LAWS OF THE STATE OF
MINNESOTA.

DATE LIC. NO.6/25/24 43110

DANIEL L. STUEBER

HOTEL

MANKATO

EXISTING LEGAL DESCRIPTION:
(per client)

Lot 1, Block 1, Key City Renewal Fifth Addition, Blue Earth County, State of Minnesota.

AND

The Easterly 102.5 feet of the Northerly 23 feet of Lot 9 and the Easterly 102.5 feet of Lot 10, Block 14, City of Mankato, County of
Blue Earth, State of Minnesota.

AND

All that part of the north - south running alley dedicated in Block 14, Map of Mankato, according to the recorded plat thereof, lying
north of the Westerly extension of the north line of Lot 7, Block 14, Map of Mankato, according to the recorded plat thereof, City of
Mankato, Blue Earth County, Minnesota.

AND

PARCEL 1:
The Westerly 55 feet of the Northerly 99 feet of Lots 9 and 10, Block 14, Map of Mankato.

PARCEL 2:
Commencing at the Southwest Corner of Lot 9, Block 14, Map of Mankato, on the east line of the alley running on the west side of
said Lot 9, running thence in a southeasterly direction and at right angles with said alley 55 feet, thence in a northeasterly direction
and at right angles with said last mentioned line 33 feet; thence in a northwesterly direction and at right angles with last described
line 55 feet and thence in a southwesterly direction and at right angles with said last described line 33 feet to the place of beginning.

PARCEL 3:
Lot 8, Block 14, Map of Mankato, except the Southerly 6 feet of the Easterly 60 feet.

PARCEL 4:
The Southerly 43 feet of the Easterly 102 1/2  feet of Lot 9, Block 14, Map of Mankato.

PARCEL 5:
Beginning at the Southwesterly corner of Lot 8, Block 14, MAP OF MANKATO, according to the recorded plat thereof; thence
easterly 66.00 feet along the southerly line of said Lot 8 to a point on the northerly extension of the westerly line of Lot 4,
SPENCER'S SUBDIVISION OF LOTS 6 AND 7 IN BLOCK 14 MANKATO, according to the recorded plat thereof; thence southerly
along said northerly extension 12.00 feet to the northwesterly corner of said Lot 4; thence westerly along the westerly extension of
the northerly line of said Lot 4 to the westerly line of said Block 14; thence northerly along the westerly line of said Block 14 to the
point of beginning.

PARCEL 6:
All that part of the 12.00 foot alley dedicated per the SPENCER'S SUBDIVISION OF LOTS 6 AND 7 IN BLOCK 14 MANKATO,
according the recorded plat (alley being now vacated per recorded document 600CR931) described as follows:

Being bound on the west by the northerly extension of the west line of Lot 4 of said SPENCER'S SUBDIVISION;

and

Being bound on the east by a line being 60.00 feet west of the northerly extension of the easterly line of said SPENCER'S
SUBDIVISION.

LEGEND
Iron Monument Found

Indicates Mag Nail Found

SEE DETAIL

DETAIL
1"=10'

Lot 1, Block 1, Key City Renewal Fifth Addition and part of Block 14,
Map of Mankato, City of Mankato, Blue Earth County, Minnesota.

6/25/24 Included full width of entire alley vacation KH
Removed easement in vacated Front Street
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HOTEL  MANKATO  REDEVELOPMENT

I HEREBY CERTIFY THAT THIS SURVEY, PLAN, OR REPORT WAS
PREPARED BY ME OR UNDER MY DIRECT SUPERVISION AND THAT I AM A
DULY LICENSED LAND SURVEYOR UNDER THE LAWS OF THE STATE OF
MINNESOTA.

DATE LIC. NO.6/25/24 43110

DANIEL L. STUEBER

HOTEL

MANKATO

Lot 1, Block 1, Key City Renewal Fifth Addition and part of Block 14,
Map of Mankato, City of Mankato, Blue Earth County, Minnesota.
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INSTRUMENT OF DEDICATION

KNOW ALL PERSONS BY THESE PRESENTS:  That Landmark Apartment Holdings, LLC n/k/a Hotel Mankato, LLC, a Minnesota limited
liability company, owner of the following described property:

Lot 1, Block 1, Key City Renewal Fifth Addition, Blue Earth County, State of Minnesota.

AND

All that part of the north - south running alley dedicated in Block 14, Map of Mankato, according to the recorded plat thereof, lying north of
the Westerly extension of the north line of Lot 7, Block 14, Map of Mankato, according to the recorded plat thereof, City of Mankato, Blue
Earth County, Minnesota.

AND

The Easterly 102.5 feet of the Northerly 23 feet of Lot 9 and the Easterly 102.5 feet of Lot 10, Block 14, City of Mankato, County of Blue
Earth, State of Minnesota.

AND

The Westerly 55 feet of the Northerly 99 feet of Lots 9 and 10, Block 14, Map of Mankato.

AND

Commencing at the Southwest Corner of Lot 9, Block 14, Map of Mankato, on the east line of the alley running on the west side of said
Lot 9, running thence in a southeasterly direction and at right angles with said alley 55 feet, thence in a northeasterly direction and at right
angles with said last mentioned line 33 feet; thence in a northwesterly direction and at right angles with last described line 55 feet and
thence in a southwesterly direction and at right angles with said last described line 33 feet to the place of beginning.

AND

Lot 8, Block 14, Map of Mankato, except the Southerly 6 feet of the Easterly 60 feet.

AND

The Southerly 43 feet of the Easterly 102 1/2  feet of Lot 9, Block 14, Map of Mankato.

AND

Beginning at the Southwesterly corner of Lot 8, Block 14, MAP OF MANKATO, according to the recorded plat thereof; thence easterly
66.00 feet along the southerly line of said Lot 8 to a point on the northerly extension of the westerly line of Lot 4, SPENCER'S
SUBDIVISION OF LOTS 6 AND 7 IN BLOCK 14 MANKATO, according to the recorded plat thereof; thence southerly along said northerly
extension 12.00 feet to the northwesterly corner of said Lot 4; thence westerly along the westerly extension of the northerly line of said
Lot 4 to the westerly line of said Block 14; thence northerly along the westerly line of said Block 14 to the point of beginning.

AND

All that part of the 12.00 foot alley dedicated per the SPENCER'S SUBDIVISION OF LOTS 6 AND 7 IN BLOCK 14 MANKATO, according
the recorded plat (alley being now vacated per recorded document 600CR931) described as follows:

Being bound on the west by the northerly extension of the west line of Lot 4 of said SPENCER'S SUBDIVISION;

and

Being bound on the east by a line being 60.00 feet west of the northerly extension of the easterly line of said SPENCER'S SUBDIVISION.

Has caused the same to be surveyed and platted as HOTEL MANKATO REDEVELOPMENT.

In witness whereof said Landmark Apartment Holdings, LLC n/k/a Hotel Mankato, LLC, a Minnesota limited liability company, has caused these

presents to be signed by its proper officer this _______ day of ___________________, 20_____.

Signed: Landmark Apartment Holdings, LLC n/k/a Hotel Mankato, LLC

__________________________________________
Bryan Sowers, Vice President

State of ____________________________

County of ____________________________

This instrument was acknowledged before me on _______________________, 20_____ by Bryan Sowers, Vice President, of Landmark
Apartment Holdings, LLC n/k/a Hotel Mankato, LLC, a Minnesota limited liability company.

__________________________________________(sign)

__________________________________________(print)

Notary Public ___________________________

My Commission Expires ________________

SURVEYOR'S CERTIFICATE

I, Daniel L. Stueber, do hereby certify that this plat was prepared by me or under my direct supervision; that I am a duly Licensed Land Surveyor
in the State of Minnesota; that this plat is a correct representation of the boundary survey; that all mathematical data and labels are correctly
designated on this plat; that all monuments depicted on this plat have been or, will be correctly set within one year; that all water boundaries and
wet lands, as defined in Minnesota Statutes, Section 505.01, Subd. 3, as of the date of this certificate are shown and labeled on this plat; and all
public ways are shown and labeled on this plat.

Dated this _______ day of ___________________, 20_____.

___________________________________________
Daniel L. Stueber, Licensed Land Surveyor
Minnesota License No. 43110

State of Minnesota
County of Blue Earth

This instrument was acknowledged before me on _______________________, 20_____ by Daniel L. Stueber, Licensed Land Surveyor.

___________________________________________
Kent A. Hays
Notary Public, Minnesota
My Commission Expires Jan. 31, 2025

MANKATO PLANNING COMMISSION

Be it known that on this _________________ day of _____________________, 20_____, the Planning Commission of the City of Mankato did

duly review this plat of HOTEL MANKATO REDEVELOPMENT.

___________________________________________                        ___________________________________________
Chair Person                                                                                         Secretary

CITY COUNCIL, CITY OF MANKATO, MINNESOTA

This plat of HOTEL MANKATO REDEVELOPMENT, was approved and accepted by the City Council of the City of Mankato, Minnesota at a

regular meeting thereof held this _______ day of ___________________, 20_____, and said plat is in compliance with the provisions of

Minnesota Statutes, Section 505.03, Subd. 2.

___________________________________________                        ___________________________________________
Mayor                                                                                                    Clerk

TITLE OPINION

I, Abbie S. Olson,  Licensed Attorney, State of Minnesota, do hereby certify that the owners as indicated hereon represent all ownership interest

in the land encompassed by this plat.

___________________________________________
Abbie S. Olson, Licensed Attorney

BLUE EARTH COUNTY PROPERTY AND ENVIRONMENTAL RESOURCES

I hereby certify that there are no delinquent taxes and/or delinquent special assessments, that the current taxes have ben paid and that the

transfer has been entered on the land described herein on the _______ day of ___________________, 20_____.

___________________________________________
Blue Earth County Property and Environmental Resources

COUNTY RECORDER, BLUE EARTH COUNTY, MINNESOTA

I hereby certify that this plat of HOTEL MANKATO REDEVELOPMENT was filed in the office of the County Recorder for public record on  this

_______ day of ___________________, 20_____, at _______ o'clock _____.M. and was duly filed in Book _______ of Plats, page _______, as

Document No. ______________________.

___________________________________________
Blue Earth County, County Recorder
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Planning Commission Regular Meeting   CY35-24        
Meeting Date: 08/28/2024  

Title

CY35-24

Request by Jacob Hummer to rezone a property to R-T, Residential Transition, from B-1, Community Business District.
The subject property is described as the south 80 feet of lot 13 and the east 10 feet of the south 68 feet of lot 14, Block
175, Plan of West Mankato subdivision).

The anticipated date of City Council action is October 15, 2024. 

Applicant
The applicant is Jacob Hummer.

Request
The applicant is proposing to rezone the property from B-1, Community Business District, to R-T, Residential Transition
District. 
 

Location
The property is described as the south 80 feet of lot 13 and the east 10 feet of the south 68 feet of lot 14, Block 175, Plan of
West Mankato Subdivision (1918 S. Riverfront Drive).

Existing Land Use
There is currently a single-family dwelling on the property.

Zoning
The property is zoned B-1, Community Business District. The Land Use Plan designates the property as Commercial.

Environmentally Sensitive Areas
There are no known environmentally sensitive areas on the site.

Public Utilities
Public Utilities currently serve the primary dwelling unit on site. 

City Code
The RT, Residential Transition District standards can be found at the link below:
https://library.municode.com/mn/mankato/codes/code_of_ordinances?nodeId=CH10LAUSZO_PTIIREDI_S10.17RETRDI

The Mankato City Code for Amendment to the Zoning Map can be found at the link below:
https://library.municode.com/mn/mankato/codes/code_of_ordinances?nodeId=CH10LAUSZO_PTXADEN_S10.98AM
 

Site Plan Review Comments
The Site Plan and Traffic Advisory Committee reviewed the item on August 13th, 2024 and submitted no comments
regarding the request.

Review
The property located at 1918 S. Riverfront Drive has a zoning designation of B-1, Community Business District. However, the



The property located at 1918 S. Riverfront Drive has a zoning designation of B-1, Community Business District. However, the
current use of the property is a single-family residence. The property owner is seeking a rezoning of the property from the
current B-1, Community Business District, to R-T, Residential Transition, to be more in line with the current use. The rezoning
to R-T is intended to serve as an area of transition between residential development and commercial and industrial development
and the uses that are allowed in the district are limited to existing one- and two-family dwellings. The change in zoning will
allow limited future residential improvement on the property.

The rezoning of the subject parcel from B-1 to R-T has occurred in this neighborhood before. Just to the Northeast of the
subject property, nearby properties, located at 521 and 523 Park Lane have also been rezoned from B-1 to R-T. This occurred in
2002 and also served as the catalyst for the rezoning of six other adjacent lots on Block 183 of the Plat of West Mankato from
Commercial to Residential zones. Despite all this rezoning in the neighborhood, none of the real land uses changed. The subject
parcel, aforementioned lots, and adjacent lots have continued to operate as single-family homes since at least the 1890s - early
1900s. Therefore, the rezoning of the subject parcel would not impact the overall character of existing developments in the
immediate vicinity. This also demonstrates that the proposed rezoning is consistent with the goals, objectives, and policies of
the Comprehensive Land Use Plan, as it has been judged so in the past.

As previously stated, the change in zoning from commercial to residential would allow for limited future residential
improvement on the property, particularly a garage.

      

Findings
Staff respectfully submits the following findings of fact:

1. The proposed zoning classification change conforms to the land use plan for the City of Mankato.
2. The continued use of the property as a single-family dwelling conforms to the standards set forth in the Residential Transition
Zoning District.
3. The proposed RT, Residential Transition zoning classification is consistent with adjacent properties and promotes areas of
transition between adjacent land uses. 
 

Recommendation
Staff recommends approval of the rezoning of the subject property from B-1, Community Business District, to R-T, Residential
Transition District.

Attachments
General Location Map 
Aerial Map 
Existing Land Use Map 
Existing Zoning Map 
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Planning Commission Regular Meeting   CY36-24        
Meeting Date: 08/28/2024  

Title

CY36-24

Request of Orthopaedic and Fracture Clinic for an amendment to the Planned Unit Development to allow for a use to operate outside the completely
enclosed structure for an outdoor physical therapy area at the existing building within the medical campus. The subject property is described as Lot 1,
Block 1, Mankato Clinic First Addition, etal (1431 Premier Drive).

The anticipated date of City Council action is September 9, 2024. 

Applicant
The applicant is the Orthopaedic and Fracture Clinic.

Request
The applicant is requesting an amendment to the Planned Unit Development to allow for a use to operate outside the completely enclosed structure for an
outdoor physical therapy area at the existing building within the medical campus.

Location
The subject property is described as Lot 1, Block 1, Mankato Clinic First Addition, etal (1431 Premier Drive).

Existing Land Use
The property is currently used for The Orthopaedic & Fracture Clinic.

Zoning
The property is zoned OR, Office Residential District.

Other Board or Commission
The following items directly pertain to previous actions taken on the subject site:

Mankato Clinic, LTD, requested annexation, a planned unit development, rezoning, and a final plat on November 6, 2000. These requests were presented to and
approved by the City Council on this date. The final plat was CY 41-00. 

CY 48-02: A Preliminary and Final Plat Review for Amended Planned Unit Development of the Wickersham Addition was presented to and approved by the City
Council on October 9th, 2002.

CY 11-13: A resolution amending Planned Unite Development and approved Certificate of Design compliance and Vacating Utility easements for the expansion
of Wickersham Health Campus was presented to the planning commission and approved on April 8th, 2013. A final plat review of Mankato Clinic Second
Addition was also approved on this date. 

CY 25-24: A resolution amending the Planned Unit Development to allow for an approximately 5,000 square foot addition to an existing building within the
medical campus and for a certificate of design compliance for the proposed modifications to the property located within the Highway Gateway Overlay District
was approved by the Planning Commission on 06/26/2024 and was later approved by City Council on 07/08/2024. 
- The amendment being proposed was originally part of this item but was removed shortly before the PC meeting. 

Environmentally Sensitive Areas
There are no known environmentally sensitive areas on the site. There are two delineated wetlands to the south of the project site on the parcel owned by
Mankato Clinic. 

Public Utilities
The site is currently served by Public Utilities.

City Code
Mankato City Code section 10.42 related to O - Office District can be found here:
https://library.municode.com/mn/mankato/codes/code_of_ordinances?nodeId=CH10LAUSZO_PTVCODI_S10.42FIDI

Mankato City Code section 10.93 related to Planned Unit Developments can be found
here: https://library.municode.com/mn/mankato/codes/code_of_ordinances?nodeId=CH10LAUSZO_PTXADEN_S10.93PLUNDE

 

Site Plan Review Comments
The Site Plan and Traffic Advisory Committee reviewed the item on August 13th, 2024 and submitted no comments regarding the request.

Review
The applicant is requesting an amendment to the previously issued Planned Unit Development. The amendment would allow for a use to operate outside of a

https://library.municode.com/mn/mankato/codes/code_of_ordinances?nodeId=CH10LAUSZO_PTXADEN_S10.93PLUNDE


The applicant is requesting an amendment to the previously issued Planned Unit Development. The amendment would allow for a use to operate outside of a
completely enclosed structure for an outdoor physical therapy area at the existing Orthopaedic and Fracture Clinic building within the Wickersham medical
campus in the OR Zoning District.

The planned unit development provisions in City Code allow the City Council the authority in approving any planned unit development to change, alter, modify,
or waive any portion of the applicable standards as they apply to the proposed planned unit development. In allowing flexibility, the City Council shall find that
the proposed planned unit development will achieve the purpose of a planned unit development and will not violate the general purpose, goals, and objectives of
this chapter and of any plans adopted by the Planning Agency or the City Council. 

The applicant is requesting that the Planned Unit Development be amended to allow for flexibility to Mankato City Code Sec. 10.42. Subd. 2. Permitted Uses,
which states: "Except as specifically limited herein, the following uses are permitted in the O-Office District. Every use shall be operated in its entirety, within a
completely enclosed structure, including the storage of all materials, products, and equipment". The use of the property as a medical clinic is considered a
Permitted Use in the OR Zoning District, although this only applies to those uses that operate entirely within a completely enclosed structure. The
aforementioned code flexibility, despite its relation to a permitted use in a Planned Unit Development, could be viewed as conforming on the basis that 'Sec
10.93. Subd. 4. B. Uses Allowed.' of the Mankato City Code be considered applicable in this context. The language of this ordinance, as it pertains to use, reads:
"... Uses not listed as permitted or conditional in a specific district shall not be allowed in a Planned Unit Development unless it is found that the use is
complementary to the functionality of the development and the other uses found therein .". The applicant's narrative states that the operation of physical therapy
on a dedicated exterior turf area would be complementary to the functionality of the development as a medical clinic and physical therapy operations. This is
not dissimilar to outdoor operations for child-care facilities or restaurants.

The applicant makes a case for its complimentary use in their narrative, stating that: "The amendment is to accommodate a new synthetic turf area for the benefit
of OFC patients. The added exterior turf area allows for enhanced on-campus rehabilitation opportunities by mimicking an actual outdoor experience. A
combined indoor/outdoor therapy setting enhances rehabilitation efforts and results for patients. The goal of this request is to provide a more comprehensive
rehabilitation experience with a connection to the outdoors, allowing patients to learn to adapt to the external conditions they will face when they have
completed their physical therapy. Different surfaces allow patients to simulate navigation of the many terrains they will encounter, such as sidewalks, curbs,
pavement, natural grass, and synthetic turf. Due to the unique medical use of this property, special considerations for spaces and materials must be made to
accommodate the therapy setting for recovering patients. The outdoor synthetic turf area is meant to simulate outdoor environmental conditions as a
rehabilitative therapy tool. This indoor/outdoor therapy experience better prepares rehabilitation patients for life after recovery."

As previously stated, the applicant's submission states that the code allows for unlisted uses that are complimentary to the functionality of the planned unit
development. The applicant states that the outdoor turf area to be used for enhanced physical therapy should be considered as complimentary to the
development's function as an Orthopaedic and Fracture Clinic. This modification would be allowed as an amendment to the Planned Unit Development on the
basis that the modification of the regulation will achieve the purpose for which a planned unit development may be approved pursuant to this section, and that it
will not violate the general purpose, goals, and objectives of this chapter and of any plans adopted by the Planning Agency or the City Council. The Code also
offers the limitation that no change can be made unless the regulation expressly authorizes such a change, alteration, modification or waiver. The
aforementioned excerpt from the section regarding 'uses allowed', which permits unlisted uses to be approved if they are found to be complimentary to the
functionality of the development. 

The applicant's narrative states that the outdoor turf will be for patient use and that it will provide a more comprehensive rehabilitation experience with a
connection to the outdoors, allowing patients to learn to adapt to the external conditions they will face when they have completed their physical therapy. They
explain that different surfaces allow patients to simulate navigation of the many terrains they will encounter, such as sidewalks, curbs, pavement, natural grass,
and synthetic turf. They stated that the added exterior turf area allows for enhanced on-campus rehabilitation opportunities by mimicking an actual outdoor
experience. A combined indoor/outdoor therapy experience enhances rehabilitation efforts and results for patients. This enhanced physical therapy experience is
something they believe is not currently available in the Mankato area. They also believe that synthetic turf, in lieu of sod, would provide better performance
under expected use by patients during their rehabilitation activities. The proposed hours of operation for the outdoor area are from 8:00am to 8:00pm and would
be based on pre-scheduled appointments. It is expected there will be no increased noise levels or impacts to surrounding properties. During intensely cold
temperatures and inclement weather, the outdoor turf space will not be utilized on a frequent basis. However, the clinic advocates for allowing patients the
opportunity to train for maneuvering in adverse weather, with the intention that this will also provide benefits to their rehabilitation and recovery efforts. 

Lighting of the area will be indirect and minimal, as the only exterior lighting of the area will come from the previously approved lighting, located above the
entrance door to the south of the turf area. No additional lighting of any kind is proposed in or for the outdoor turf area.

A condition will be included that prohibits the storage of all materials, products, and equipment used in the operation of physical therapy in the outdoor
synthetic turf area. The applicant confirmed that there will be "no storage of materials, products, or equipment on the exterior turf area" in the originally
provided narrative.

Regarding physical changes proposed in the amendment, the creation of an outdoor area of synthetic turf is shown on the site plan and other associated
documents. The synthetic turf area is shown to be 60-feet long by 14' wide, or 840 square feet. The area projects out of the Northeastern corner of the recently
approved addition to the physical therapy area of the Orthopaedic and Fracture Clinic toward the new parking area. All this is shown in the rendering provided. 

The applicant is proposing to screen the outdoor turf area from the parking area using landscaping and a 4' ornamental fence. The fence will fully enclose the
outdoor turf area and limit access to the area. Access to the turf area will only be available from the garage-type door of the physical therapy. Therefore, access
to the external use (physical therapy) will only be provided in conjunction with the internal, complementary use (physical therapy).

Findings
Staff respectfully submits the following findings of fact: 

The operation of the outdoor physical therapy space, as proposed, is complementary to the operation of the site as a medical clinic that provides physical
therapy services.

1.

The proposal does not interfere with or diminish the use of the property in the immediate vicinity. 2.
To the extent known, the property conforms with all other applicable regulations of the district, and other applicable ordinances.3.
The proposal will not jeopardize the public’s health, safety, or general welfare.4.
It is in keeping with the comprehensive planning policies of the City as amended from time to time.5.
The development of the planned unit development will conform to the approved development plan; including all proposed covenants, easements,
conditions of approval, and other provisions relating onto the bulk, location, and density of permitted structures, accessory structures, parking, and other
public facilities. 

6.

Recommendation
Staff recommends approval of the amended Planned Unit Development with the following conditions: 



Staff recommends approval of the amended Planned Unit Development with the following conditions: 
Storage of all materials, products, and equipment used in the operation of physical therapy within the outdoor synthetic turf area shall be prohibited. They
must be returned to and stored entirely within an enclosed structure when not actively in use, during stated operating hours.  

1.

The applicant shall provide a snow removal plan for the outdoor turf area, in conjunction with the building permit.2.
If additional lighting is proposed for the outdoor turf area in the future, it shall conform to Mankato City Code, including full-cut, fully shielded light
fixtures and a lighting level of no more than 1/2-foot candle at the property line.

3.

The landscaping and screening, as per the landscaping plan, shall be installed prior to operation of the outdoor turf area. 4.
Conditions and recommendations from the previously approved amendment to the Planned Unit Development that was approved on 07/08/2024 will
continue to apply.

5.
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SYMBOL CODE QTY BOTANICAL / COMMON NAME SIZE ROOT

EVERGREEN TREES

AB 3 ABIES BALSAMEA / BALSAM FIR 6` HT MIN

PGD 4 PICEA GLAUCA `DENSATA` / BLACK HILLS
SPRUCE 6` HT MIN B & B

PW 5 PINUS CEMBRA 'HERMAN' TM / PRAIRIE
STATESMAN SWISS STONE PINE 6` HT MIN B & B

SHADE TREES

GTS 3 GLEDITSIA TRIACANTHOS `SKYLINE` / SKYLINE
HONEYLOCUST 2.5" CAL B & B

GD 3 GYMNOCLADUS DIOICA / KENTUCKY
COFFEETREE 2.5" CAL B & B

EVERGREEN SHRUBS

JC 33 JUNIPERUS CHINENSIS `SEA GREEN` / SEA
GREEN JUNIPER 5 GAL CONT

GRASSES

PV-S 11 PANICUM VIRGATUM 'SHENANDOAH' /
SHENANDOAH SWITCH GRASS 1 GAL CONT

SH 4 SPOROBOLUS HETEROLEPIS / PRAIRIE
DROPSEED 1 GAL CONT

PERENNIALS

EP 14 ECHINACEA PURPUREA / CONEFLOWER 1 GAL CONT

NF-K 18 NEPETA X FAASSENII 'WALKER'S LOW' /
WALKER'S LOW CATMINT 1 GAL CONT

PLANT SCHEDULE

RESTORATION SCHEDULE

RESTORATION SCHEDULE
SYMBOL QTY DESCRIPTION

MULCH
2,481 SF RIVER ROCK MULCH (MATCH EXISTING)

SEEDING
8,736 SF TURF SOD

EDGER

215 LF USE CONCRETE PAVER EDGER (MATCH EXISTING)

150 LF SALVAGED AND REPURPOSED EDGER
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PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
LANDSCAPE ARCHITECT UNDER THE LAWS OF THE 
STATE OF MINNESOTA.

I HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR
REPORT WAS PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY LICENSED
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PLANTING AND
RESTORATION

PLAN

C5-10 PLANTING AND RESTORATION PLAN

 300 30313 C5-10

MINNESOTAMANKATO

0

SCALE IN FEET

20 40

LHH

LHH

BMP

LANDSCAPE CODE SUMMARY
ZONING OR- OFFICE RESIDENTIAL /  OFFICE

PARKING LOT PERIMETER LANDSCAPING SHADE
TREES REQUIRED  /  PERIMETER LANDSCAPING
TREES PROVIDED

1 SHADE TREE/ 50 LF OF PARKING PERIMETER LENGTH, 290 LF = 6
SHADE TREES REQUIRED/ 6 SHADE TREES PROPOSED

PARKING LOT PERIMETER LANDSCAPING
EVERGREEN TREES REQUIRED /  PERIMETER
LANDSCAPING TREES PROVIDED

1 EVERGREEN SHRUB/ 25 LF  OF PARKING PERIMETER LENGTH, 290 LF
= 12 EVERGREEN SHRUBS REQUIRED /   12 EVERGREEN SHRUBS
PROPOSED

 LANDSCAPE  SIZING REQUIREMENTS
MINIMUM OVERSTORY TREE SIZE 2.5" CALIPER

MINIMUM EVERGREEN TREE SIZE 6' HEIGHT

FUTURE SYNTHETIC
TURF AREA
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PLANTING NOTES
AND DETAILS

C5-30 PLANTING NOTES AND DETAILS

 300 30313 C5-30

MINNESOTAMANKATO

LHH

LHH

BMP

DECIDUOUS TREE PLANTING
NTS

PRUNE ALL BROKEN, DAMAGED, OR RUBBING
LIMBS AND BRANCHES IMMEDIATELY AFTER
PLANTING - ALL PRUNING CUTS CLEAN AT 90°

FINISH
GRADE

STAKING DIAGRAM

DO NOT CUT PRIMARY LEADER. ALL TREES
SHALL HAVE A STRONG (CENTRAL)
DOMINATE LEADER

TREES 8'+ TREES 6'-8'

SET ROOT FLARE 3" ABOVE FINISH GRADE

BACKFILL PLANTING PIT WITH NATIVE
SOIL-EXCEPT WHEN IN HEAVY CLAY, MIX
AMENDED TOPSOIL FROM A LOCAL SOURCE
WITH NATIVE SOIL
EXCAVATE PLANTING PIT TO A DEPTH EQUAL
TO THE DEPTH OF THE ROOTBALL MINUS 3"
AND TWICE THE DIAMETER OF THE ROOTBALL.
PLACE ROOTBALL ON UNDISTURBED SOIL AND
ENSURE TRUNK OF TREE IS PLUMB

3" LAYER OF SHREDDED HARDWOOD MULCH
MOUNDED AT EDGE TO FORM A SHALLOW
SAUCER - DO NOT PLACE MULCH DIRECTLY
ON TREE TRUNK, LEAVE A MIN. 3" RING
AROUND CROWN

HARDWOOD STAKES 2"x2"x8' LONG - INSTALL
OUTSIDE OF ROOTBALL AT 5' MAX HT

1 1/2" WIDE NYLON STRAPPING AROUND
TRUNK - GREEN OR BROWN COLOR

CUT AND REMOVE TOP HALF OF WIRE
BASKETS, BURLAP AND/OR TWINE AND
REMOVE FROM THE PLANTING PIT. AVOID
CUTTING OR SCARRING ROOTS. ANY ROOTS
THAT ARE SCARRED OR BROKEN DURING
PLANTING SHALL BE PRUNED 90°

ROOTBALL DIA
2X ROOTBALL DIA

EVERGREEN TREE PLANTING
NTS

DO NOT CUT PRIMARY LEADER. ALL TREES
SHALL HAVE A STRONG (CENTRAL) DOMINATE
LEADER

FINISH GRADE

TREES 8'+ TREES 6'-8'

HARDWOOD STAKES 2"X2"X8' LENGTH -
INSTALL OUTSIDE OF ROOTBALL AT 5' MAX HT

STAKING DIAGRAM,
NO STAKING TREES
UNDER 6'

ROOTBALL DIA
2X ROOTBALL DIA

TIE NYLON STRAP AROUND TRUNK AS SHOWN

CUT AND REMOVE, AT A MINIMUM, THE TOP
HALF OF WIRE BASKETS, BURLAP, AND TWINE,
AND REMOVE FROM THE PLANTING PIT. AVOID
CUTTING OR SCARRING ROOTS. ANY ROOTS
THAT ARE SCARRED OR BROKEN DURING
PLANTING SHALL BE PRUNED AT 90°.
BACKFILL PLANTING PIT WITH NATIVE SOIL.
EXCEPT WHEN IN HEAVY CLAY, MIX AMENDED
TOPSOIL FROM A LOCAL SOURCE WITH
NATIVE SOIL

EXCAVATE PLANTING PIT TO A DEPTH EQUAL
TO THE DEPTH OF THE ROOTBALL MINUS 3"
AND TWICE THE DIAMETER OF THE ROOTBALL.
PLACE ROOTBALL ON UNDISTURBED SOIL AND
ENSURE TRUNK OF TREE IS PLUMB

3" LAYER OF SHREDDED HARDWOOD MULCH
MOUNDED AT EDGE TO FORM A SHALLOW
SAUCER - DO NOT PLACE MULCH DIRECTLY
ON TREE TRUNK, LEAVE A MIN. 3" RING
AROUND CROWN

PRUNE ALL BROKEN, DAMAGED, OR RUBBING
LIMBS AND BRANCHES IMMEDIATELY AFTER
PLANTING

SET ROOT FLARE 3" ABOVE FINISH GRADE

1/2" WIDE NYLON STRAPPING - GREEN OR
BROWN COLOR

SHRUB PLANTING
NTS

ROOTBALL DIA
2X CONTAINER DIA 2X ROOTBALL DIA

CONTAINER DIA

EXCAVATE PLANTING PIT TO A DEPTH EQUAL
TO THE DEPTH OF THE ROOTBALL OR
CONTAINER MINUS 3" AND A MIN TWICE THE
DIAMETER OF THE ROOTBALL OR CONTAINER.
PLACE ROOTBALL ON UNDISTURBED SOIL AND
ENSURE PLANT IS PLUMB.

3" LAYER OF RIVER ROCK MULCH
(MATCH EXISTING)

BACKFILL PLANTING PIT WITH NATIVE SOIL.
EXCEPT WHEN IN HEAVY CLAY, MIX AMENDED
TOPSOIL FROM A LOCAL SOURCE WITH
NATIVE SOIL

SHRUBS TO BE INSTALLED SO THAT THE TOP
OF THE CROWN OF THE PLANT IS 3" ABOVE
FINISH GRADE

CUT AND REMOVE, AT A MINIMUM, THE TOP
HALF OF WIRE BASKETS, BURLAP, AND TWINE,
AND REMOVE FROM THE PLANTING PIT. AVOID
CUTTING OR SCARRING ROOTS. ANY ROOTS
THAT ARE SCARRED OR BROKEN DURING
PLANTING SHALL BE PRUNED AT 90°.
SCARIFY ROOTS FOR ALL CONTAINER PLANTS
5 GALLON OR SMALLER

LANDSCAPE EDGING
NTS

CONCRETE PAVER

3" LAYER OF RIVER ROCK
MULCH (MATCH EXISTING)

AMENDED SOIL

FINISH GRADE
@ LAWN

CONCRETE PAVER LANDSCAPE
EDGING: MATCH EXISTING, SIZE,
TYPE AND COLOR

1. COORDINATE LOCATION OF ALL UTILITIES (LINES, DUCTS, CONDUITS, SLEEVES,
FOOTINGS, ETC.) WITH LOCATIONS OF PROPOSED LANDSCAPE ELEMENTS (FENCE,
FOOTINGS, TREE ROOTBALLS, ETC.). CONTRACTOR SHALL REPORT ANY
DISCREPANCIES TO OWNER'S REPRESENTATIVE PRIOR TO CONTINUING WORK.

2. SAVE AND PROTECT ALL EXISTING TREES NOT NOTED TO BE REMOVED.
3. REMOVE ALL CONSTRUCTION DEBRIS AND MATERIALS INJURIOUS TO PLANT GROWTH

FROM PLANTING PITS AND BEDS PRIOR TO BACKFILLING WITH PLANTING MIX.
4. REFER TO PLANTING DETAILS FOR AMENDED SOIL DEPTH IN PLANTING BEDS AND

SURROUNDING TREES.
5. FIELD STAKE PLANTINGS ACCORDING TO PLAN. OWNER'S REPRESENTATIVE SHALL

APPROVE ALL PLANT LOCATIONS PRIOR TO INSTALLATION. OWNER'S
REPRESENTATIVE RESERVES THE RIGHT TO REVISE PLANTING LAYOUT AT TIME OF
INSTALLATION.

6. ALL PLANT MATERIALS SHALL BE TRUE TO THEIR SCIENTIFIC NAME AND SIZE AS
INDICATED IN THE PLANT SCHEDULE.

7. IF DISCREPANCIES EXIST BETWEEN THE NUMBER OF PLANTS DRAWN ON THE
PLANTING PLAN AND THE NUMBER OF PLANTS IN THE SCHEDULE, THE PLANTING PLAN
SHALL GOVERN.

8. ANY PROPOSED SUBSTITUTIONS OF PLANT SPECIES SHALL BE MADE WITH PLANTS OF
EQUIVALENT OVERALL FORM, HEIGHT, BRANCHING HABIT, FLOWER, LEAF, COLOR,
FRUIT AND CULTURE, AND ONLY AFTER WRITTEN APPROVAL OF THE OWNER'S
REPRESENTATIVE.

9. ALL PLANT MATERIALS MUST CONFORM TO AMERICAN STANDARDS FOR NURSERY
STOCK (ANSI Z60.1), LATEST EDITION PUBLISHED BY THE AMERICAN ASSOCIATION OF
NURSERYMEN, WASHINGTON D.C. LARGER SIZED PLANT MATERIALS OF THE SPECIES
LISTED MAY BE USED IF THE STOCK CONFORMS TO ANSI Z60.1.

10. ALL PLANT MATERIAL SHALL BE GUARANTEED BY THE CONTRACTOR TO BE IN A LIVE
AND HEALTHY GROWING CONDITION FOR ONE FULL GROWING SEASON (ONE YEAR)
AFTER FINAL PROJECT ACCEPTANCE OR SHALL BE REPLACED BY THE CONTRACTOR
FREE OF CHARGE WITH THE SAME GRADE AND SPECIES.

11. ALL TREES SHALL HAVE A STRONG CENTRAL LEADER. ANY TREES DEEMED NOT TO
HAVE A STRONG CENTRAL LEADER SHALL BE REJECTED.

12. CONTRACTOR IS RESPONSIBLE FOR ALL DAMAGE DUE TO CONSTRUCTION
OPERATIONS. ANY AREAS THAT ARE DISTURBED SHALL BE RESTORED TO ITS
ORIGINAL CONDITION AT NO ADDITIONAL COST TO THE OWNER.

13. PROVIDE RIVER ROCK MULCH (MATCH EXISTING) SURROUNDING ALL PROPOSED
TREES (5' Ø) AND WITHIN PLANTING BEDS TO A 3" MINIMUM DEPTH AS SHOWN IN TREE
PLANTING DETAIL. DO NOT USE AN UNDERLAYMENT SUCH AS PLASTIC SHEET OR
LANDSCAPE FABRIC. APPLY PRE-EMERGENT TO ALL PLANTING BEDS PRIOR TO
MULCHING. REFER TO PLANS FOR ADDITIONAL DETAILS. REFER TO STORMWATER
DETAILS FOR BASIN CONSTRUCTION AND MULCH APPLICATION.

14. MULCHING MATERIAL SHALL BE SHREDDED HARDWOOD MULCH, WITH NO INDIVIDUAL
PIECES LARGER THAN 3", FREE OF GROWTH OR GERMINATION INHIBITING
INGREDIENTS, 3" MINIMUM DEPTH. MINIMUM DEPTHS AT LOCATIONS INDICATED ON
DRAWINGS.

15. CONTRACTOR SHALL PROVIDE SAMPLE OF MULCH TO BE APPROVED BY THE
LANDSCAPE ARCHITECT.

16. INDICATED QUANTITIES ARE ESTIMATES AND SHALL BE CONFIRMED BY THE
CONTRACTOR.

17. ADJUST SPACING OF PLANT MATERIALS AROUND ADJACENT UTILITY STRUCTURES.

PLANTING NOTES

UNDISTURBED SUBGRADE

MicrosoftTeams-image (5)

4' ORNAMENTAL FENCE
NTS

4'
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Planning Coordinator 
City of Mankato 
10 Civic Center Plaza 
Mankato, MN 56002 
mwestman@mankatomn.gov 
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R E :   P U D  A M E N D M E N T  N A R R A T I V E  
 O R T H O P A E D I C  A N D  F R A C T U R E  C L I N I C  ( O F C )  –  1 4 3 1  P R E M I E R  D R I V E ,  M A N K A T O ,  M N  5 6 0 0 1  

Molly, 

Thank you for reviewing the PUD Amendment Application and associated materials in support of the Orthopaedic and Fracture 
Clinic Project. The PUD Amendment request is outlined in further detail within the following narrative. 

The amendment is to accommodate a new synthetic turf area for the benefit of OFC patients. The added exterior turf area 
allows for enhanced on-campus rehabilitation opportunities by mimicking an actual outdoor experience. A combined 
indoor/outdoor therapy setting enhances rehabilitation efforts and results for patients.  

The goal of this request is to provide a more comprehensive rehabilitation experience with a connection to the outdoors allowing 
patients to learn to adapt to the external conditions they will face when they have completed their physical therapy. Different 
surfaces allow patients to simulate navigation of the many terrains they will encounter, such as sidewalks, curbs, pavement, 
natural grass, and synthetic turf.   

Due to the unique medical use of this property, special considerations for spaces and materials must be made to accommodate 
the therapy setting for recovering patients. The outdoor synthetic turf area is meant to simulate outdoor environmental 
conditions as a rehabilitative therapy tool. This indoor/outdoor therapy experience better prepares rehabilitation patients for life 
after recovery.  

The space will be utilized for a variety of rehabilitation activities to be determined based on the individual OFC treatment plan 
developed for each patient. Synthetic turf is being proposed in lieu of sod. The durability of the synthetic turf will perform better 
under the expected use by patients during their rehabilitation activities. There will be no storage of materials, products, or 
equipment on the exterior turf area. It will serve as open area for rehabilitation activities and any items required for 
appointments will be removed upon completion of that appointment. The turf area will be enclosed by a 4-foot ornamental fence 
to screen the area. The proposed fence is illustrated on the attached rendering.  

Typical hours of operation will be from 8:00am-8:00pm based on scheduled appointments. It is expected there will be no 
increased noise levels or impacts to surrounding property. The required safety and security lighting was provided within the 
scope of work for the addition and will be located above the entrance door south of the turf area. No additional lighting of any 
kind is proposed at the turf area.  

The turf will be available as weather permits. During extremely cold temperatures and inclement weather, this space will not be 
utilized as frequently. However, allowing patients the opportunity to learn to maneuver during times of adverse weather will also 
provide benefits to their rehabilitation and recovery efforts. 

This request complements the previously approved PUD Amendment for an interior renovation of approximately 1,900 SF to 
improve the existing clinical and scheduling spaces and an approximately 5,000 SF physical therapy addition to the existing 
clinic to expand the physical therapy patient care area.   
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952.426.0699 + ISGInc.com 

 

Thank you again for your consideration of this PUD Amendment request. Please contact me at 507.387.6651 or via email at 
Emily.Nepp@ISGInc.com with any questions or if there is any additional information we can provide in support of this project. 

Sincerely, 

 
 
Emily Nepp 
Development Services Coordinator 
Emily.Nepp@ISGInc.com 

 



   
Planning Commission Regular Meeting   CY37-24        
Meeting Date: 08/28/2024  

Title

CY37-24

Request of Civil Site Group, on behalf of the property owner for a certificate of design compliance for the construction of a new, approximately 5,200
square foot structure in the Highway Gateway Overlay District. The subject property is described as Lot 8, Block 1, River Hills Mall Addition (1896
Adams Street).

The anticipated date of City Council action is September 9, 2024. 

Applicant
The applicant is Civil Site Group, on behalf of the property owner. 

Request
The applicant is requesting a certificate of design compliance for the construction of a new, approximately 5,200 square foot structure in the Highway Gateway
Overlay District. The applicant's initial request included a request for a conditional use permit, however after evaluation, the drive-thru area is located such that
the standards in the code are achieved and, thus, not requiring a conditional use permit. 

Location
The subject property is located 1896 Adams Street, and is legally described as Lot 8, Block 1, River Hills Mall Addition. 

Existing Land Use
An existing building located on the site, and is proposed for demolition with the current proposal. 

Zoning
The property is zoned B-3, Highway Commercial District. 

Environmentally Sensitive Areas
There are no known environmentally sensitive areas on the site. 

Public Utilities
Public utilities currently serve the site, and are proposed to serve the new structures. 

City Code
Mankato City Code pertaining to the B-3, Highway Commercial Business District can be found
here: https://library.municode.com/mn/mankato/codes/code_of_ordinances?nodeId=CH10LAUSZO_PTVCODI_S10.47HICODI

Mankato City Code pertaining to the Highway Gateway Overlay District can be found
here: https://library.municode.com/mn/mankato/codes/code_of_ordinances?nodeId=CH10LAUSZO_PTVCODI_S10.48GTGAOVDI

Site Plan Review Comments
The submission was reviewed by the Site Plan and Traffic Advisory Committee at their August 13, 2024 meeting. Below are the comments as presented, along
with the applicant's responses.  

Applicant shall fill out a SIU (significant Industrial User) application which is attached. Connection charges will be evaluated upon submittal of SIU. The
application shall be submitted as soon as possible.
CSG RESPONSE: This has been filled out and submitted

1.

Location will retain 1896 Adams St. Address.CSG RESPONSE: Noted2.
Applicant shall clarify the intended conditional use request. As reviewed, a conditional use permit may not be necessary if the drive-through area is not
located in front of the primary structure.
CSG RESPONSE: We will rescind our application for a conditional use permit, as there is no drive-through going in front of the primary structure and
front lot line.

3.

The lighting levels at the property line exceed the Code allowable standard of ½ foot candle. Adjustments will be necessary in order to achieve the City
Code standards.
CSG RESPONSE: An updated photometric plan meeting City Code will be submitted with the building permit set.

4.

Exterior finishes allowable in the Highway Gateway Overlay district are as follows. Please provide a drawing that represents the percentage of materials,
in particular, the concrete block, on each elevation. CSG RESPONSE: Exterior finishes have been revised, and material percentage calculations have
been included on the elevations sheet. Note: the pump house and trash enclosure show CMU as the material, but the final drawings will be revised to be
BRK-2 to match the main building and comply with the overlay district material finish standards. 

5.

All exterior light fixtures shall achieve Mankato City Code standards including, but not limited to, full-cut, fully shielded fixtures. Lighting cut sheets
shall be provided. CSG RESPONSE: Lighting cut sheets will be provided with building permit set.

6.

Noise data confirming that the proposed use conforms to Minnesota Rule 7030 standards shall be provided. 
CSG RESPONSE: A full sound study report is included with this submittal.

7.

  
 

Review

https://library.municode.com/mn/mankato/codes/code_of_ordinances?nodeId=CH10LAUSZO_PTVCODI_S10.47HICODI
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Civil Site Group, on behalf of the property owner, is seeking consideration for a certificate of design compliance for the construction of a new, approximately
5,200 square foot structure in the Highway Gateway Overlay District.

The subject property is located at 1896 Adams Street and is legally described as Lot 8, Block 1, River Hills Mall Addition.

The applicant is seeking a Certificate of Design compliance for the construction of a new structure in the Highway Gateway Overlay District, HGT. The HGT is
intended to promote high quality design in Mankato's gateways. The areas included within this district are located at major entryways into the City and are
located in commercial and office zoning districts. The design features and standards included in the City's ordinance are not only to create a positive first
impression upon entering the City, but also to establish an image and character that is uniquely Mankato's. 

Removals plans submitted by the applicant show the removal of the existing structure on the lot located on the easterly side of River Hills Mall adjacent to
Highway 22.

The site plan shows access to the previously platted lot from the mall ring road, a private road. River Hills Mall Realty Holdings, LLC, the mall property owner,
has submitted a letter of approval providing their formal consent to the proposed project and site plan as submitted. There are two access points to the subject
lot; one access point on the southerly side of the lot for both ingress and egress to this site and one access point on the northerly side of the lot for egress only
from the subject site. The site plans depict two car wash drive-thru lanes accessing the car wash structure, along with a by-pass lane for the drive-thru area. The
location of the drive-thru conforms to the Highway Gateway Overlay standards. While the original submission included a request for a conditional use permit
for the location of the drive-thru, upon further review, the location of the drive-thru conforms to the Code standards without the need for a conditional use
permit, as the drive-thru is not located between the building and the primary frontage. 

Proposed construction includes a new, approximately 5,200 square foot car wash building. The main building on the site, which is located on the easterly side of
the lot, achieves the Highway Gateway Overlay District setback standards. On interior lots, the minimum front yard building setback shall be fifteen (15) feet
and the maximum shall be one hundred and fifty (150) feet from the right-of-way or roadway easement, and as proposed, the setback is 16' from the Highway
22 property line. The proposal also achieves the rear and side yard setbacks of three (3) foot side yard or rear yard setback to an impervious parking or storage
surface and a six (6) foot setback to any portion of a building. 

The site contains 19 surface parking lot parking stalls in the new parking lot area, along with sufficient room for 3 stacking stalls in each of the car wash
drive-thru lanes, which achieves Mankato City Code parking standards. Mankato City Code section 10.85 outlines that carwash uses shall provide three (3)
off-street vehicle stacking spaces per wash stall and one (1) off-street parking space per employee on a major shift. The narrative provided with the submimssion
indicates that on the largest shift there will be 3 employees maximum. The narrative indicates that there will be 9 vacuums serving the parking stalls and that the
vacuums will be free for use during regular business hours. A slightly larger parking stall is designed to accommodate the vacuums and the vacuums are aligned
with one vacuum post serving two parking stalls. Each vacuum has (2) hoses that are attached to a central vacuum system that routes to either the main building
or the detached pump house at the southeast corner of the site. Each vacuum station is also equipped with a trash bin, a mat clip for easy vacuuming, and a
central blower system to help clean those hard-to-reach places. The color of the exterior vacuum hoses and components will need to achieve the City's franchise
coloring standards, and a condition is included herein. 

The City Code allows a maximum ground coverage of 75% and the proposed development achieves the code criteria at 12.6% structure coverage. 

A new, cast in place concrete retaining wall is proposed on the eastern side of the site. The site plans include that the new wall will be tied into the existing wall
and the top of the new retaining wall will match the existing wall on both the north and south end of the property. 

In addition to the main carwash building, the applicant's site plan also shows accessory structures including a sales booth, and a pump house structure, each of
which achieve the Code setback critiera and the design criteria as having a proposed finish similar to the primary structure. A trash enclosure is shown on the
northern side of the site, and the materials are depicted as structural brick to match the primary structure, which is keeping with Mankato City Code. 

The Highway Gateway Overly District building design and construction standards are achieved with the proposal. The proposed building will be constructed of
a mixture of brick, cast stone, split face concrete masonry units, CMU, a stucco-like product, EIFS, metal and aluminum storefront window systems. The
applicant has submitted the exterior wall material elevation percentages, which confirm that the proposal achieves the allowable 20% maximum usage of each
elevation of CMU. Exterior wall coloring achieves the franchise coloring standards as gray is an earth tone color. 

The applicant has submitted a photometric plan that will require slight modifications in order to achieve the City Code requirement of a maximum lighting level
at the property line of 1/2 foot candle. A condition is included herein that requires that, in conjunction with the building permit submission, all light fixture cut
sheets be provided to demonstrate conformance with Mankato City Code section 10.89 standards, which include, but are not limited to, light fixtures that are
full-cut, fully-shielded style, and that a conforming photometric plan shall be provided. 

The applicant has conducted a preliminary noise study for the proposal. The applicant is working on adjustments to the findings in order to achieve Minnesota
Rule 7030 noise standards. A condition is included herein that requires that at the time of building permit submission the applicant will provide a noise study
that demonstrates conformance to the noise standards in Minnesota Rule 7030. 

The applicant's plans indicated that their snow removal plan entails that all snow will be stored onsite outside the parking lot. When full, a snow removal
company will be hired to remove the excess snow from the site. The applicant's plans do not show an off-street loading area, and the applicant has indicated that
deliveries will occur at the front door by standard commercial delivery vehicles such as UPS, Fed-Ex, or USPS. The applicant does not anticipate deliveries
which would require the use of a semi-truck or a loading dock. 

A landscaping plan has been provided with the submission. The Highway Gateway Overlay standards require that wherever a parking surface faces a street
frontage, the parking area shall be screened from the street with a wall, fence or hedge to a minimum of 4', but not more than 8', nor be less than eighty percent
opaque. The applicant will be required to demonstrate that this standard is achieved with the height of the proposed retaining wall along with the proposed
plantings. In addition, the general landscaping standards including one, six-foot evergreen tree for every 25' lineal feet or parking area, and one, 2.5 include
caliper shade tree for every 50 feet of parking area will be required. A condition is included herein that a landscaping plan verifying conformance with Mankato
City Code shall be provided at the time of building permit submission. 

The location will be for the operation of Tsunami Express Car Wash, which is allowed in the B-3 zoning district. The applicant's narrative states that regular
business hours will be from 7:00 a.m. to 8:00 p.m. daily and that there will be attendants on duty for the full duration of the operating hours. Tsunami expects to
service 200-400 customers per day, according to the narrative. 

 

Findings



Staff respectfully submits the following findings of fact for the requested certificate of design compliance:  
The property is located in the Highway Gateway Overlay District and the proposed value of the project exceeds $500,000.1.
The design of building elevations conforms to the guidelines when considered with the proposed approving conditions in the underlying district as the use
of brick, CMU, EIFS, glass, and metal accents as a minor part of the overall design conforms to the standards. All sides of the building visible to the
public will be treated consistently with quality materials and finishes.

2.

Recommendation
Staff recommends approval of the certificate of design compliance with the following conditions:  

At the time of building permit submission, all lighting cut sheets shall be provided. All lighting shall achieve Mankato City Code section 10.89 standards. 1.
At the time of building permit submission, the applicant shall provide a photometric plan that demonstrates conformance with Mankato City Code. 2.
The site shall achieve Mankato City Code franchise coloring standards. This shall include all exterior components including, but not limited to, the
exterior vacuum hoses and components. 

3.

Bicycle parking stalls shall be provided in conformance with Mankato City Code. 4.
At the time of building permit submission, the applicant shall provide a noise study that demonstrates conformance with Minnesota Rule 7030 noise
standards. 

5.

A landscaping plan conforming to Mankato City Code shall be provided at the time of building permit submission. 6.
Prior to the fabrication or procurement of signage, the applicant shall submit sign permits for review and approval. All signage shall adhere to the City
Code standards. 

7.

Attachments
General Location Map 
Aerial Plan 
Civil Plans 
Architectural Plans 
Landscaping Plan 
Photometric Plan 
Noise Study Compliance 
Narrative 
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EIFS-1 (DASHED BOX ONLY)

(BR-X): STRUCTURAL BRICK
MANUFACTURER: COUNTY MATERIALS

PRODUCT: HERITAGE (STRUCTURAL BRICK)
COLOR: GRAYSTONE

MORTAR COLOR: SPECMIX SM100 GREY

(BR-1):   4" X 4" X 16" STRUCTURAL BRICK
(BR-2):   8" X 4" X 16" STRUCTURAL BRICK  

(BR-3): 12" X 4" X 16" STRUCTURAL BRICK

(CS-X): CAST STONE  

MANUFACTURER: MARCSTONE
COLOR: DARK SHALE

(SEE CAST STONE PROFILES) 

(MR-1:) STANDING SEAM METAL ROOF: 
MANUFACTURER: PAC-CLAD

PRODUCT: 
COLOR: AWARD BLUE

EXTERIOR MATERIAL LEGEND

(CMU-X): - SPLIT FACE CMU
MANUFACTURER: COUNTY MATERIALS

PRODUCT: SPLIT FACE 
COLOR: STEEL GRAY

(CMU-1): 8" X 8" X 16"

(CMU-2): 12" X 8" X 16"  

(EIFS-1): EXTERIOR FINISH SYSTEM
MANUFACTURER: DRYVIT

PRODUCT: OUTSULATION PLUS MD
COLOR: #SW 7068 GRIZZLE GRAY
FINISH: SANDBLAST

(GTR-1): PREFINISHED ALUMINUM 
GUTTER/DOWNSPOUT

MANUFACTURER: PAC-CLAD
PRODUCT: 5" BEVELED PROFILE GUTTERS

COLOR: PACIFIC BLUE

(AF-1): PREFINISHED ALUMINUM FASCIA 

MANUFACTURER: PAC-CLAD
PRODUCT: FORMED ALUMINUM

COLOR: PACIFIC BLUE

(AC-1): PREFINISHED ALUMINUM COPING 

MANUFACTURER: PAC-CLAD
PRODUCT: PAC-TITE COPING-TAPERED

COLOR: PACIFIC BLUE

(AS-1): PREFINISHED ALUMINUM SOFFIT PANEL 

MANUFACTURER: PAC-CLAD
PRODUCT: VENTED ALUMINUM PANEL 

COLOR: PACIFIC BLUE

MATERIAL CALCULATIONS

BACK ELEVATION

OVERALL WALL AREA: 2,724 SF
CMU     462 SF (16.9%)

ENTRANCE ELEVATION

OVERALL WALL AREA: 728 SF
CMU:      51 SF (7%)

EXIT ELEVATION

OVERALL WALL AREA: 635 SF
CMU:      51 SF (8%)

FRONT ELEVATION

OVERALL WALL AREA: 2,724 SF
CMU      390 SF (14.3%)
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150_EN_DE_Exterior Elevations
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150_EN_DE_First Floor & ROOF PLAN

KEYNOTES PER SHEET
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(TYP.) SEE EXTERIOR MATERIAL LEGEND FOR COLOR.

CONNECT TO STORM SEWER; SEE CIVIL DRAWINGS.
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DE_Sales Booth - 2 Lane_Presentation
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DE_Sales Booth - 2 Lane_Presentation
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SEP_Pump Bldg_Presentation

mseals
Callout
REVISED TO BRK-2 TO MATCH MAIN BUILDING
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SEP_Trash Bldg_Presentation
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21 August 2024 
 
 
Planning Department – City of Mankato 
10 Civic Center Plaza 
Mankato, MN 56002 
 
RE: Tsunami Express Car Wash – 1896 Adams Street Sound Study 
 
To whom it may concern, 
 
The Redmond Company and our partners, Civil Site Group, provided a full Plan Commission 
submittal package for review and approval. Included in this submission was a sound study report 
completed by Soundscape Engineering, an acoustic engineering consultant. 
 
Our team is requesting approval from the plan commission with the condition of a revised report 
being submitted to the city showing that the proposed development will comply with the State of 
Minnesota’s Administrative Rules Section 7030.0040 Noise Standards. This report will outline 
options to bring the development into compliance and will be submitted to the City of Mankato at or 
before the time of building permit application. If the permitting documents do not show compliance 
with the recommendations outlined by Soundscape Engineering in their report, a building permit 
will not be issued until the documents are revised to show compliance. 
 
Please consider this letter a formal commitment to comply with the standards outlined in Section 
7030.0040. 
 
Sincerely, 
 
 
 
Miranda R. Seals 
Architect 
The Redmond Company 









   
Planning Commission Regular Meeting   CY38-24        
Meeting Date: 08/28/2024  

Title

CY38-24

Request of Graham Engineering, on behalf of the property owner, for a certificate of design compliance for
the construction of a new, approximately 10,700 square foot structure in the Highway Gateway Overlay
District. The subject property is described as Lot 3, Block 2, Victory Commercial Park, (Blue Earth County
PID R010904300021 and R010909102004).

The anticipated date of City Council action is September 9, 2024. 

Applicant
The applicant is Graham Engineering. 

Request
The applicant is requesting a certificate of design compliance for the construction of a new, approximately 10,700
square foot structure in the Highway Gateway Overlay District. 

Location
The subject property is described as Lot 3, Block 2, Victory Commercial Park, (Blue Earth County PID
R010904300021 and R010909102004).

Existing Land Use
The property is currently vacant. The Land Use Plan designates this property for commercial development. 
 

Zoning
B-3, Highway Commercial District.

Site Plan Review Comments
The item was reviewed at the Site Plan and Traffic Committee on August 13, 2024 and submitted the following
comments:  

Applicant shall be aware that all infrastructure including signal at Victory needs to be in place prior to
issuance of CO.

1.

Review
The applicant is requesting a certificate of design compliance for the new construction of a new approximately
10,700 square foot structure located in the Highway Gateway Overlay District. The subject property is described
as Lot 3, Block 2, Victory Commercial Park, (Blue Earth County PID R010904300021 and R010909102004).

The applicant is requesting a certificate of design compliance for the construction of an approximately 10,700
square foot structure that is located within the highway gateway overlay district. The proposed use, a vehicle repair
shop, is a permitted use within the B-3 zoning district. 

The site plan shows two entrances to the development from the proposed road, Interlachen Drive. The building is
situated in the center of the lot. The interior drive lane wraps around the building and goes under a canopy on the
western side of the building. As for parking, there is parking surrounding the building on the east and south sides.



The applicant is providing 42 parking stalls; the code requires 35. A landscaping plan was submitted showing
landscaping around the perimeter of the lot. The trash enclosure is located under the canopy and shall be screened
in conformance with Mankato City Code.

The floor plan shows a sales area, showroom, lounge area, restrooms, vending hallway, employee lounge,
employee restroom, managers' office, and training room. In the service area, there are service bays and a bullpen. 

The exterior renderings show a mix of different pre-cast concrete panels in the color grizzle gray, integral white,
and carriage door all exhibit different textures. Around the exterior canopy there is refinished standing seam metal
roofing panels in dark bronze. 

Exterior lighting shall meet Mankato City Code. A photometric was provided in the submittal. The applicant will
need to revise the photometric and exterior lighting standards in order to meet the required lighting levels at the
property line. A condition has been included herein.  

 

Findings
Staff submits the following findings of fact:  

The proposed use conforms with the standards set forth in the B-3 Highway Business District.1.
The proposal when including implementation of the required conditions conforms to Mankato City Code
section 10.48 Highway Gateway Overlay District.

2.

Recommendation
Staff recommends approval of the certificate of design compliance with the following conditions:  

The applicant shall construct the building per the plans approved by the Mankato City Council.1.
Outside storage of refuse, tires, or debris shall be prohibited. 2.
The applicant shall provide bicycle parking.3.
The applicant shall upgrade the photometric plan to show lighting levels at the property line to meet the
requirements set forth in the code. Lighting levels at the property line may not exceed ½ foot candle.

4.

A sign permit will be required for all proposed exterior signage and shall adhere to Mankato City Code
Section 10.87

5.

The dumpster enclosure shall be fully screened and shall achieve Mankato City Code standards.6.
 There shall be no long-term storage of inoperable and junk vehicles on the site.7.
Landscaping shall be installed in accordance with City Code Section 10.48. 8.
The building/uses within the proposal will not be issued a certificate of occupancy until all streets and private
drives are completed and approved by the City of Mankato and the intersection improvements are completed
at the intersection of Victory Drive and Hazeltine Road. 

9.

Attachments
General Location Map 
Aerial Location Map 
Civil Plans 
Landscaping Plan 
Floor Plans 
Renderings 
Material Sample Board 
Photometric 



This infor ma ti on is  to be us ed for re fe re nce  purpose s only.  The  City of  Ma nka to does  not gua rante e ac cura cy of the  ma ter ia l c onta ine d he rei n a nd is  not res pons ible  for mi sus e or mis inte rpreta tion. %
Date: July 2024
Author: 

General Location Map



This infor ma ti on is  to be us ed for re fe re nce  purpose s only.  The  City of  Ma nka to does  not gua rante e ac cura cy of the  ma ter ia l c onta ine d he rei n a nd is  not res pons ible  for mi sus e or mis inte rpreta tion. %
Date: July 2024
Author: 

Aerial Map

























   
Planning Commission Regular Meeting   CYL39-24        
Meeting Date: 08/28/2024  

Title

CYL39-24

Request of New Energy Equity, on behalf of the property owner, for an interim use permit to allow for a
one-megawatt community solar garden in the Lime Township Rural Conservation zoning district. The
subject property is described as The Northeast Quarter of the Northwest Quarter, except railroad right of
ways, and the Northwest Quarter of the Northeast Quarter, both in Section 29, Township 109, Range 26,
excepting from said Northwest Quarter Northeast Quarter that part of said Northwest Quarter Northeast
Quarter described as, beginning at a point 1315.8 feet South of the Northeast corner of Section 29-109-26,
thence West 1808.8 feet to the East line of the Right of Way of the Chicago & Northwestern Railway, thence
southwesterly along the said Right of Way line, 1264.6 feet, thence East 1692.3 feet to the East line of said
Section 29, thence North along the section line 1249.8 feet to the place of beginning. A strip of land one (1)
rod wide now used as a road, extending from East to West upon, over and across the North side of the
Northwest Quarter of the Northwest Quarter (NW1/4 NW1/4) of Section 29, Township 109 North of Range
26 West, beginning at or near the Northeast corner of said NW1/4 NW1/4 of Sec. 29, and thence West along
or near the North line of said NW1/4 NW1/4 of said Sec. 29, to the public highway known as the Mankato
and St. Peter Road. The East 302.00 feet of the Northwest Quarter of the Northwest Quarter of Section 29,
Township 109, Range 26, Blue Earth County, Minnesota, except the South 16.5 feet thereof. Except
therefrom: Part of the Northwest Quarter of the Northwest Quarter and part of the Northeast Quarter of the
Northwest Quarter of Section 29, Township 109 North, Range 26 West, Blue Earth County, Minnesota
described as: Commencing at the Southeast corner of said Northwest Quarter of the Northwest Quarter;
thence North 89 degrees 41 minutes 42 seconds West (bearings are based on Blue Earth County Coordinates
NAD83, 1996 Adjustment) on the south line of said Northwest Quarter of the Northwest Quarter, a distance
of 78.00 feet; thence North 12 degrees 41 minutes 56 seconds East, a distance of 16.89 feet to the north line of
the south 16.5 feet of said Northwest Quarter of the Northwest Quarter and the point of beginning; thence
North 12 degrees 41 minutes 56 seconds East, a distance of 589.95 feet to the westerly right of way of the
abandoned Chicago, Milwaukee, St. Paul and Pacific Railroad Company; thence South 05 degrees 40
minutes 37 seconds West on said westerly right of way, a distance of 558.85 feet to the east line of said
Northwest Quarter of the Northwest Quarter; thence South 00 degrees 11 minutes 26 seconds West on said
east line, a distance of 19.81 to the north line of the south 16.5 feet of said Northwest Quarter of the
Northwest Quarter; thence North 89 degrees 41 minutes 42 seconds West on said north line, a distance of
74.34 feet to the point of beginning. (23759 3rd Avenue; Blue Earth County PID R400429200017).

The anticipated date of Lime Township Board action is September 10, 2024. 

Applicant
The applicant, New Energy Equity, with permission of the property owner John Bohrer.
 

Request
Brian Keenan, on behalf of New Energy Equity, with permission of the property owner, has applied for an interim
use permit to allow a one-megawatt solar garden on an approximately 7.2-acre site at the site located at 23759 Third
Avenue. Access to the site is shown from 3rd Avenue along a proposed 33’ easement. The panels are situated
approximately 2000’ from 3rd Avenue. 
 

Location



The subject property is zoned Conservation and is legally described as The Northeast Quarter of the Northwest
Quarter, except railroad right of ways, and the Northwest Quarter of the Northeast Quarter, both in Section 29,
Township 109, Range 26, excepting from said Northwest Quarter Northeast Quarter that part of said Northwest
Quarter Northeast Quarter described as, beginning at a point 1315.8 feet South of the Northeast corner of Section
29-109-26, thence West 1808.8 feet to the East line of the Right of Way of the Chicago & Northwestern Railway,
thence southwesterly along the said Right of Way line, 1264.6 feet, thence East 1692.3 feet to the East line of said
Section 29, thence North along the section line 1249.8 feet to the place of beginning. A strip of land one (1) rod
wide now used as a road, extending from East to West upon, over and across the North side of the Northwest
Quarter of the Northwest Quarter (NW1/4 NW1/4) of Section 29, Township 109 North of Range 26 West,
beginning at or near the Northeast corner of said NW1/4 NW1/4 of Sec. 29, and thence West along or near the
North line of said NW1/4 NW1/4 of said Sec. 29, to the public highway known as the Mankato and St. Peter Road.
The East 302.00 feet of the Northwest Quarter of the Northwest Quarter of Section 29, Township 109, Range 26,
Blue Earth County, Minnesota, except the South 16.5 feet thereof. Except therefrom: Part of the Northwest Quarter
of the Northwest Quarter and part of the Northeast Quarter of the Northwest Quarter of Section 29, Township 109
North, Range 26 West, Blue Earth County, Minnesota described as: Commencing at the Southeast corner of said
Northwest Quarter of the Northwest Quarter; thence North 89 degrees 41 minutes 42 seconds West (bearings are
based on Blue Earth County Coordinates NAD83, 1996 Adjustment) on the south line of said Northwest Quarter of
the Northwest Quarter, a distance of 78.00 feet; thence North 12 degrees 41 minutes 56 seconds East, a distance of
16.89 feet to the north line of the south 16.5 feet of said Northwest Quarter of the Northwest Quarter and the point
of beginning; thence North 12 degrees 41 minutes 56 seconds East, a distance of 589.95 feet to the westerly right of
way of the abandoned Chicago, Milwaukee, St. Paul and Pacific Railroad Company; thence South 05 degrees 40
minutes 37 seconds West on said westerly right of way, a distance of 558.85 feet to the east line of said Northwest
Quarter of the Northwest Quarter; thence South 00 degrees 11 minutes 26 seconds West on said east line, a distance
of 19.81 to the north line of the south 16.5 feet of said Northwest Quarter of the Northwest Quarter; thence North 89
degrees 41 minutes 42 seconds West on said north line, a distance of 74.34 feet to the point of beginning. (23759
3rd Avenue; Blue Earth County PID R400429200017).
 

Existing Land Use
The parcel is made of 84.22 acre and is currently used for agricultural purposes.
 

Zoning
The property is located in Lime Township and is zoned Rural Conservation.
 

Environmentally Sensitive Areas
The site has been delineated for wetland through Blue Earth County. Wetlands are located on the parcel, but are not
present in the proposed development window for the solar panels. 

City Code
The Lime Township Ordinance can be found at this link: Lime Township Ordinances
 

Site Plan Review Comments
The Site plan and Traffic Advisory Committee reviewed the item at their August 13th, 2024 meeting and provided
the following comments: 

Applicant shall confirm that the access way over the railroad/adjacent property, in addition to allowing farm
access as represented in the legal documentation, allows construction access to the site for construction and
disassembly when the site is decommissioned.

1.

Applicant shall confirm that they are aware that this is only one megawatt solar development that has been
approved the subject development site. 

2.

https://www.mankatomn.gov/home/showpublisheddocument/7463/636999959337830000


Review
The applicant, New Energy Equity, is requesting an Interim use permit with permission of the property owner to
allow the construction and operation of a 1-megawatt community solar garden, in the Rural conservation district, in
Lime Township. The subject property consists of 84.22 acres and the applicant submitted a plan to utilize 7.2 acres
of said acres for the solar facilities. The proposed capacity conforms with Section 15 Part B Subpart 3 of a System
having “a maximum area of no greater than 10 acres in size or 1 megawatt of production.”

Community Solar Energy Systems in the Rural Conservation District is listed as a conditional use permit in the
Lime Township Zoning Ordinance. The ordinance specifically addresses the construction of solar facilities in
Section 15 in the ordinance.

The applicant has requested a 36-year interim use permit for the construction, operation, and ownership of a
community solar garden. The garden will consist of approximately 2,592 solar modules that are proposed to be
mounted to a driven pile. The installation height will range between 8’ to 12’. The panels will be arranged into rows
from north to south. Each row of solar panels will connect to an inverter. The inverters will be connected by
directionally bored underground conduit that is housed inside a PVC housing, which will be installed two feet
below the surface. An Interconnection agreement with Xcel has been completed and submitted by the applicant.

Construction includes solar modules that will be mounted on driven steel piles, inverters, concrete transformer, and
equipment pads, and gravel access roads. During the construction of the solar facility, the site will generate a
variety of non-hazardous wastes, such as paper, cardboard, plastic, and wooden pallets. Any waste or debris will be
gathered in a dumpster that will be removed during construction progress. This is compliant with Lime Township
Zoning Ordinance, Section 15-part B subpart 7 Waste Disposals “shall be removed from the site promptly and
disposed of in accordance with all applicable local, state, and federal regulations.”

The site plan depicts a site entrance off of 3rd Avenue crossing a railroad track. There is currently an application
that has been submitted by the applicant with Union Pacific for a private road crossing agreement. The applicant is
currently awaiting a professional engineering study draft from Union Pacific to confirm whether the construction
and physical conditions of the crossing is sufficient. Once completed and confirmed a Private Road Crossing
Agreement will be drafted. A condition has been included herein requesting this agreement prior to construction
beginning.

With the newly proposed use of the parcel, Blue Earth County is requesting an updated access permit from the
applicant. A condition has been included herein requesting the applicant to submit an updated access permit from
Blue Earth County Public Works Department prior to the issuance of a construction permit.

The setbacks for the submitted solar site are all conforming to the 50 feet side and rear yard setback, alongside the
50 feet setback from principal and accessory structures.

The applicant has submitted the following information to assist with water retention, erosion, sedimentation control,
and stormwater management through the proposed site of solar modules by germinating indigenous
pollinator-friendly vegetation prior to construction, vegetative covers, and erosion control logs and silt fences when
necessary. The measures taken comply with Lime Township Ordinance Section 5 General Regulations part 5 Water
Retention, Erosion and Sedimentation Control subpart C Erosion and Sedimentation Controls by “developing the
land in increments of a workable size and utilizing natural vegetation to retain and protect the land.” The applicant
will be responsible for maintaining any existing drain tile system underneath the array and replacing any damage to
tile during construction, or any time prior to or during decommissioning.

A Wetland Delineation and Natural Heritage report have been submitted within the application. It has been
concluded by Blue Earth County and Area M Consulting, the solar arrays will avoid and will not impact wetlands
during construction, the placement of the modules, and the decommissioning of the site. Conditions surrounding
wetlands have been included by Blue Earth County, for the applicant to comply with, such as, during construction,
the project shall utilize erosion control measures to mitigate any silt or material leaving the project site and upon
completion the site shall be seeded using a native grass blend which is consist with the surrounding area. Measures
to avoid or minimize disturbance to the State-listed species from Minnesota Natural Heritage Information System



will be included as conditions listed below.

The applicant has not submitted any plans for signage at this time, however they shall conform to Section 15 B
subpart 5 allowing for “manufacturer and equipment information, warning, security or indication of ownership”
signage only. A condition has been included herein requesting the applicant to comply with Lime township
ordinance signage ordinances.

No exterior lighting has been proposed at this time, if the applicant, in the future proposes to install exterior lighting
it shall conform to the Lime Township Ordinance.

The Solar Garden shall comply with Minnesota Rules 7030 governing noise, any Minnesota Pollution Control
Agency or government agencies relating to solar arrays.

An anti-reflective coating will be placed on all panels to reduce the glare of the solar garden. Given the existing
vegetation and terrain surrounding the solar facility, it will act as buffer to all surrounding areas by minimizing the
glare on streets highways and neighboring properties. According to the Solar Glare Hazard Analysis Tool
(SGHAT) submitted by the applicant, there is “no glare found” on any of the PV array receptors facing Lime
Valley Road and Third Avenue and surrounding obstructions.

The Solar arrays will be encapsulated within an area protected by an eight-foot-high knotted wire fence. With the
combination of the fence, natural barrier of trees, and long distant from adjacent properties the applicant is not
proposing to include any vegetative screening.

The applicant has submitted a decommissioning plan documenting the removal of the equipment from the site upon
termination of the usage of the equipment. The narrative states that the applicant is required to remove all of the
equipment and restore the land to pre-development conditions. In the process of removing “the panels from the site,
or decommissioning of the site, all panels, wiring, and mounting systems shall be resold to subsequent users or
recycled with appropriate recycling facilities and shall not be disposed of in general use landfills”, the applicant
shall conform to Section 15, part B, subpart 7 waste disposal. The applicant has submitted a plan to recycle PV
modules, switch gear, copper and aluminum wire, and string inverter alongside of the components. Additionally,
the applicant has provided a cost estimate for said removals at $293,916.93.

Blue Earth County Property and Environmental Health has indicated that the septic system that serves this property
has been certified non-compliant since 2018 and is in the initiate enforcement phase. Blue Earth County would not
process this review at a planning commission level until a compliant septic system is installed. A recommended
condition is included herein that a code compliance septic system be installed before a construction permit is issued. 
 

Findings
Staff respectfully submits the following findings of fact for the proposed Interim Use Permit:
1.  Use. - The proposed community solar is listed as an interim use located on Parcel Identification
Number R400429200017.
2.  Prohibitions.  - The property is not located in shoreland, floodplain, or habitat areas. The site does contain
wetlands, but a wetland delineation was conducted, and the project will not impact wetlands. The site is outside of
any areas identified as flight zones.
3.  Maximum Size and Capacity.  - The proposed community solar facility is a 1-megawatt facility. The site
encompasses approximately 7.2 acres.
4.  Standards for Community Solar Energy Systems. - The site has access via 238th Street off of 3rd Avenue. The
applicant uses piles as the foundation.  The report documents the use of steel and concrete piles. The applicant
conforms to the impervious standards of Lime Township.  The submittal for the land development permit will
include documentation related to conformance with the building code. The applicant has submitted the appropriate
documentation to the Blue Earth County Technical Evaluation Panel and it has been approved.
5.  Signage.  - The applicant will only be utilizing signage required by the regulatory agency requirements.
6.  Power and Communication Lines. - The applicant has an interconnection agreement with Xcel Energy.
7.  Waste Disposal.  - The applicant will be providing portable waste facilities during construction for contractors



and employees.
8.  Interconnection.  - The applicant has an interconnection agreement with Xcel Energy.
9.  Decommissioning Plan.  - The applicant has submitted a decommissioning plan. The plan addresses costs for
decommissioning totaling $293,916.93. The applicant will be submitting a cash escrow or irrevocable letter of
credit for the amount of approximately $367,396.16. 
10.  Noise.  - The applicant will conform to the noise standards. Suspected violations will be forwarded to the
MPCA for enforcement.
11.  Electrical Codes and Standards.  - The applicant will work with the State of Minnesota on the enforcement
and/or compliance with the electrical code.
12.  Minnesota State Building Code.  - The applicant will submit documentation of this with the land development
permit.
13.  Maximum Height.  -  The proposed modules will range between 8 feet and 12 feet in height.
14.  Glare.  - The applicant conducted a glare study. The assessment passed the Forge Solar FAA policy adherence.
15.  Setbacks.  - The site conforms to the rear, side yard, and principal dwelling setback requirements.
16.  Security Fencing.  - The proposal will have an 8-foot fence with more than a five-inch separation from the
ground.
17.  Screening.  - The applicant is not proposing a vegetative screening due to the natural barrier of trees located on
the property.
18.  Inspections and Reports.  - The applicant will prepare the information for the boards and allow for inspections.
19.  Tile Lines. – Tiles lines will be identified on the submittal for the land development permit.
20.  Roads.  - The applicant will be accessing the site via 3rd Avenue onto 238th Street.  The applicant is currently
working with Union Pacific for a private road agreement.
21.  Vegetation Requirements & Management.  – The trees on the site will not be cleared. The proposal indicates
that a DNR approved pollinator seed mix will be used for the site.
22.  Inspection Fees.  - Inspection fees will be paid to the Lime Township Board per the standards in the ordinance.
23.  Natural Heritage Information System Review.  - The applicant has submitted a review of the cultural features
of the site.
24.  Utility Notification.  - The utility companies were notified with the standard notification process for the interim
use permit.
 

Recommendation
Staff recommends approval of the Interim Use Permit to allow for a community solar facility in Lime Township
with the following conditions: 

The Private Road agreement shall be completed and submitted to the Lime Township Board prior to
construction beginning.

1.

An updated Access Permit from the applicant shall be submitted to Blue Earth County Public Works
Department prior to commencement of construction activities.

2.

The applicant shall schedule a pre-inspection of 238th Street/Road, County State Aid Highway 5, and the
cartway with a Lime Township Board Supervisor or designee, and Blue Earth County designee, prior to
construction.

3.

The applicant shall be responsible for the maintenance and repair of 238th Street/cartway impacted by the
development of this project. The maintenance shall include providing a drivable road, per the Township
standards, throughout the entire construction process and clean up of any tracking of debris, garbage, or
refuse from the site onto any adjacent roadways. 

4.

Access to the site is from CSAH 5 and 238th Street, and may commence after approval of the Lime
Township Board prior to construction, and after Blue Earth County has issued the updated access permit.

5.

Prior to construction on any site the permittee shall provide a map of all agricultural tile lines or drainage
ditches on the parcel prior to construction to the Lime Township Board.

6.

All staging areas, employee parking, construction parking and delivery parking shall be provided on-site in
the designated area. Parking or staging on the township road or in its right-of-way is prohibited. The surface
of these areas shall conform to the surfacing standards for parking areas in the Lime Township Zoning
Ordinance.

7.

A financial guarantee in the form of a cash escrow or irrevocable letter of credit meeting the Township’s
requirements in the amount of 125% of the cost to vegetate the Community Solar Energy System area shall be

8.



submitted to the Lime Township Board. The Township shall determine the amount of the security required.
A financial guarantee in a form of a cash escrow or irrevocable letter of credit meeting the Township’s
requirements in the amount of 125% of the estimated cost to implement the decommissioning plan, without
deductions for anticipated recycling or resale compensation, shall be submitted to the Lime Township Board
required. The amount of the initial bond will be $367,396.16.

9.

A financial guarantee in the form of a cash escrow or irrevocable letter of credit meeting the Township’s
requirements in the amount of 125% of the cost to implement the screening shall be submitted to the Lime
Township Board. The Township shall determine the amount of the security required.

10.

Prior to construction, the Permitee shall post a financial guarantee in the form of a cash escrow or irrevocable
letter of credit meeting the Township’s requirements in the amount of 125% of the potential repair costs
relating to any public roads which may adjoin the Community Solar Energy System. The Township shall
determine the amount of the security required. The applicant shall be responsible for any damage caused to
any public road by persons constructing, maintaining, or decommissioning the Community Solar Energy
System.

11.

The applicant shall submit a plan addressing the maintenance of vegetation and screening. The ground cover
shall be maintained for the life of the Community Solar Energy System and continue meeting the approved
installation standards, which includes filling out the established Community Solar Energy System assessment
form every three (3) years.

12.

The applicant shall submit the seed tags to the Township upon the completion of seeding.13.
The applicant shall conform to the landscaping and screening standards set forth in the Lime Township Code.14.
The applicant shall install any fencing a minimum of 5 inches above grade per the Lime Township
Ordinance. The applicant shall not install fencing greater than 8 feet in height from the grade.

15.

The applicant shall coordinate with the Lime Township Board all inspections required to occur on site.  The
applicant shall submit any inspection fees to the Lime Township Board prior to scheduling any inspections.

16.

The Lime Township Board reserves the right to inspect a property within seven days of notification.  The
time period can be eliminated if the inspection is to address a life safety issue.

17.

The applicant shall provide a refuse and waste management plan during the construction of the facility.18.
The applicant shall submit an operational report within 5 years of the approval of the interim use permit. The
plan shall document energy production, maintenance activities, proposed construction activities, landscaping
and screening, and address any issue.

19.

The Lime Township Board reserves the right to review, amend, or revoke the interim use permit if the
property is deemed out of compliance and the issue is not remedied with in a timeframe approved by the
Lime Township Board.

20.

The Lime Township Board reserves the right to review, amend, or revoke the interim use permit if the
property is sold.

21.

All site development shall conform to the approved plans and resolution. Any revisions to the plans shall first
be approved by the Lime Township Board prior to any land disturbance activities or construction activities.

22.

The manufacturer’s licensed engineer or a State of Minnesota licensed professional engineer shall certify in
writing that the foundation and design of the solar energy system is within accepted professional standards,
given local soil and climate conditions, and this shall be provided within 60 days of project completion as per
Lime Township ordinances.

23.

A land development permit shall be obtained prior to work commencing.24.
Prior to the issuance of a land development permit, an MPCA Construction Stormwater Permit, the final
Stormwater Pollution Prevention Plan approved by the MPCA, the civil construction plans with a full
drainage report and the final operation plan shall be submitted for review and approval.   

25.

All site development shall conform to the approved plans and resolution. Any revisions to the plans shall first
be approved by the Lime Township Board prior to any land disturbance activities or construction activities.

26.

The owner and operator shall notify the Lime Township Board, or designated representative, whenever there
is a change in ownership or operator.

27.

This interim use permit shall become invalid unless a land development permit authorizing the work has been
issued within 12 months after the final approval by the Lime Township Board.

28.

The facility shall conform to the Lime Township Solar Ordinance.  Additional items included in the
ordinance may be required at the time of submission of the land development. Omission of items in the
conditions does not exempt the requirements from the submittal.

29.

The applicant shall avoid initial disturbance to grassland areas and tree/shrub removal from May 15th30.



through August 15th to avoid disturbance of nesting birds per NHIS (National Heritage Information System)
The applicant shall be limited to wildlife-friendly materials for erosion control mesh when necessary per
NHIS request

31.

A code compliant septic system shall be installed at the property located at 23759 3rd Avenue prior to the
issuance of a construction permit.

32.

If the applicant installs signage it shall conform to the Lime Township Zoning Ordinance.33.
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General Location Map 
Aerial Map 
Site Plan 
Interim Use Permit Application 
Solar Safety and Equipment 
Emergency Response Plan 
Site Regulations 
Wetland Delineation 
Railroad Crossing Deed 
Decommissioning Plan 
Native Vegetation 
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REVISIONS

# DESCRIPTION BY DATE

0 ORIGINAL DESIGN SP 6/30/2023

1 REMOVED 12 MI FENCE TO FENCE
SPACING INCREASE DC SIZE

NGA 7/5/2023

2 CUP PACKAGE SP 2/9/2024

3 POLLINATOR BUFFER ADDITION SP 2/20/2024

4 UPDATED WETLAND
DELINIATION

SP 6/4/2024

5 CUP RESUBMISSION SP 7/18/2024

6

7

8

9

10

PROJECT NAME

DRAWING TITLE

SCALE 1

SHEET

BOHREREAST CSG

OTHER NOTES

CASE NUMBER 05518220

NO POSITION, DISTANCE, OR CLEARANCE
ISSUES WITH OVERHEAD ELECTRIC
SERVICE LINES OR OTHER UTILITIES IN
RELATION TO THE PV PANELS.

24/7 UNESCORTED KEYLESS ACCESS
PROVIDED FOR ALL UTILITY ENERGY
EQUIPMENT INCLUDING THE METERS AND
AC DISCONNECT.

INTERCONNECTION TYPE: SECONDARY

PROJECT ADDRESS
23759 THIRD AVE

MANKATO, MN 56001

LAT: 44.225
LONG: -93.979

SYSTEM SPECIFICATIONS

SYSTEM SIZE DC 1.503 MW

SYSTEM SIZE AC POWER LIMITED TO 1.000 MW

DC/AC RATIO 1.503

AZIMUTH 180°

TILT +/- 52°

MODULE COUNT 2592

MODULE TYPE
HANWA Q.PEAK DUO
XL-G11.3_BFG - 580

MODULE STC RATING 580 W

INVERTER COUNT 9

INVERTER TYPE SMA SUNNY HIGHPOWER PEAK-3
125kW

INVERTER POWER POWER LIMITED TO 111.111kW

RACKING TBD

MONITORING ALSO ENERGY

DESIGN CRITERIA

MIN/MAX TEMP. -26°C / 31°C

WIND SPEED (ASCE 7-10) 105 MPH

BUILDING CATEGORY I

EXPOSURE CATEGORY C

GROUND SNOW LOAD 50 PSF

BUILDING HEIGHT 0'-0"

DRAWING SHEETS AND CONTENTS NOT TO BE DISTRIBUTED WITHOUT EXPLICIT WRITTEN CONSENT FROM NEW ENERGY EQUITY LLC.

NEW ENERGY EQUITY, LLC
2530 RIVA ROAD, SUITE 200

ANNAPOLIS, MD 21041
NEWENERGYEQUITY.COM

443-267-5012
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BOHREREAST CSG

PROJECT TEAM

SHEET INDEX

PROJECT OWNER
MN CSG 2019-57 LLC
2530 RIVA ROAD, SUITE 200
ANNAPOLIS, MD 21401
443-267-5012

PROJECT DEVELOPER
NEW ENERGY EQUITY
2530 RIVA ROAD, SUITE 200
ANNAPOLIS, MD 21401
443-267-5012

GENERAL INFO
PROJECT ACREAGE
PARCEL ACREAGE:  84.22 ACRES
MODULE ACREAGE: 1.75 ACRES
FENCE ACREAGE: 7.2 ACRES
LIMITS OF PERMITTING ACREAGE: 10.86 ACRES
LOT COVERAGE (MODULE ACREAGE/PARCEL ACREAGE): 2.08%

PARCEL DESCRIPTION
PROPERTY OWNERS: JOHN BOHRER, AVAMAR PROPERTIES LLC, UNION
PACIFIC RAILROAD COMPANY
PARCEL ID NUMBERS: R40.04.29.200.017, R40.04.20.352.013, R40.04.20.501.001
ZONING CLASSIFICATION: RURAL CONSERVATION
APPLICATION TYPE: IUP

SHEET # DESCRIPTION REVISION # REVISION DATE

T1 TITLE SHEET 1 2/12/2024

PV1 EXISTING CONDITIONS 1 2/12/2024

PROJECT LOCATION

SETBACKS
REAR SETBACK: 50' FROM PARCEL LINE TO FENCE
SIDE SETBACK: 50' FROM PARCEL LINE TO FENCE
WETLANDS SETBACK: 30'
NON PARTICIPATING RESIDENTIAL DWELLING SETBACK: 750'

PV2 SITE PLAN 1 2/12/2024

PV3 SETBACKS MAP 0 2/12/2024

PV4 PID MAP 0 2/12/2024

PV5 SOIL MAP 0 2/12/2024

PV6 TOPOGRAPHY & DRAINAGE PATTERNS 0 2/12/2024

PV7 LIMITS OF PERMITTING 0 2/12/2024

PV9 RACKING DETAIL 0 2/12/2024

PV10 FENCE DETAIL 0 2/12/2024

PV11 INFILTRATION BASIN DETAIL 0 2/12/2024

E1 SLD 0 2/12/2024

E2A EQUIPMENT LABELS 1 0 2/12/2024

E3 IX PLAN DETAIL 0 2/12/2024

E2B EQUIPMENT LABELS 2 0 2/12/2024

PV8 POLLINATOR DETAIL 0 2/20/2024
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# DESCRIPTION BY DATE

0 ORIGINAL DESIGN SP 6/30/2023

1 REMOVED 12 MI FENCE TO FENCE
SPACING INCREASE DC SIZE

NGA 7/5/2023

2 CUP PACKAGE SP 2/9/2024

3 POLLINATOR BUFFER ADDITION SP 2/20/2024

4 UPDATED WETLAND
DELINIATION

SP 6/4/2024

5 CUP RESUBMISSION SP 7/18/2024

6

7

8

9

10

PROJECT NAME

DRAWING TITLE

SCALE 1

SHEET

BOHREREAST CSG

OTHER NOTES

CASE NUMBER 05518220

NO POSITION, DISTANCE, OR CLEARANCE
ISSUES WITH OVERHEAD ELECTRIC
SERVICE LINES OR OTHER UTILITIES IN
RELATION TO THE PV PANELS.

24/7 UNESCORTED KEYLESS ACCESS
PROVIDED FOR ALL UTILITY ENERGY
EQUIPMENT INCLUDING THE METERS AND
AC DISCONNECT.

INTERCONNECTION TYPE: SECONDARY

PROJECT ADDRESS
23759 THIRD AVE

MANKATO, MN 56001

LAT: 44.225
LONG: -93.979

SYSTEM SPECIFICATIONS

SYSTEM SIZE DC 1.503 MW

SYSTEM SIZE AC POWER LIMITED TO 1.000 MW

DC/AC RATIO 1.503

AZIMUTH 180°

TILT +/- 52°

MODULE COUNT 2592

MODULE TYPE
HANWA Q.PEAK DUO
XL-G11.3_BFG - 580

MODULE STC RATING 580 W

INVERTER COUNT 9

INVERTER TYPE SMA SUNNY HIGHPOWER PEAK-3
125kW

INVERTER POWER POWER LIMITED TO 111.111kW

RACKING TBD

MONITORING ALSO ENERGY

DESIGN CRITERIA

MIN/MAX TEMP. -26°C / 31°C

WIND SPEED (ASCE 7-10) 105 MPH

BUILDING CATEGORY I

EXPOSURE CATEGORY C

GROUND SNOW LOAD 50 PSF

BUILDING HEIGHT 0'-0"

DRAWING SHEETS AND CONTENTS NOT TO BE DISTRIBUTED WITHOUT EXPLICIT WRITTEN CONSENT FROM NEW ENERGY EQUITY LLC.

NEW ENERGY EQUITY, LLC
2530 RIVA ROAD, SUITE 200

ANNAPOLIS, MD 21041
NEWENERGYEQUITY.COM

443-267-5012
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SHEET NOTES:

UTILITY POLES ARE SHOWN FOR
INDICATING LOCATIONS ONLY. SPACING
BETWEEN POLES, PHYSICAL PROTECTION
BARRIER FOR SWITCHBOARDS, ETC. WILL
BE ADDED IN THE DRAWINGS PREPARED
FOR THE CONSTRUCTION DOCUMENTS

SPACE FOR PE STAMP:

LEGEND

PARCEL BOUNDARY (PID:40.04.29.200.017)

WETLANDS (30', NTS, NATIONAL WETLANDS
INVENTORY )

EXISTING 3-PH OVERHEAD UTILITY LINE
(XCEL, 13.8kV)

EXISTING SINGLE-PH UTILITY LINE (XCEL,
FEEDER SMT082, 7.97kV)

EXISTING GAS PIPELINE (132' EASEMENT,
NTS)

NON PARTICIPATING RESIDENTIAL
DWELLINGS (750' OFFSET, NTS)

GAS GAS GAS GAS

EXISTING RESIDENCE WITHIN PARTICIPATING PROPERTY
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LIMITS OF PERMITTING
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~10.86 ACRES
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UTILITY TRANSFORMER;
READILY ACCESSIBLE;
UTILITY POI

EQUIPMENT PAD INCLUDING PRODUCTION
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REVISIONS

# DESCRIPTION BY DATE

0 ORIGINAL DESIGN SP 6/30/2023

1 REMOVED 12 MI FENCE TO FENCE
SPACING INCREASE DC SIZE

NGA 7/5/2023

2 CUP PACKAGE SP 2/9/2024

3 POLLINATOR BUFFER ADDITION SP 2/20/2024

4 UPDATED WETLAND
DELINIATION

SP 6/4/2024

5 CUP RESUBMISSION SP 7/18/2024

6

7

8

9

10

PROJECT NAME

DRAWING TITLE

SCALE 1

SHEET

BOHREREAST CSG

OTHER NOTES

CASE NUMBER 05518220

NO POSITION, DISTANCE, OR CLEARANCE
ISSUES WITH OVERHEAD ELECTRIC
SERVICE LINES OR OTHER UTILITIES IN
RELATION TO THE PV PANELS.

24/7 UNESCORTED KEYLESS ACCESS
PROVIDED FOR ALL UTILITY ENERGY
EQUIPMENT INCLUDING THE METERS AND
AC DISCONNECT.

INTERCONNECTION TYPE: SECONDARY

PROJECT ADDRESS
23759 THIRD AVE

MANKATO, MN 56001

LAT: 44.225
LONG: -93.979

SYSTEM SPECIFICATIONS

SYSTEM SIZE DC 1.503 MW

SYSTEM SIZE AC POWER LIMITED TO 1.000 MW

DC/AC RATIO 1.503

AZIMUTH 180°

TILT +/- 52°

MODULE COUNT 2592

MODULE TYPE
HANWA Q.PEAK DUO
XL-G11.3_BFG - 580

MODULE STC RATING 580 W

INVERTER COUNT 9

INVERTER TYPE SMA SUNNY HIGHPOWER PEAK-3
125kW

INVERTER POWER POWER LIMITED TO 111.111kW

RACKING TBD

MONITORING ALSO ENERGY

DESIGN CRITERIA

MIN/MAX TEMP. -26°C / 31°C

WIND SPEED (ASCE 7-10) 105 MPH

BUILDING CATEGORY I

EXPOSURE CATEGORY C

GROUND SNOW LOAD 50 PSF

BUILDING HEIGHT 0'-0"

DRAWING SHEETS AND CONTENTS NOT TO BE DISTRIBUTED WITHOUT EXPLICIT WRITTEN CONSENT FROM NEW ENERGY EQUITY LLC.

NEW ENERGY EQUITY, LLC
2530 RIVA ROAD, SUITE 200

ANNAPOLIS, MD 21041
NEWENERGYEQUITY.COM

443-267-5012
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SHEET NOTES:

UTILITY POLES ARE SHOWN FOR
INDICATING LOCATIONS ONLY. SPACING
BETWEEN POLES, PHYSICAL PROTECTION
BARRIER FOR SWITCHBOARDS, ETC. WILL
BE ADDED IN THE DRAWINGS PREPARED
FOR THE CONSTRUCTION DOCUMENTS

SPACE FOR PE STAMP:

LEGEND

PARCEL BOUNDARY (PID:40.04.29.200.017)

50' SETBACK FROM PARCEL BOUNDARY

WETLANDS (30', NTS, AREA M
DELINEATION REPORT)

EXISTING 3-PH OVERHEAD UTILITY LINE
(XCEL, 13.8kV)

EXISTING SINGLE-PH UTILITY LINE (XCEL,
FEEDER SMT082, 7.97KV)

PROPOSED OVERHEAD LINE EXTENSION
(60')

PROPOSED NEW UNDERGROUND
ELECTRICAL LINE

ARRAY FENCE LINE
(2300' AND 7.2 ACRES)

12' WIDE ACCESS ROAD (2675')

ACCESS & UTILITIES EASEMENT (33'
AROUND ROAD, NTS)

EXISTING GAS PIPELINE (132' SETBACK,
NTS)

LIMITS OF PERMITTING (DETAILED ON PV7,
~10.86 ACRES)

 NON PARTICIPATING RESIDENTIAL
DWELLINGS (750' OFFSET, NTS)

GAS GAS GAS GAS
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REVISIONS

# DESCRIPTION BY DATE

0 ORIGINAL DESIGN SP 6/30/2023

1 REMOVED 12 MI FENCE TO FENCE
SPACING INCREASE DC SIZE

NGA 7/5/2023

2 CUP PACKAGE SP 2/9/2024

3 POLLINATOR BUFFER ADDITION SP 2/20/2024

4 UPDATED WETLAND
DELINIATION

SP 6/4/2024

5 CUP RESUBMISSION SP 7/18/2024

6

7

8

9

10

PROJECT NAME

DRAWING TITLE

SCALE 1

SHEET

BOHREREAST CSG

OTHER NOTES

CASE NUMBER 05518220

NO POSITION, DISTANCE, OR CLEARANCE
ISSUES WITH OVERHEAD ELECTRIC
SERVICE LINES OR OTHER UTILITIES IN
RELATION TO THE PV PANELS.

24/7 UNESCORTED KEYLESS ACCESS
PROVIDED FOR ALL UTILITY ENERGY
EQUIPMENT INCLUDING THE METERS AND
AC DISCONNECT.

INTERCONNECTION TYPE: SECONDARY

PROJECT ADDRESS
23759 THIRD AVE

MANKATO, MN 56001

LAT: 44.225
LONG: -93.979

SYSTEM SPECIFICATIONS

SYSTEM SIZE DC 1.503 MW

SYSTEM SIZE AC POWER LIMITED TO 1.000 MW

DC/AC RATIO 1.503

AZIMUTH 180°

TILT +/- 52°

MODULE COUNT 2592

MODULE TYPE
HANWA Q.PEAK DUO
XL-G11.3_BFG - 580

MODULE STC RATING 580 W

INVERTER COUNT 9

INVERTER TYPE SMA SUNNY HIGHPOWER PEAK-3
125kW

INVERTER POWER POWER LIMITED TO 111.111kW

RACKING TBD

MONITORING ALSO ENERGY

DESIGN CRITERIA

MIN/MAX TEMP. -26°C / 31°C

WIND SPEED (ASCE 7-10) 105 MPH

BUILDING CATEGORY I

EXPOSURE CATEGORY C

GROUND SNOW LOAD 50 PSF

BUILDING HEIGHT 0'-0"

DRAWING SHEETS AND CONTENTS NOT TO BE DISTRIBUTED WITHOUT EXPLICIT WRITTEN CONSENT FROM NEW ENERGY EQUITY LLC.

NEW ENERGY EQUITY, LLC
2530 RIVA ROAD, SUITE 200

ANNAPOLIS, MD 21041
NEWENERGYEQUITY.COM

443-267-5012
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SHEET NOTES:

UTILITY POLES ARE SHOWN FOR
INDICATING LOCATIONS ONLY. SPACING
BETWEEN POLES, PHYSICAL PROTECTION
BARRIER FOR SWITCHBOARDS, ETC. WILL
BE ADDED IN THE DRAWINGS PREPARED
FOR THE CONSTRUCTION DOCUMENTS

SPACE FOR PE STAMP:



PID: 400420501001
UNION PACIFIC RAILROAD COMPANY

R400420400013
VETTER TIMOTHY & BRIAN R

R40042900004
LARSON HENRY

PID: R400420352013
AVAMAR PROPERTIES LLC

PID: R400429100026
MALMNERG FAMILY FARM LLC

R400429200017
BOHRER JOHN

R400429100007
BOHRER JOHN

R400420400009
ELBERT ARCHIE J & ROSE

R400429200017
BOHRER JOHN

LEGENDPARCEL BOUNDARY (PID:400429200017)50' SETBACK FROM PARCEL BOUNDARYWETLANDS ( 30', NTS, NATIONAL WETLANDSINVENTORY )EXISTING OVERHEAD UTILITY LINE ( XCEL)PROPOSED OVERHEAD LINE EXTENSION(845' )PROPOSED NEW UNDERGROUNDELECTRICAL LINEARRAY FENCE LINE(2260' AND 7.7 ACRES)20' WIDE ACCESS ROAD ( 2750' )EXISTING GAS PIPELINE (132' EASEMENT,NTS)

R400429200018
CORNEILIUS DAVID ALLEN & PATTI KAY ANN

R400429200015
CORENLIUS DAVID A & PATTI KAY

PROJECT AREA

REVISIONS

# DESCRIPTION BY DATE

0 ORIGINAL DESIGN SP 6/30/2023

1 REMOVED 12 MI FENCE TO FENCE
SPACING INCREASE DC SIZE

NGA 7/5/2023

2 CUP PACKAGE SP 2/9/2024

3 POLLINATOR BUFFER ADDITION SP 2/20/2024

4 UPDATED WETLAND
DELINIATION

SP 6/4/2024

5 CUP RESUBMISSION SP 7/18/2024

6

7

8

9

10

PROJECT NAME

DRAWING TITLE

SCALE 1

SHEET

BOHREREAST CSG

OTHER NOTES

CASE NUMBER 05518220

NO POSITION, DISTANCE, OR CLEARANCE
ISSUES WITH OVERHEAD ELECTRIC
SERVICE LINES OR OTHER UTILITIES IN
RELATION TO THE PV PANELS.

24/7 UNESCORTED KEYLESS ACCESS
PROVIDED FOR ALL UTILITY ENERGY
EQUIPMENT INCLUDING THE METERS AND
AC DISCONNECT.

INTERCONNECTION TYPE: SECONDARY

PROJECT ADDRESS
23759 THIRD AVE

MANKATO, MN 56001

LAT: 44.225
LONG: -93.979

SYSTEM SPECIFICATIONS

SYSTEM SIZE DC 1.503 MW

SYSTEM SIZE AC POWER LIMITED TO 1.000 MW

DC/AC RATIO 1.503

AZIMUTH 180°

TILT +/- 52°

MODULE COUNT 2592

MODULE TYPE
HANWA Q.PEAK DUO
XL-G11.3_BFG - 580

MODULE STC RATING 580 W

INVERTER COUNT 9

INVERTER TYPE SMA SUNNY HIGHPOWER PEAK-3
125kW

INVERTER POWER POWER LIMITED TO 111.111kW

RACKING TBD

MONITORING ALSO ENERGY

DESIGN CRITERIA

MIN/MAX TEMP. -26°C / 31°C

WIND SPEED (ASCE 7-10) 105 MPH

BUILDING CATEGORY I

EXPOSURE CATEGORY C

GROUND SNOW LOAD 50 PSF

BUILDING HEIGHT 0'-0"

DRAWING SHEETS AND CONTENTS NOT TO BE DISTRIBUTED WITHOUT EXPLICIT WRITTEN CONSENT FROM NEW ENERGY EQUITY LLC.

NEW ENERGY EQUITY, LLC
2530 RIVA ROAD, SUITE 200

ANNAPOLIS, MD 21041
NEWENERGYEQUITY.COM

443-267-5012
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SHEET NOTES:

UTILITY POLES ARE SHOWN FOR
INDICATING LOCATIONS ONLY. SPACING
BETWEEN POLES, PHYSICAL PROTECTION
BARRIER FOR SWITCHBOARDS, ETC. WILL
BE ADDED IN THE DRAWINGS PREPARED
FOR THE CONSTRUCTION DOCUMENTS

SPACE FOR PE STAMP:

LEGEND

PARCEL BOUNDARY (PID:400429200017)



PROJECT AREA

REVISIONS

# DESCRIPTION BY DATE

0 ORIGINAL DESIGN SP 6/30/2023

1 REMOVED 12 MI FENCE TO FENCE
SPACING INCREASE DC SIZE

NGA 7/5/2023

2 CUP PACKAGE SP 2/9/2024

3 POLLINATOR BUFFER ADDITION SP 2/20/2024

4 UPDATED WETLAND
DELINIATION

SP 6/4/2024

5 CUP RESUBMISSION SP 7/18/2024

6

7

8

9

10

PROJECT NAME

DRAWING TITLE

SCALE 1

SHEET

BOHREREAST CSG

OTHER NOTES

CASE NUMBER 05518220

NO POSITION, DISTANCE, OR CLEARANCE
ISSUES WITH OVERHEAD ELECTRIC
SERVICE LINES OR OTHER UTILITIES IN
RELATION TO THE PV PANELS.

24/7 UNESCORTED KEYLESS ACCESS
PROVIDED FOR ALL UTILITY ENERGY
EQUIPMENT INCLUDING THE METERS AND
AC DISCONNECT.

INTERCONNECTION TYPE: SECONDARY

PROJECT ADDRESS
23759 THIRD AVE

MANKATO, MN 56001

LAT: 44.225
LONG: -93.979

SYSTEM SPECIFICATIONS

SYSTEM SIZE DC 1.503 MW

SYSTEM SIZE AC POWER LIMITED TO 1.000 MW

DC/AC RATIO 1.503

AZIMUTH 180°

TILT +/- 52°

MODULE COUNT 2592

MODULE TYPE
HANWA Q.PEAK DUO
XL-G11.3_BFG - 580

MODULE STC RATING 580 W

INVERTER COUNT 9

INVERTER TYPE SMA SUNNY HIGHPOWER PEAK-3
125kW

INVERTER POWER POWER LIMITED TO 111.111kW

RACKING TBD

MONITORING ALSO ENERGY

DESIGN CRITERIA

MIN/MAX TEMP. -26°C / 31°C

WIND SPEED (ASCE 7-10) 105 MPH

BUILDING CATEGORY I

EXPOSURE CATEGORY C

GROUND SNOW LOAD 50 PSF

BUILDING HEIGHT 0'-0"

DRAWING SHEETS AND CONTENTS NOT TO BE DISTRIBUTED WITHOUT EXPLICIT WRITTEN CONSENT FROM NEW ENERGY EQUITY LLC.

NEW ENERGY EQUITY, LLC
2530 RIVA ROAD, SUITE 200

ANNAPOLIS, MD 21041
NEWENERGYEQUITY.COM

443-267-5012
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SHEET NOTES:

UTILITY POLES ARE SHOWN FOR
INDICATING LOCATIONS ONLY. SPACING
BETWEEN POLES, PHYSICAL PROTECTION
BARRIER FOR SWITCHBOARDS, ETC. WILL
BE ADDED IN THE DRAWINGS PREPARED
FOR THE CONSTRUCTION DOCUMENTS

SOIL MAP LEGEND

MAP UNIT
SYMBOL MAP UNIT NAME

85

CALCO SILTY CLAY
LOAM, 0 TO 2 PERCENT
SLOPES OCCASIONALLY

FLOODED

1001
ALLUVIAL LAND,
OCCASIONALLY

FLOODED

35
BLUE EARTH MUCKY

SILT LOAM, 0 TO 1
PERCENT SLOPES

160
FIELDON LOAM, 0 TO 2

PERCENT SLOPES

181
LITCHFIELD LOAMY FINE
SAND, 1 TO 3 PERCENT

SLOPES
321 TILFER SILTY CLAY LOAM

360B
LASA LOAMY FINE SAND,

ROCK SUBSTRATUM 1
TO 6 PERCENT SLOPES

1800
CARON MUCKY PEAT
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PROJECT AREA

DRAINAGE PATTERNS
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REVISIONS

# DESCRIPTION BY DATE

0 ORIGINAL DESIGN SP 6/30/2023

1 REMOVED 12 MI FENCE TO FENCE
SPACING INCREASE DC SIZE

NGA 7/5/2023

2 CUP PACKAGE SP 2/9/2024

3 POLLINATOR BUFFER ADDITION SP 2/20/2024

4 UPDATED WETLAND
DELINIATION

SP 6/4/2024

5 CUP RESUBMISSION SP 7/18/2024

6

7

8

9

10

PROJECT NAME

DRAWING TITLE

SCALE 1

SHEET

BOHREREAST CSG

OTHER NOTES

CASE NUMBER 05518220

NO POSITION, DISTANCE, OR CLEARANCE
ISSUES WITH OVERHEAD ELECTRIC
SERVICE LINES OR OTHER UTILITIES IN
RELATION TO THE PV PANELS.

24/7 UNESCORTED KEYLESS ACCESS
PROVIDED FOR ALL UTILITY ENERGY
EQUIPMENT INCLUDING THE METERS AND
AC DISCONNECT.

INTERCONNECTION TYPE: SECONDARY

PROJECT ADDRESS
23759 THIRD AVE

MANKATO, MN 56001

LAT: 44.225
LONG: -93.979

SYSTEM SPECIFICATIONS

SYSTEM SIZE DC 1.503 MW

SYSTEM SIZE AC POWER LIMITED TO 1.000 MW

DC/AC RATIO 1.503

AZIMUTH 180°

TILT +/- 52°

MODULE COUNT 2592

MODULE TYPE
HANWA Q.PEAK DUO
XL-G11.3_BFG - 580

MODULE STC RATING 580 W

INVERTER COUNT 9

INVERTER TYPE SMA SUNNY HIGHPOWER PEAK-3
125kW

INVERTER POWER POWER LIMITED TO 111.111kW

RACKING TBD

MONITORING ALSO ENERGY

DESIGN CRITERIA

MIN/MAX TEMP. -26°C / 31°C

WIND SPEED (ASCE 7-10) 105 MPH

BUILDING CATEGORY I

EXPOSURE CATEGORY C

GROUND SNOW LOAD 50 PSF

BUILDING HEIGHT 0'-0"

DRAWING SHEETS AND CONTENTS NOT TO BE DISTRIBUTED WITHOUT EXPLICIT WRITTEN CONSENT FROM NEW ENERGY EQUITY LLC.

NEW ENERGY EQUITY, LLC
2530 RIVA ROAD, SUITE 200

ANNAPOLIS, MD 21041
NEWENERGYEQUITY.COM
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NTS
8' FIXED KNOT FENCE GATE2
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SMA 125 kW INVERTER #1
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INVERTERS
3PH, 4W, 480VSOLAR MODULES

OWNER
METER

OWNER MONITORING
SYSTEM BASE STATION

INV. DATA

CT

CELL
MODEM

200A,3P

1600A LV SWITCHGEAR
480V, 3ph, 4W, NEMA 3R

ENV. DATAENVIRONMENTAL
SENSORS

Vref

WITHIN GROUND MOUNTED ARRAY EQUIPMENT PAD

POWER

UTILITY AC DISCONNECT
CUSTOMER PROVIDED 1600A
DISCONNECT SHALL BE VISIBLE
BREAK, LOCKABLE, AND ACCESSIBLE
24/7

AUX. LOADS
TRANSFORMER;

 KVA TO BE DETERMINED

1600A

K Q

A F TYP. EACH
INVERTER

NOTE:

INDICATES LABEL REQUIRED, SEE DWG E2A

NOTE: SMA INVERTERS ARE UL62109 SA
CERTIFIED

H

G

FLEX

NOTE: EQUIPMENT LABELED "XCEL ___" PROVIDED
BY XCEL UNLESS OTHERWISE NOTED.

SMA 125 kW INVERTER #9
POWER LIMITED TO ~111.11 kW

NOTE: LOSS OF GROUND REFERENCING
EQUIPMENT SHALL IMMEDIATELY TRIP THE
GENERATION SYSTEM OFFLINE

 TYPE / WINDING
CONFIGURATION

X0 VALUE

R0 VALUE

NEUTRAL CURRENT RATING

FAULT WITHSTAND RATING

GROUND REFERENCING
CALCULATIONS

ZIG ZAG WINDING
CONFIGURATION

0.13824  Ω

≤ 0.031104 Ω

240.56 A

> 2780.85 A

Z VALUE 0.1417Ω

SEE DRAWING SHEET E7

A B E

X

UTILITY OWNED EQUIPMENTEQUIPMENT PAD

200A,3P

30A,3P

NOTE: DESIGN SHALL MEET NATIONAL ELECTRIC
CODE (NEC CODES) REQUIREMENT

200A,3P

200A,3P

200A,3P

200A,3P

200A,3P

200A,3P

XCEL 1.1MVA TRANSFORMER
480V YG - MV

TO UTLITY MV

HIGH SIDE WINDING
TBD BY XCEL

480VAC 120/240VAC

40A, 2P

15A, 1P

20A

20A

LOAD CENTER
120/240VAC 1ph, 3W, NEMA 3R

ZIG ZAG GROUNDING
TRANSFORMER

90A,3P

NEUTRAL BUS

1600A MAIN AC DISCONNECT
DRAW-OUT STYLE MAIN CIRCUIT BREAKER

WITH LSIG TRIP AND INTERLOCK WITH
GROUNDING TRANSFORMER BREAKER.

 DISCONNECT SHALL BE VISIBLE BREAK,
LOCKABLE, AND ACCESSIBLE 24/7

R

M

CTs Vref

CUSTOMER PROVIDED BILLING METER CABINET
WITH 3ph, 4W, 480V

XCEL PROVIDES CTs;
POINT OF COMMON COUPLING (PCC) AT LOAD

SIDE OF METER

480VAC

1600A LV SWITCHGEAR
480V, 3ph, 4W, NEMA 3R

10' MAXIMUM DISTANCE
BETWEEN AC DISCO

AND XCEL METER
XCEL BI-DIRECTIONAL

BILLING METER
3PH, 4W, 480V

RPA

A B E

T X

A B E

R X

SINGLE PHASE
DISCONNECTION POINT

METER LOCATION FOR
SINGLE PHASE TEST

SINGLE PHASE
DISCONNECTION POINT

TEMPORARY TEST RIG FOR XCEL
LOSS-OF-SINGLE-PHASE TESTING ONLY

GENERAL NOTES:

The following Items will be added to the
"Approved for construction" drawing and
documents:

1. Wiring detail such as conductor type,
size, number etc.

2. CT Ratio and the shunt trip relay for the
grounding transformer shall be specified
in the construction drawing and
documents.

3. Phase loss reference point shall be
provided in the main switchgear. This
bus splice when used, will make sure
that the grounding transformer also
experiences the loss of phase at the
same time .

4. Number of strings, solar modules, DC
wiring, grounding etc. shall be specified
in the construction drawings.

5. DC combiner switch shall be load break
rated.

6. Inverters shall be power limited to
999.99 kW AC output per AHJ

7. requirements

U

SEL-851 RELAY

POINT OF
INTERCONNECTION

FOR CUSTOMER

COMBINER BOXES

200A,3P

B Q

CTsVref

X0/R0 VALUE ≥ 4.44
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Introduction and Overview: 
 
MNCSG 2019-57 LLC (Applicant) has prepared this Project Summary for the proposed development, 
installation, and operation of a 1MW AC community solar photovoltaic facility, including the proposed 
construction and operation of a permanent access road, interconnection poles and line, (the “Solar Facility”) 
for the purpose of obtaining a Interim Use Permit from the Lime Township Board.  
 
It is the intent of the Applicant to meet or exceed the requirements of all the conditions of the applicable local 
laws and Zoning without any Variances.  Should any misrepresentation or error be found within this project 
summary and associated exhibits, the Applicant will promptly provide update throughout the permit process. 
 
The Lime Township Ordinance regulates Community Solar Energy Systems under Section 15.  The subject 
property is located within the Rural Conservation zoning district. Pursuant to the Town Zoning Law, a Solar 
Facility of 1MW, such as this project, is allowed under an Interim Use Permit.   
A copy of the completed Zoning Request Application form is attached as Exhibit A. 
 
The Solar Facility final design will follow all regulatory, technical, and environmental guidance, requests, 
rules and requirements of the Utility, County, Involved Agencies, as well as following National Electrical 
Safety Code, the U.S. Department of Labor and Occupational Safety and Health Standards for the safety and 
protection of landowners, general public and property.  
 
Interconnection: The Solar Facility will be grid connected to the Xcel service territory, on a distribution 
level three phase power line that has available hosting capacity and an approved interconnection queue 
position held by the Applicant. Proof of Project Interconnection Acceptance is attached as Exhibit B. The 
energy generated from the Solar Facility would be distributed to Xcel for daily electrical use by Xcel 
customers enrolled in the Community Solar Program. The final Solar Facility system size will be determined 
based on final system design as approved by MN CSG 2019-57 LLC and Xcel.   
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1. Design and Interconnection 
 
The proposed location for the Solar Facility is on approximately 7.2 acres of undeveloped land at 23759 
Third Ave, Mankato, MN 56001 within the jurisdiction of Lime Township.   The parcel is Blue Earth 
County PID: R40.04.29.200.017. 
 
Applicant has provided a copy of the current Site Plan Set attached as Exhibit E. The Site Plan provided 
has been refined during the development process, working with the landowner, utility company, in 
consideration of the Town requirements and in recognition of the existing site conditions. 

 
Overview of Solar Facility: 

 
 Grid tied distributed generation system. 
 Power generated from a renewable resource free of carbon emissions or any other air pollutants, 

helping to combat greenhouse gas emissions and reduces our collective dependence fossil fuel. 
 The Solar Facility will not use any utility water for electrical power generation. 
 Minimal noise generated during solar power generation, none outside project fence, none at night. 
 No traffic disturbance during Project operation. 
 Minimal visual impact, uniform solar arrays. 
 Minimal ground disturbance to the Solar Site, including the surrounding environment. 
 Solar panels secured to ground by use of a racking system to minimize ground grading. 
 Specified pollinator habitat and fencing to incorporate best practices that ensure the Solar Facility is 

ready for potential vegetation management via grazing. 
 
Project Description:  

 
The Solar Facility is located on a property is currently used for solar and agricultural purposes. 
 

Description Total 
Land owned by the Property Owner (Acreage)  84.22 
Solar Facility Permitted Area (Acreage)  10.82 
Modules Covered Area (Acreage)  1.99 
Equipment Pads (#)  3 

 
The project consists of 2,592 solar modules mounted to a driven pile, single axis tracker system. Both 
direct current (DC) and alternating current (AC) conductors will be trenched in conduit. After final 
circuit consolidation at the PV system pad mounted switchboard, the system’s voltage will be stepped-
up to distribution level at the Xcel owned transformer and interconnected, onto an existing utility 
distribution circuit. 

 
The racking system manufacturer’s engineer will provide certification that the design of the foundations 
and panels are within accepted professional standards, given local soil and climate controls. The 
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equipment is designed to withstand wind up to one hundred five MPH and fifty pounds per square foot 
of snow. Each Solar Facility will have one to two concrete equipment pads, to support interconnection 
and metering equipment, and above ground typical utility poles to support interconnection of the 
distribution powerline. Demonstrative equipment specifications are located within the Site Plan Set, and 
the Indicative Manufacturer Equipment Specification Sheets are attached as Exhibit F 
 
The panels will be arranged into rows arranged from North to South. Rows of solar panels will connect 
to an inverter. The inverters will be connected by directionally bored underground conduit that is housed 
inside a PVC housing which will be installed two feet below the surface. The conduit will lead to the 
concrete equipment. The inverters transform the direct current power generated by the photovoltaic 
system to alternating current power, which is then connected to the existing distribution line at the point 
of interconnection. All electrical conduits within the array fence will be buried.  
 
Proposed design will not have any adverse effects the neighboring properties, including no odors, dust, 
gas, smoke, fumes, vibrations, glare, or noise during operation. During construction we intend to follow 
general good practices and any recommendations from the County or any Involved Agencies. We do not 
request the county to provide any services or personnel to support the Solar Facility construction or 
operation. 
 
There will be signage including utility hazard, company information, and contact information on the 
fence. No exterior lighting is proposed for the project. Due to the facilities size, wildlife corridors are 
not expected to be needed.  The Solar Facility is small in scale and will not impact wildlife movement. 
 
Construction is expected to start in early 2025. The duration of construction is expected to last three to 
six months, weather dependent. 
 
Purpose: 
 
The overall purpose of the Solar Facility is to provide customers with a cost-effective source of reliable 
renewable solar electricity. Additional Project objectives include: 
 Develop a generation facility that is feasible, quick to construct and easy to operate while providing 

the local utility and its customers with a cost-effective, cleaner alternative.  
 Establish emission-free solar electricity and reduce greenhouse gas (GHG) emissions while 

avoiding, minimizing, and mitigating the impacts to the environment. 
 Generate electricity without utility water supply needs. 
 Provide other important economic and environmental benefits to the local utility and the 

Municipality, including improving local air quality and public health, developing local energy 
sources, promoting local jobs and diversifying the energy supply; and 

 Render solar energy to the community and meet the State’s Energy Plan and Clean Energy Standard. 
 
The Applicants preference would be for the residents and businesses of Lime Township to participate in 
the Applicants Community Solar Program and be the direct beneficiaries of reduced electricity rates. 
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2. Pre-development Site Conditions 
 

 
Figure of Aerial depicting Existing Conditions (source Blue Earth County GIS) 

 
 

 
Figure of Project Location and adjacent parcels (source Paces.com). 
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Figure of Topography  

 
Environmental Considerations: 
 
During the planning and development process, the Applicant has completed desktop diligence utilizing 
internal resources and independent ecological consultants, state, and federal resources to identify 
Environmental Resources including, but not limited to: 

 Significant locations of rare or high-quality wetlands, forests, grasslands, ponds, streams, and other 
types of habitats, ecosystems, and ecological areas.  

 Unique or unusual geological features or landforms. 
 Wetlands that are currently mapped under the state's Freshwater Wetlands Act and classified 

waterbodies. 
 Wetlands that are currently mapped by the National Wetlands Inventory 
 Animals and plants that are rare in Minnesota, including but not limited to those listed as Endangered 

and Threatened by the State of MN and/or the U.S. Fish and Wildlife Service. 
 
The applicant involved an independent engineering firm to conduct a level 1 wetland delineation and 
MN DNR Natural Heritage Information System Review.  Reports for both are included in Exhibit C. 
The current Site Plan Set utilizes this combination of data and expertise to avoid and/or minimize 
impacts, identify as well as identify and implement appropriate setbacks. The Solar Facility as current 
designed, avoids impact / disturbance of the bed or banks of protected streams, the excavation or placing 
of fill in navigable waters of the state and/or the U.S., impact of a rare animal or plant, and/or a significant 
natural community. 
The NHIS review listed two State-Listed Species that may be present in the project area.  The applicant 
agrees to comply with the recommendation of the MN DNR provided in the review as well as the MN 
DNR Rare Species Guide. 
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The Blue Earth Technical Evaluation Panel met on June 21st to review the submitted report as well as 
additional aerial imagery.  The TEP found the wetland delineation report to be accurate.  The property 
that the project area is on has been visited by the TEP two times in the past for other delineations.  This 
project is to the east of the other delineations and the wetland boundary matches up with the past wetland 
delineations.  Additionally, Blue Earth County did conduct a site visit and verified the boundary.   
The TEP also discussed the No-Loss request by the applicant, based off the Bohrereast CSG Site Plan 
5.13.24.  The TEP determined that access to the project would be from an access road that would not 
impact the wetland basin identified in the wetland delineation report.  The TEP is in concurrence that 
the project will not impact any wetlands based upon the site plan Bohrereast CSG Site Plan 5,13.24. 
The TEP Notice of Decision report is included in Exhibit C 

 
 
Cultural and Historical: 
 
The applicant has engaged the services of an outside engineering firm to confirm the absence of items 
of cultural or historical significance on site.  This firm has consulted with the MN State Historic 
Preservation Office (SHPO) to make help make this assessment.  A report is included as Exhibit D.  In 
addition to that, a field survey will be conducted if a need is indicated by the desktop assessment.  It will 
be complete as soon as possible and prior to application for a building permit.  Any cultural resource 
that would be directly or indirectly impacted, if any, would be subject to further evaluation following 
SHPO guidelines.   

 
 
3. Storm Water Management Measures 

 
Indicative stormwater measures are shown on the site plan.  A licensed civil engineering firm will 
determine storm water management measures and a storm water pollution prevention plan (“SWPPP”) 
study will be conducted prior to the submission of the building permit.  
 
Measures will include an analysis of the existing topography, the use of erosion control logs and silt 
fences where necessary, and establishment a germinated indigenous pollinator friendly vegetative base 
underneath the project site before construction begins to prevent erosion. The indigenous pollinator 
friendly seed mix will improve the quality of water and any wetlands nearby by slowing down the 
velocity of water runoff, improving the permeability of the soil, promoting insect and wildlife habitat, 
and not using row crop pesticides.  
 
4. Visual Impact Analysis:  

 
Current visual features of the property where the proposed Solar Facility is to be located consist of 
agricultural fields and rural residence. Adjacent uses consist of railroad lines, former agriculture fields 
that are now in reserve programs and rural residences. 
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Harmony with Nearby Residential and Agricultural Property: 
 

 Appearance: Large solar projects have similar characteristics to a greenhouse or other agricultural 
facilities. Usually no more than 8-12 feet high, solar farms are enclosed by fencing and/or 
landscaping to minimize visual impacts. 
 

 Noise: Solar projects are effectively silent. Tracking motors and inverters may produce an ambient 
hum that is not typically audible from outside the enclosure.  There is no noise at night. 

 Odor: Solar projects do not produce any byproduct or odor. 
 Traffic: Solar projects do not attract high volumes of additional traffic as they do not require 

frequent maintenance after installation.  The expected traffic volume is less than a single-family 
home. 

 Hazardous Material: PV modules are constructed with the solar cells laminated with polymers and 
the minute amounts of heavy metals used in some panels cannot mix with water or vaporize into 
the air.  Product Safety Data Sheets are included in Exhibit D. 

 
Visual resources in the area of the Solar Facility have been affected by past and present actions including 
mining, active railroads, highway/roadway construction, utility power lines, sewage, utility water pipes 
and limited commercial and residential development.  The existing terrain along with vegetation / tree 
lines will act as a visual barrier. 
 
Locations of residential, historical or recreation, have been considered during the project planning and 
development.  The combination of a perimeter Solar Facility fence, natural barrier of trees will mitigate 
views from surrounding roadways. No known inventoried aesthetic resources are located off-site within 
the potential visual field of the proposed solar arrays. 
 
The project parcel is 84 acres and adjacent to a 57 acre parcel also owned by John Bohrer.  There are 
significant areas of both properties that have dense existing forest that effectively blocks the view of the 
project from other adjacent parcels.  The parcel is positioned well off any public roadways with over 
1,400’ to the closest road to the north or east and 2,200’ to the west.     
 
Due to the long distance to adjacent properties and the zoning classification of them, the applicant is not 
proposing to include any vegetative screening.   
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Figure of Road Views looking towards proposed Solar Facility Location 
 
Glare: 
 
In general, the concept of efficient solar power is to absorb as much light as possible while reflecting as 
little light as possible, standard solar panels produce less glare and reflectance than standard window 
glass. The solar panels will be coated with a anti reflective coating.  We have included information in 
Exhibit F that shows the low reflective nature of the solar panels.   
 
Considering the existing terrain and vegetation surrounding the Solar Facility as well anti reflective 
coatings on the solar panels, roadways, buildings, and flights paths will not be impacted by glare from 
the panels. A Forge Solar SGHAT glare analysis for several adjacent roads and residences is provided 
as Exhibit G.  Due to the 2.6 mile distance from the Mankato Airport aviation glare analysis was not 
required.   
 
5. Agricultural Soil Preservation: 
 
Agricultural Soils: 
 
When considering the design of this project we have put significant focus on minimizing potential 
project effects on future agricultural land use. This plan includes measures that have been developed to 
maintain and / or improve the quality of soil resource with the expectation that the site can be returned 
to row crop agricultural use at the end of the project operation. The Applicant’s goal is to improve and 
maintain soil health during the operational phase of the project by sustaining soil functions including 
groundwater recharge, carbon sequestration, water quality and minimizing soil loss due to erosion. The 
Applicant lease has a 25-year standard operating term with the possibility of 10 years extension. 
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Allowing the land to rest for 35 years will provide an opportunity for it to regain the benefits of natural 
organic processes that don’t happen when the land is constantly worked with modern farming practices.  
 
Agricultural Soil Protection Practices: 
 

 To the extent practical, the solar facility will be developed without modifying grades. 
 Wherever possible facility roads are laid out over existing farm roads. 
 While the entire site needs to be accessed during construction, routine access patterns will avoid 

crossing agriculture soils unless necessary. 
 When practical, use lower ground pressure tracked equipment and farm carts to haul construction 

materials across fields. 
 Pile drivers will be track mounted to lessen the soil compaction caused. 
 Construction equipment travel will be limited in agricultural fields when soils are visibly saturated. 
 Use perimeter roads around fields to avoid crossing fields with heavy equipment such as dump trucks 

or cement trucks. 
 Cover crops and deep-rooted perennial vegetation will be used to promote the development of soil 

structure and reduce compaction potential. 
 When trenches need to be installed across farmland, the topsoil will be segregated from the subsoil 

and substrata. When the trench is backfilled care will be taken to replace topsoil back at the top of 
the trench. 

 
Temporary Vegetative Cover: 
 
Vegetative cover is important to promote soil health and minimize erosion losses. Maintaining healthy 
vegetative cover will help reduce the proliferation of noxious and invasive weeds. The goals of 
maintaining vegetative cover are: 
 
 Protect soils from erosion losses and promote healthy soil by establishing and maintaining a 

vegetated surface and healthy root zone during construction and throughout the operational phase. 
 Increase organic matter content of the soil to improve soil structure, increase the pool of nutrients 

available for cycling and promote long term carbon sequestration. 
 During construction temporary erosion control will be provided by mulching ad the use of temporary 

vegetative cover as well as other measures outlined in the storm water management measures. 
 
Permanent Vegetative Cover: 
 
A properly designed and maintained vegetative cover will improve the surrounding agricultural 
community, surface, and ground water quality, increase biodiversity, and improve onsite soil health. The 
goal is to have a vegetative community that stabilizes the site to minimize erosion. The permanent 
vegetative cover is designed to be sustainable with low maintenance and high ecological and agricultural 
significance. The Applicant will utilize commercially reasonable efforts to contract with a local company 
to maintain the Solar Facility. 
 



 
                                                                                                                                                                                     
 

 
 

Page | 12 
 
 

July 23, 2024 MNCSG 2019-113 LLC 

 The seed mix will be chosen to be consistent with Minnesota Statutes section 216B.1642 and using 
the guidance of the Minnesota State Board of Soil and Water Resources (Minnesota Habitat Friendly 
Solar Program) for the creation of native insect pollinator habitat, attached as Exhibit J.  

 During establishment, mowing may be required to initially control undesirable species before they 
can become established. 

 After successful establishment of the permanent vegetative community, mowing may be required 
for general maintenance and potential weed and shrub control. Mowing will be limited and only used 
when necessary. Mowing should not occur within 24 hours after a significant rainfall event when the 
soil would be susceptible to compaction. 

 Ground cover within the fenced portion of the array will follow best management practices for the 
seed type and seasonal conditions but will not grow exceeding 48 inches at any time. 

 
Perennials And Ornamental Grasses: 

  Cut back to a few inches in late fall or early spring. 
 
6. Construction: 
 
Typical Process:  
 
The construction process typically takes approximately three to six months, weather dependent to ensure 
safe site conditions for work personal. A licensed survey team, prior to any commencement of 
construction, will stake the Solar Site physical boundaries and construction footprints. The survey team 
will stake the path through any right of ways (“ROWs”) for the Interconnection Lines and/or provide a 
detailed map using GPS coordinates. Construction activities would include installation, operation and 
maintenance facility construction, road and access construction, Interconnection Line trenching, 
installation of a buried Interconnection Line, cleanup, and site reclamation. 
 
Temporary construction staging areas, including material laydown, storage, equipment assembly, 
construction trailers, construction worker parking and portable toilet facilities are anticipated during the 
duration of construction activities. Construction Operating hours during construction will be 8am-6pm. 
No water supply will be required.  
 
Applicant will use appropriate temporary (construction-related) erosion and sediment control best 
management practices through construction. Applicant agrees to the Site Rules attached as Exhibit K. 
 
Equipment: 
 
Equipment will be used for construction, including but not limited to passenger vehicles, pickup trucks, 
excavator, road grader, dump trucks, compactor, trencher, skid steer track loader, piling and drilling 
machine and forklifts will be on site almost every day throughout the construction process. 
Drain Tile: 
 
Applicant will be responsible for maintaining any existing drain tile system underneath the array and 
replacing any damage to tile occurring during construction, or any time prior to or during 
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decommissioning.  
 
The applicant has obtained a map of the known existing drain tile lines from the landowner.  These 
drain tile lines will be identified upon the completion of the ALTA survey prior to construction.  
 
Transportation Plan: 
 
Multiple truckloads of equipment, gravel and aggregates will be delivered throughout the construction 
period. Materials would be sourced locally where available. Construction crews will access to the public 
roadway as depicted in the Site Plan Set, utilizing a permanent access entrance for operations, and a 
temporary construction entrance for mobilization and construction. To ensure safe access to the site 
during and after construction of the Solar Facility, Applicant is committed to incorporating all reasonable 
road improvements and traffic related recommendations from the Town and Involved Agencies. 
Construction will involve multiple semi-trailer deliveries. Road access will be controlled for erosion 
control during construction. Construction crew parking will be located entirely within the site. No 
additional permanent parking is required unless required by local regulations. Maintenance crews will 
park within the site access road and turnaround area.  
 
Once installation is complete minimal low frequency access is required, as further described in the 
Operations and Maintenance Basic Scope of Services.  
 
Legal access to the property across the adjacent rail track parcel owned by Union Pacific Railroad is 
secured in a deed included as Exhibit H.  A letter supporting the validity of that crossing easement is 
also included in Exhibit H.  The applicant is in process of obtaining a Crossing Agreement with Union 
Pacific as well.   
There is an existing private road used to access the property from Third Ave on the west.  This road is 
located along the centerline of parcels owned by John Bohrer and Avamar Properties LLC.  There are 
existing access easements that total 33’ wide that were granted to Union Pacific Railroad Company in 
2011.  John Bohrer and Avamar Properties have entered into a letter of intent to grant each other 
reciprocal access easements that are similar in nature to the existing ones granted to Union Pacific.   
 
Temporary Roads and Parking Surfaces: 
Existing roads will be utilized as much as possible for temporary access during construction. Temporary 
roads that are not located along existing roads and that require heavy equipment to cross agricultural 
fields during construction will use the following: 
 
 Install geotextile matting designed for soil separation over exposed topsoil (or subsoil if topsoil is 

stripped) surface prior to placing a 4-inch layer of crushed rock for the road surface. 
 Complete removal of the temporary access fill and geotextile required for temporary access during 

construction or decommissioning will be removed upon completion of task. 
 The topsoil and subsoil shall be de-compacted by tillage after the roads are removed and seeded as 

described above. 
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Waste Materials: 
 
The construction of the Solar Facility will generate a variety of non-hazardous wastes during 
construction, such as paper, cardboard, plastic, and wooden pallets. Any waste or debris will be the 
responsibility of the Applicant, gathered in a dumpster that will be removed during construction progress 
as necessary. A waste management plan will be implemented during construction. 
 
7. Operations & Emergency Response: 
 
General: 
 
The Solar Facility site will operate 7 days a week, generating electricity during daylight hours by a 
qualified operations and maintenance provider, either internal or external and/or manufacturer warranty 
services, to be determined (the “Operator”). 
 

Service Description Frequency 

System 
Monitoring 
 

Operator will monitor the System via the Applicant supplied 
DAS 

Daily 

Event 
Notification 

Operator shall create an Event in the Enterprise Asset 
Management System (Bluepoint) and notify the Asset Manager 
when: the DAS generates a valid alarm, the System experiences 
an underperformance condition, or a deficiency is identified 
onsite during a site visit. 

 
 Severity: 
 High Priority events represent conditions that are either 

causing damage to System or significantly reducing electrical 
output of System. - Upon Asset Manager approval, truck roll 
within 24 hours. 

 Medium Priority events affect System electrical output, but 
not to a significant degree. - Upon Asset Manager approval, 
truck roll within 72 hours. 

 Low Priority events do not impact System electrical output. - 
Upon Asset Manager approval, truck roll within 7 business 
days or combined with another previously scheduled visit. 

 

As necessary 
per occurrence 

Diagnostic and 
troubleshooting 

Any diagnostic or troubleshooting work performed on site to 
develop the Corrective Action Plan, including travel time. 

 

As needed 

Equipment 
Warranty 
Maintenance and 
Enforcement 

 Operator shall maintain System equipment warranty and 
perform all preventative maintenance as specified by System 
equipment manufacturer. 

 All warranty diagnostic and data collection for the purposes of 

As necessary 
per occurrence 
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submitting a system warranty claim included in basic 
services. 

 Operator shall perfect and enforce all System warranties and 
coordinate the corrective actions performed by the 
manufacturer under the warranty claim. 

 Operator work performed on System warranty not reimbursed 
by Manufacturer will be included in Basic Services. 

 Warranty Maintenance and enforcement that can’t be 
completed due to the good standing and solvency of the 
System 

Equipment Manufacturer will be considered Additional Work. 
 

Warranty 
Repairs 

All labor performed onsite to replace warrantied equipment and 
return the System to full electrical output. 

 

As needed 

Corrective 
Maintenance 

All corrective action, including travel time, performed to 
complete the Corrective Action Plan. 

 

As needed 

Verification of 
Electric Revenue 
Meter 

Operator shall verify that the electric revenue meter is 
operational with an accuracy tolerance band of plus or minus 5%. 
If the Electric Revenue Meter is outside this tolerance band, 
Operator shall promptly cause the meter to be repaired or 
replaced pursuant to “Equipment Warranty and Maintenance 
Enforcement” if considered a warranty claim, or as additional 
work if not considered a warranty claim. 

 

Once every 5 
years 

Semi-Annual 
System 
Performance 
Report and 
Visual and 
Mechanical 
Inspection 

Will consist of the following: 
 Performance report (Actual vs Forecast vs Weather adjusted 

output model) for the report period 
 List of Events for the report period pulled from Bluepoint 
 Operator will visit the System between no sooner than five (5) 

months and no later than seven (7) months after the previous 
Annual Preventative Maintenance Inspection was completed 
and complete a visual and mechanical inspection of the 
System, noting all non-conformances, and documenting 
through a checklist that will be provided as part of the Semi-
Annual System Performance Report. 

 

Once every 6 
months 

Annual 
Preventative 
Maintenance and 
Performance 
Report 

Will Consist of the Following: TBD Annually, as 
mutually 
agreed upon 
between Asset 
Manager and 
Operator 

Annual Report – Performance report (Actual vs Forecast vs Weather adjusted Annually, as 
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Performance 
Summary 

output model) for the report period. mutually 
agreed upon 
between Asset 
Manager and 
Operator 

Annual Report – 
Work Order 
Summary Report 

List of Events for the report period from Bluepoint. Annually, as 
mutually 
agreed upon 
between 
Asset 
Manager and 
Operator 

Annual Report – 
Preventative 
Maintenance 
Visual & 
Mechanical 
Inspection and 
Checklist 

Visual & Mechanical Inspection checklist which includes 
inspection and maintenance activities for the following: 
 General Site Observations 
 Array 
 Racking 
 Tracker (If applicable) 
 Conduit 
 Inverters 
 Accumulation Panel(s) 
 Disconnect(s) 
 Transformer(s) 
 DAS & Weather sensors 
 Equipment manufacturer warranty maintenance 

 

Annually, as 
mutually 
agreed upon 
between Asset 
Manager and 
Operator 

Annual Report - 
Infrared Thermal 
Imaging 

Operator Shall perform infrared thermography of the following: 
 25% of system PV modules if handheld IRT is performed. 

Shall otherwise be 100% completed by aerial drone as part of 
“Annual Report – System Performance Data” 

 Hand-held IRT imaging of Inverter enclosures, combiner 
boxes, accumulation panels, disconnects, and transformers. 

 

Annually, as 
mutually 
agreed upon 
between Asset 
Manager and 
Operator 

Annual Report - 
System 
Performance 
Data 

Operator shall collect one of the following: 
 Perform I/V curve tracing on a random 25% of the PV Module 

strings. Comments will accompany any results that suggest 
there is a problem 

 Perform Aerial Drone Infrared Thermography of the entire 
System array. Thermography will be performed at a minimum 
of 500 w/m2. Drone analysis will be provided to the customer 
as both a printout and an interactive online report. 
 

Annually, as 
mutually 
agreed upon 
between Asset 
Manager and 
Operator 

System 
Performance 
Analysis 

Any System performance analytics, configuration or 
assessment initiated by Asset Manager will be considered 
additional work. 

 

As needed 



 
                                                                                                                                                                                     
 

 
 

Page | 17 
 
 

July 23, 2024 MNCSG 2019-113 LLC 

General Requests 
for Information 

Additional System tests, written reports, site visits and other 
related activities as requested by Asset Manager that are outside 
of the services detailed in this agreement. 

 

As needed 

Solar PV Module 
Cleaning 

Cleaning of the PV Modules as requested by Asset Manager. 
Operator shall monitor and recommend any special cleaning 
needs that may be required as a result of System conditions. 

As needed 

Minimum 
Vegetation 
Management and 
Snow Plowing 

Operator shall establish a timeframe for cutting the grass and 
maintaining other plant material growth in order to maintain the 
System to the Asset Manager’s requirements.  
 
Upon Asset Manager’s approval, Operator will execute the 
approved mowing plan. 

As needed, 
estimated 3 x 
vegetative 
management 
trips per year 

 
Emergency Response: 
 
Solar Facility is monitored 24 hours a day, 365 days a year remotely through a computer data acquisition 
system (DAS) so that appropriate personal can be dispatched to investigate potential problems. 
 
In the event of an onsite emergency, an AC Generator Disconnect (Isolation) Switch provides 24-hour/7-
day unlimited access and manual control. The disconnect switch must be rated for the voltage and current 
requirements of the installation. Disconnecting means shall be rated to interrupt the maximum generator 
output; meet applicable Underwriters Laboratories (UL), American National Standards Institute (ANSI), 
and IEEE standards; and shall be installed to meet the NEC and all applicable local, state, and federal 
codes. It will be clearly marked with permanent larger letters: “Generator Disconnect Switch”. 
 
A draft emergency response plan is attached as Exhibit L. 
 
Site Security: 
 
Limiting access to the Solar Facility to non-authorized persons is necessary both to ensure the safety of 
the public and to protect equipment from potential theft and vandalism. The perimeter of the Solar 
Facility will be fenced with an approximately eight-foot-high knotted wire fence.  Surveillance methods 
such as security cameras, motion detector, or heat sensors may be installed at locations along the Solar 
Facility boundary as determined necessary.  No lighting will be installed. 
 
8. Decommissioning Plan: 
 
General:    
     
The intent of the decommissioning work will be to fully remove the solar facility, dispose of any 
components, and restore the site to a grassy field. 
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Applicant has contractual obligations to the landowner regarding decommissioning arising out of 
Section 4.4 of the lease. These obligations include removal of all equipment, timelines for removal, 
owner’s rights to remove the solar facility upon failure by the Project Company, and establishment of a 
monetary security for removal in the form of a bond, escrow, or letter of credit.  
 
The purpose of the security is to ensure there is sufficient money available to return the project site to 
an appropriate condition at the end of the project’s useful life, or earlier. The County will be the 
designated beneficiary of the fund and will be provided a copy of the document establishing the security 
before construction commences. 
 
The decommissioning process for the Solar Facility is described below:  
 
Summary Statement of Expected Decommissioning Cost:     
     
The expected residual value of the solar facility is the difference between the removal/restoration cost 
and the salvage value. The decommissioning cost to remove the solar PV facility and reestablish the 
property back to a grassy field is not expected to exceed a net expenditure of decommissioning cost. 
 
Basis of Decommissioning Plan Narrative:    
     
The following is a list of assumptions and clarifications to further define the methodology used to 
establish the scope and values of the removal costs and salvage values:    
     
Civil Infrastructure    
 Topsoil used to backfill excavations will be borrowed from onsite locations. No topsoil import is 

included. 
 Remove rip rap at stormwater basins.  
 Aggregate removal will be the full depth of the aggregate section for roads, equipment pads, and 

other areas utilizing aggregate. No aggregate will be buried. Includes subgrade scarification prior to 
backfilling with topsoil.    

 Turf establishment includes mulch, fertilizer, and water as necessary to achieve 70% ground cover 
as required to satisfy the NPDES Construction General Permit.    

 Sediment control cost consists of silt fence but could also be fiber logs. Location of sediment control 
will be downslope from exposed soils only in areas where sedimentation offsite or into onsite water 
bodies can reasonably be expected. 

 Trees and shrubs shall be protected and shall remain in place.    
     
Structural Infrastructure    

 Steel pile foundation removal is estimated at 25% the effort and cost as pile installation.  
 Steel racking removal is estimated at 50% the effort and cost of racking installation.  

     
  



 
                                                                                                                                                                                     
 

 
 

Page | 19 
 
 

July 23, 2024 MNCSG 2019-113 LLC 

Electrical Infrastructure    

 PV modules to be recycled. Assumption is that the modules are 72 cell polysilicon modules, having 
an approximate dimension of 6’ x 3’ in dimension.    

 Switchgear including transformers will be removed from their respective concrete pads and recycled 
or returned to the manufacturer. 

 Copper wiring will be dug up (if required) and recycled.    
 Aluminum wiring will be dug up (if required) and recycled.    
 On site riser or interconnection poles shall be removed.    
 String inverters/combiner boxes are no more than 130 lbs. in weight and not more than 40” x 25” x 

12” in dimension. A two-person crew can dismantle a string inverter and recycle the components.
  

 Transformers are pad mounted and weigh approximately 8,500 pounds. These are typically dry type 
transformers, so there is no need for any oil disposal.    

 Underground power and communication cables can be removed by excavating with a power trencher 
or excavator.    

     
Recycling PV Modules: 
 
Recycling solar modules have environmental benefits such as: 

 Creating a useful and sustainable method of disposal. 
 Providing raw materials for repurposing and reprocessing.   
 Recovering up to 90% of the photovoltaic glass and up to 95% of the semiconductor material 

necessary for further production.   
 Recycling of rare earth metal. 
 
Schedule of Removal and Restoration Costs: 
   
The Decommissioning Plan Estimate (the “Engineer’s Estimate) is provided in Exhibit M. Costs 
associated with this Engineers Estimate represent a “turnkey” operation for a general contractor to be 
hired for this work, including permits, mobilization, contingency, etc. Haul costs assume a maximum 
distance of 60 miles between the project and nearest disposal or recycling facility. "The service life of 
the facility is assumed to be 35 years. All dollar amounts are in net- present-value. It is assumed that all 
values will inflate/deflate at consistent with baseline inflation, therefore, the net-present-value 
comparison of removal cost to salvage value will remain relevant at the end of the service life. 
 
9. Fire Prevention:  
 
This solar array will meet the requirements of the 2012 International Fire Code, specifically to sections 
605.11 – 605.11.2 for clearance, markings, and location of underground DC conductors. The Solar 
Facility will meet the international Building Code (IBC), National Electric Code (NEC), and local 
electric and fire code. NEC code is produced by the National Fire Protection Agency (NAPA) with safety 
of the public, contractors, and firefighters as the entire objective. Solar specific Code has been included 
in the NEC for over a decade. Safety is paramount in our solar PV facilities, as we need them to function 
optimally for their entire system life. 
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The local Fire Department will have 24 hour access to the site.   
   
10. Insurance Information: 
 
Applicant’s or its successor will provide a certificate of insurance meeting the following requirements: 

 Insurance provider must be rated B+ or better by “Best.” 
 Limits of $2,000,000 for each occurrence. 
 Coverage against claims for damages resulting from bodily injury, wrongful death, and property 

damage arising out of the Interconnection Customer’s ownership and/or operating of the Generation 
System under the interconnection agreement.  

 Contain a severability of interest clause of cross-liability insurance. 
 
11. Economic Impact Analysis: 
 
Benefits Summary:  
 
The development of the typical Solar Facility invests approximately $2 million dollars for every 
megawatt of AC capacity of the Solar Facility: 

 Energy supply cost savings to subscribers, which will result in an average savings of 10% off the 
supply of energy on a subscribers existing energy bill. The estimated annual consumer savings is 
$30,000 per megawatt AC capacity of the facility. The Applicants preference would be for the 
residents and businesses of Chippewa County to participate in the Applicants Community Solar 
Program and be the direct beneficiaries of reduced electricity rates. 

 Generate lease dollars for the host landowner annually for the life of the Solar Facility. 
 According to the Lawrence Berkeley National Laboratory an acre of solar panels producing zero-

emissions electricity saves between 267,526 to 303,513 pounds, or 121 to 138 metric tons, of carbon 
dioxide per year compared to using a fossil fuel generation. By comparison, according to the EPA, 
the average acre of forest in the United States sequesters 0.84 metric tons of carbon dioxide per year. 
Thus, an acre of solar panels reduces approximately 144 to 166 times more carbon dioxide per year 
than an acre of forest.  

 Create or sustain approximately 35 full-time-equivalent on site full-time temporary construction jobs 
and 2 permanent operations positions.  

 The project will incur fees for required applications and construction-related permits. 
 No capital expenditures will be required by the City or County to support the project due to the nature 

of solar facilities and the minimal impact to the regional infrastructure. 
 
Economic Impact Overview: 
 
This Solar Facility is a planned MN Community Solar project. Minnesota’s Community Solar program 
is an effort, established in 2014, which seeks to make solar easier and more affordable through 
community-driven initiatives.  
 
Community solar is a way of organizing the production and distribution of electricity from solar power. 
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Community solar refers to local solar facilities shared by multiple community subscribers who receive 
credit on their electricity bills for their share of the power produced. Community solar facilities provide 
a means for apartment dwellers, and others living in households without sufficient space to install their 
own solar panels to use this cleaner source of energy. Some facilities may have an ‘anchor’ customer 
who purchases 40% or more of the electricity, such as a business or other large user of electricity.  
 
Development of community solar facilities will generate economic impacts in three distinct phases, each 
with their own unique set of economic impacts: (1) the development phase, when interested landowners 
are identified, diligence, planning and development of the Solar Facility occurs (2) the construction 
phase, when the Solar Facility is being created and being connected to the electrical grid and customers 
are being recruited; and (3) during the operation phase, when the Solar Facility is fully operational, and 
customers are receiving electricity.  
 
Understanding Economic Impact: 
 
An “economic impact” is a change in the employment, income, and output in an area based on an activity 
that affects the local economy, such as construction and operation of community solar facilities. 
Economic impact includes three components: direct impacts, indirect impacts, and induced impacts. 
 
The direct impacts include the changes in employment, worker income, and total economic activity 
directly related to the community solar facilities.  
 During the development phase these direct impacts will include outreach and identification of lease 

landowners, development payments received by owners of land where the facilities are desired to be 
studied, payments to the utility company to apply for and study the locations potential for viability, 
payments to architectural, engineering and related services, advertising, public relations and related 
services, real estate services, county clerk’s office, permitting and environmental consulting 
services. 

 During the construction phase these direct impacts will include site preparation, installation of solar 
panels and other equipment onsite, upgrading of electrical lines and equipment to get the electricity 
produced into electrical networks, and advertising for and recruiting customers.   

 During the operation phase, these direct impacts will include operation, maintenance, and repair of 
the facilities; advertising for and recruiting customers; lease payments received by owners of the 
land where the facilities are located; and savings accrued by customers of the facilities. 

 
Indirect impacts measure the effect of these direct impacts on the businesses in the economy who sell 
products or services to the community solar facilities, such as equipment, accounting and legal services, 
and advertising. 
 
The induced impacts are the effects resulting from changes in spending by employees of the community 
solar facilities, of employees in other businesses indirectly affected by these facilities, by landowners 
receiving lease payments, and by consumers who spend the money they saved by subscribing to 
community solar.  
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 For example, if employees at an advertising company work more hours because their firm was hired 
to work on community solar facility-related activities, they’ll have more money to spend on things 
like groceries, clothing, local entertainment, and other household items. 

 
The indirect and induced effects, which measure how money ripples through other sectors of the 
economy, is also referred to as the Economic Multiplier Effect. These impacts can be measured in three 
different ways: (1) employment, which reflects the change in full-time equivalent jobs as a result of the 
community solar facility construction and operation; (2) labor income, which measures the increase in 
wages, salaries and other remuneration due to these job gains; and (3) output, which reflects the total 
change in economic activity, including the value of sales and changes in inventory. 
 
12. State Code Clarifications 
 
Intentionally Omitted 
 
13. Interim Use Permit Conditions 
 
The Applicant has compiled this preliminary Project Summary with, to the best of its knowledge, based 
on the information currently available.  The present document is subject to change and may be modified 
if new information becomes available and as design drawings are finalized prior to construction. The 
information contained in this document is preliminary and not intended to describe all the relevant 
information of the Project and is qualified in its entirety by the final application and site plans. 
 
Prior to issuance of a building permit, the Applicant will adhere to the following typical conditions: 
 
 Conduct additional research, studies and/or investigation, including but not limited to Wetlands, 

ESA, Geotechnical, Title, ALTA and final engineering to fully develop the final Site Plan Set and 
SWPPP. 

 Provide decommissioning bond or surety as required by the local law governing the Interim Use 
Permit based on the final system size. 

 Hold a preconstruction meeting with municipal staff, outside Involved Agencies (as applicable), 
Project Owner and Project Contractors. 

 
At the request of the Town, additional information can be provided before issuance of the building 
permit. 
 
We sincerely appreciate all the help we have received from your staff with regard to our application and 
we look forward to collaborating with you further to develop a great project that we can all be proud of.  
 

 



          EXHIBIT A











          EXHIBIT B



414 Nicollet Mall 
Minneapolis, MN 55401 

1-800-895-4999 
xcelenergy.com 
 

1 

January 30, 2024 
 
Solar*Rewards Community Study Results 
 
Customer Legal Name: MN CSG 2019-57 LLC 
Service Address: 23759 Third Ave Mankato, Blue Earth, MN., 56001
Project Description: 1 MW SRC Project 
Project Case Number: 05518220 
 
The New Energy Equity MN CSG 2019-57 LLC project, located at 23759 Third Ave, Mankato, Blue Earth, 
Minnesota, 56001, is Q7 in feeder queue and Q14 in substation queue.  There are 10 MWs ahead of this project 
in the feeder queue and 20.587 MWs ahead of this project in substation queue. The maximum generation 
possible at this location is 1.0MW at unity power factor. To achieve this amount of generation the following 
upgrades are required to mitigate steady state overvoltage: 
 
Distribution:  
 System Upgrades / Right-of-Way: 
 Replace existing fuse with a Viper recloser

 
Area EPS Interconnection / On-site: 

� Distribution 3 phase Extension from PCC to POC Required: ~1,150� of 336AL based on developer site
plan.

� Install Viper Recloser and Pole
 Install 277/480 pad mount transformer

 
Substation: 

 None Required 
 
Transmission: 

 None Required 
 

DER Facilities Study Summary

Disclaimer: The dollar amount shown is an estimate only and the amount owed will be the actual costs 
for this work to be determined and billed after the work is complete, with payment for actual costs due 

within 30 days after the final bill is sent. 

Summary of Cost Estimate

Construction Type Subtotal 
Distribution  

System upgrade costs $67,600 
Area EPS Interconnection Costs $161,300 

Tariffed Metering $2,740 
Substation $0 

Transmission $0 
Cost Estimate Total $231,640 

Estimated Design and Construction Time 7-12 Months 
 



          EXHIBIT C
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Project Name and/or Number:  MN CSG 2019-57 LLC

PART ONE: Applicant Information
If applicant is an entity (company, government entity, partnership, etc.), an authorized contact person must be identified.  If the 
applicant is using an agent (consultant, lawyer, or other third party) and has authorized them to act on their behalf, 
contact information must also be provided. 

Applicant/Landowner Name: Dean Eastlake  New Energy Equity 
Mailing Address: 2530 Riva Road, Suite 200, Annapolis, MD 21401 
Phone: 443-267-5011 
E-mail Address: deastlake@newenergyequity.com 

Authorized Contact (do not complete if same as above):       
Mailing Address:       
Phone:      
E-mail Address:       

Agent Name: Jonathan Knudsen 
Mailing Address: 2023 Alameda Street, Roseville, MN 55113 
Phone: 208.241.5280 
E-mail Address: jknudsen@areamconsulting.com 

PART TWO: Site Location Information 
County: Blue Earth City/Township: Mankato 
Parcel ID and/or Address: 23759 THIRD AVE 

MANKATO, MN 56001 
Legal Description (Section, Township, Range): Section 29 T109N:R26W 
Lat/Long (decimal degrees): LAT: 44.223832 

LONG: -93.977617 
Attach a map showing the location of the site in relation to local streets, roads, highways. 
Approximate size of site (acres) or if a linear project, length (feet): 10.5 

If you know that your proposal will require an individual Permit from the U.S. Army Corps of Engineers, you must provide the 
names and addresses of all property owners adjacent to the project site.  This information may be provided by attaching a list to 
your application or by using block 25 of the Application for Department of the Army permit which can be obtained at:  

http://www.mvp.usace.army.mil/Portals/57/docs/regulatory/RegulatoryDocs/engform_4345_2012oct.pdf 

PART THREE: General Project/Site Information 
If this application is related to a delineation approval, exemption determination, jurisdictional determination, or other 
correspondence submitted prior to this application then describe that here and provide the Corps of Engineers project number. 

Describe the project that is being proposed, the project purpose and need, and schedule for implementation and completion. The 
project description must fully describe the nature and scope of the proposed activity including a description of all project elements 
that effect aquatic resources (wetland, lake, tributary, etc.) and must also include plans and cross section or profile drawings 
showing the location, character, and dimensions of all proposed activities and aquatic resource impacts.   
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The proposed project is a 1 MW AC community solar garden to be built 3 miles north of Mankato, MN. The Project includes a flat 
field, currently in CRP. One wetland is present within the review area as delineated by Area M Consulting but will be avoided by all 
permanent and temporary construction and Project components.  

The final proposed Project consists of a short access road, solar array mounted on posts, equipment pads, infiltration basin, and a 
perimeter fence. The solar panels are made of glass and polysilicon which are fastened to steel racking members which are further 
attached to steel i-beams. The i-beams are driven into the ground at varying depths dependent on soil characteristics to provide 
support for the panels and will disturb approximately 3.3 inches of ground surface. A fence will be constructed around the 
perimeter of the entire area of disturbance. All Project components will avoid aquatic resources, as mapped. 

During construction, the project shall utilize erosion control measures to mitigate any silt or material leaving the project site. Upon 
completion of the project, the site will be seeded using a native grass blend which will be consistent with other uncropped fields in 
the area. Consequently, the rate, volume, and quality of the surface water runoff is expected to be minimal when compared to 
runoff generated by a plowed field of row crops. If the project is approved after inspection, it will be operational for at least 35 
years. Traffic to the community solar garden will be minimal upon completion of construction mostly for the purposes of 
grounds maintenance and performance monitoring. At the completion of the project, once the community solar garden is 
decommissioned, all project-related fencing and equipment will be removed, and the grounds will be reasonably restored to its 
initial agricultural use.  
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Project Name and/or Number:  MN CSG 2019-57 LLC

PART FOUR:  Aquatic Resource Impact1 Summary 
If your proposed project involves a direct or indirect impact to an aquatic resource (wetland, lake, tributary, etc.) identify each 
impact in the table below. Include all anticipated impacts, including those expected to be temporary. Attach an overhead view map, 
aerial photo, and/or drawing showing all of the aquatic resources in the project area and the location(s) of the proposed impacts. 
Label each aquatic resource on the map with a reference number or letter and identify the impacts in the following table.  

Aquatic Resource 
ID (as noted on 
overhead view)

Aquatic 
Resource Type 
(wetland, lake, 
tributary etc.) 

Type of Impact 
(fill, excavate, 

drain, or 
remove 

vegetation) 

Duration of 
Impact 

Permanent (P) 
or Temporary 

(T)1 

Size of Impact2 

Overall Size of 
Aquatic 

Resource 3 

Existing Plant 
Community 
Type(s) in 

Impact Area4 

County, Major 
Watershed #, 

and Bank 
Service Area # 

of Impact Area5 

1If impacts are temporary; .  For example, a project with a temporary access fill that 
 (220  

2Impacts less than 0.01 acre should be reported in square feet.  Impacts 0.01 acre or greater should be reported as acres and rounded to the 
nearest 0.01 acre.  Tributary impacts must be reported in linear feet of impact and an area of impact by indicating first the linear feet of impact 
along the flowline of the stream followed by the area impact in parentheses).  For example, a project that impacts 50 feet of a stream that is 6 
feet wide would be reported as 50 ft (300 square feet). 
3This is generally only applicable if you are applying for a de minimis exemption under MN Rules 8420.0420 Subp. 8, otherwise 
4Use Wetland Plants and Plant Community Types of Minnesota and Wisconsin 3rd Ed. as modified in MN Rules 8420.0405 Subp. 2. 
5Refer to Major Watershed and Bank Service Area maps in MN Rules 8420.0522 Subp. 7. 

If any of the above identified impacts have already occurred, identify which impacts they are and the circumstances associated 
with each: 

PART FIVE:  Applicant Signature 
  Check here if you are requesting a pre-application consultation with the Corps and LGU based on the information you have 

provided.  Regulatory entities will not initiate a formal application review if this box is checked.      

By signature below, I attest that the information in this application is complete and accurate.  I further attest that I possess the 
authority to undertake the work described herein. 

Signature: Date: 

I hereby authorize  to act on my behalf as my agent in the processing of this application and to furnish, upon request, 
supplemental information in support of this application.

1 
activities that may require approval from one or more regulatory agencies.  For purposes of this form it is not meant to 
indicate whether or not those activities may require mitigation/replacement.     
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Project Name and/or Number:  MN CSG 2019-57 LLC

Attachment A
Request for Delineation Review, Wetland Type Determination, or 

Jurisdictional Determination 

By submission of the enclosed wetland delineation report, I am requesting that the U.S. Army Corps of Engineers, St. Paul District 
(Corps) and/or the Wetland Conservation Act Local Government Unit (LGU) provide me with the following (check all that apply):  

 Wetland Type Confirmation  

 Delineation Concurrence.  Concurrence with a delineation is a written notification from the Corps and a decision from the LGU 
concurring, not concurring, or commenting on the boundaries of the aquatic resources delineated on the property. Delineation 
concurrences are generally valid for five years unless site conditions change. Under this request alone, the Corps will not address 
the jurisdictional status of the aquatic resources on the property, only the boundaries of the resources within the review area 
(including wetlands, tributaries, lakes, etc.). 

 Preliminary Jurisdictional Determination. A preliminary jurisdictional determination (PJD) is a non-binding written indication 
from the Corps that waters, including wetlands, identified on a parcel may be waters of the United States. For purposes of 
computation of impacts and compensatory mitigation requirements, a permit decision made on the basis of a PJD will treat all 
waters and wetlands in the review area as if they are jurisdictional waters of the U.S.  PJDs are advisory in nature and may not be 
appealed. 

 Approved Jurisdictional Determination. An approved jurisdictional determination (AJD) is an official Corps determination that 
jurisdictional waters of the United States are either present or absent on the property. AJDs can generally be relied upon by the 
affected party for five years. An AJD may be appealed through the Corps administrative appeal process.  

In order for the Corps and LGU to process your request, the wetland delineation must be prepared in accordance with the 1987 
Corps of Engineers Wetland Delineation Manual, any approved Regional Supplements to the 1987 Manual, and the Guidelines for 
Submitting Wetland Delineations in Minnesota (2013). 
http://www.mvp.usace.army.mil/Missions/Regulatory/DelineationJDGuidance.aspx  
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Project Name and/or Number:  MN CSG 2019-57 LLC

Attachment B
Supporting Information for Applications Involving Exemptions, No Loss 

Determinations, and Activities Not Requiring Mitigation 
Complete this part if you maintain that the identified aquatic resource impacts in Part Four do not require wetland 
replacement/compensatory mitigation OR if you are seeking verification that the proposed water resource impacts are either 
exempt from replacement or are not under CWA/WCA jurisdiction. 

Identify the specific exemption or no-loss provision for which you believe your project or site qualifies: 

MN Rule 8420.0415 Part A 

Provide a detailed explanation of how your project or site qualifies for the above. Be specific and provide and refer to attachments 
and exhibits that support your contention. Applicants should refer to rules (e.g. WCA rules), guidance documents (e.g. BWSR 
guidance, Corps guidance letters/public notices), and permit conditions (e.g. Corps General Permit conditions) to determine the 
necessary information to support the application. Applicants are strongly encouraged to contact the WCA LGU and Corps Project 
Manager prior to submitting an application if they are unsure of what type of information to provide: 

All temporary and permanent disturbance associated with the Project, including posts, pads, access roads, and laydown 
areas, will avoid wetlands. Due to the absence of wetlands within the area of development, this Project meets the criteria 

-
not occur. Although posts and pilings may be excluded under the "fill" definition, under the WCA (Commercial Solar Siting 
Guidance, MDNR 2016), they will still be placed outside of wetlands to avoid potential future impacts. During construction, 
standard BMPs such as silt fences or waddles will be employed around surface disturbance to prevent run-off or 
sedimentation into adjacent wetlands/waterbodies. Due to the proposed array layout avoiding wetlands and the 
placement of run-off prevention BMPs, impacts to wetlands will not occur. 
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MN CSG 2019-57 LLC 1/30/2024 Blue Earth

J Knudsen 109N 26W 29

4/1991 USGS Normal NV NV NV
6/2003 USDA Normal CS CS WS
11/03 Google Earth Dry NV CS NV
8/2004 USDA Wet CS NV NV
5/2006 USDA Normal CS NV CS
6/2008 USDA Normal DO CP NV
6/2009 USDA Dry WS CP NV
5/2010 USDA Dry SS CP SS
6/2010 USDA Normal DO CP CS
9/2011 Google Earth Normal CS CP NV
4/2015 Google Earth Dry WS CP NV
8/2020 Google Earth Wet DO NV CP
5/2021 Google Earth Normal WS NV WS
6/2021 Google Earth Dry WS NV NV
6/2023 Google Earth Wet WS CP CP

7 7 7
6 5 4

86 71 57

1 2 3

1 2



1 

1 Answer �N/A� if field verification is not required and was not conducted.  

MN CSG 2019-57 LLC 1/30/2024 Blue Earth

J Knudsen 109N 26W 29

1 Yes No 86 N/A Yes
2 Yes No 71 N/A Field req,
3 Yes No 57 N/A Field req.
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Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X

Yes X Yes X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6. X

7. X

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

Yes X

=Total Cover

(Plot size: 30ft )

=Total Cover70

Hydrophytic 
Vegetation 
Present? No

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

No

0

Prevalence Index worksheet:

1

1

100.0%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

1

FACU species

UPL species

(Plot size:Tree Stratum 30ft
Absolute 
% Cover

Total % Cover of:

15ft )

NWI classification:

Yes NoAre climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

City/County: Blue Earth Sampling Date: 6/20/2023

Sunvest Solar MN SP 1-1Sampling Point:

SP within Area 2 in a depression. Climactic conditions were wetter than normal.

-93.979026 NAD 83

concave

J Knudsen 20, 109N, 26WSection, Township, Range:

 Local relief (concave, convex, none):

2 Long:44.224221 Datum:

Remarks:

85 - Calco silty clay loam, 0-2 percent slopes, occassionally flooded none

monoculture
Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

0

Indicator 
Status

Dominant 
Species?

(Plot size: )

FACWPhalaris arundinacea 70

Herb Stratum 5ft

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

Hydrophytic Vegetation Indicators:

0

140

0

70

Depressional

2 - Dominance Test is >50%

0

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

0

2.00Prevalence Index  = B/A =

0

Multiply by:

140

(Plot size:

0

70

WETLAND DETERMINATION DATA FORM – Midwest Region 

SV CSG Mankato North 1

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

No

No

No

VEGETATION – Use scientific names of plants.

Is the Sampled Area

within a Wetland?

Hydrophytic Vegetation Present?

Hydric Soil Present? 

Wetland Hydrology Present?

US Army Corps of Engineers  Midwest Region – Version 2.0



Sampling Point:

% % Type1 Loc2

95 5 C M

98 2 C M

X

Type:

Depth (inches): Hydric Soil Present? Yes No

Primary Indicators (minimum of one is required; check all that apply)  

X

X

X

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X  Wetland Hydrology Present? Yes X No

Geomorphic Position (D2)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Field Observations:

SP 1-1SOIL

Restrictive Layer (if observed):

Remarks:
offsite aerial review indicated this area is a wetland.

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Redox at surface

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

HYDROLOGY

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

Saturation (A3)

Wetland Hydrology Indicators:

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

10YR 5/6

Redox in shallow strata

Slightly lighter - fewer redox

0-10

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils3:

Coast Prairie Redox (A16)

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Matrix (F3)

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Matrix

Texture Remarks

10YR 5/6

10-20

Color (moist)

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)

Dark Surface (S7)

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Redox FeaturesDepth

(inches) Color (moist)

10YR 3/1

10YR 2/1

US Army Corps of Engineers Midwest Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

Yes X

Yes X X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6.

7.

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

X

SV CSG Mankato North 1

Total Number of Dominant Species 
Across All Strata:

No

No

No

– Use scientific names of plants.

Hydrophytic Vegetation Present?

Hydric Soil Present? 

Wetland Hydrology Present?

Flat

2 - Dominance Test is >50%

Yes

0

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

200

3.25Prevalence Index  = B/A =

0

Multiply by:

60

(Plot size:

0

30

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

0

260

0

80FACW

FACU

30

No

Herb Stratum 5ft(Plot size:

FACU

10 FACU

)

Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

0

Indicator 
Status

Dominant 
Species?

City/County: Blue Earth Sampling Date: 6/20/2023

Sunvest Solar MN SP 1-2Sampling Point:

SP on edge of Area 2 adjacent to monoculture of reed canaray grass. Antecedent precipitation condition were wetter than normal.

-93.979066 NAD 83

None

J Knudsen 20, 109N, 26WSection, Township, Range:

 Local relief (concave, convex, none):

1 Long:44.224128 Datum:

Remarks:

85 - Calco silt clay loams, 0-2 percent slopes, occassionally flooded noneNWI classification:

Yes NoAre climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

(Plot size:Tree Stratum 30ft
Absolute 
% Cover

Total % Cover of:

15ft )

80

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

50

1

2

50.0%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

1

FACU species

=Total Cover

(Plot size: 30ft )

=Total Cover

No

30

10

US Army Corps of Engineers  Midwest Region – Version 2.0



Sampling Point:

% % Type1 Loc2

100

100

Type:

Depth (inches): X

Primary Indicators (minimum of one is required; check all that apply)  

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes

Water Table Present? Yes

Saturation Present? Yes X

Redox FeaturesDepth

(inches) Color (moist)

10YR 3/1

10YR 2/1

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)

Dark Surface (S7)

3Indicators of hydrophytic vegetation and

Matrix

Texture Remarks

10-20

Color (moist)

Histosol (A1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Coast Prairie Redox (A16)

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Matrix (F3)

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

Surface Water (A1)

High Water Table (A2)

Saturation (A3)

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

No redox here

No redox here

0-10

5 cm Mucky Peat or Peat (S3)

Mucky

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

SP 1-2

Remarks:
Mucky, greasy soils

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

Geomorphic Position (D2)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

US Army Corps of Engineers Midwest Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

Yes X

Yes X X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6. X

7. X

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

X

=Total Cover

(Plot size: 30ft )

=Total Cover30

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

0

1

1

100.0%

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

1

FACU species

UPL species

(Plot size:Tree Stratum 30ft
Absolute 
% Cover

Total % Cover of:

15ft )

NWI classification:

Yes NoAre climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

City/County: Blue Earth Sampling Date: 3/12/2024

NEE MN SP 2-1Sampling Point:

SP within Area 1 in a depression. Portion already delineated in 2023 for adjacent Project. Climactic conditions were normal. Not in growing season..

-93.977857 NAD 83

concave

J Knudsen 29, 109N, 26WSection, Township, Range:

 Local relief (concave, convex, none):

2 Long:44.224933 Datum:

Remarks:

85 - Calco silty clay loam, 0-2 percent slopes, occassionally flooded none

RCG could be identified, even though mowed, by color and leaf thickness.
Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Yes

0

Indicator 
Status

Dominant 
Species?

(Plot size: )

FACW30

Herb Stratum 5ft

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

0

60

0

30

Depressional

2 - Dominance Test is >50%

0

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

0

2.00Prevalence Index  = B/A =

0

Multiply by:

60

(Plot size:

0

30

MN CSG 2019-57 LLC

Total Number of Dominant Species 
Across All Strata:

No

No

No

– Use scientific names of plants.

Hydrophytic Vegetation Present?

Hydric Soil Present? 

Wetland Hydrology Present?

US Army Corps of Engineers  Midwest Region – Version 2.0



Sampling Point:

% % Type1 Loc2

95 5 C M

95 5 C M

X

X

Type:

Depth (inches):

Primary Indicators (minimum of one is required; check all that apply)  

X

X

X

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X X

Geomorphic Position (D2)

3

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

SP 2-1

Remarks:
offsite aerial review indicated this area is a wetland.

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Redox at surface

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

Saturation (A3)

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

10YR 5/6

Redox close to surface

Lighter stratum with redox

0-10

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Coast Prairie Redox (A16)

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Matrix (F3)

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Matrix

Texture Remarks

10YR 5/6

10-20

Color (moist)

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)

Dark Surface (S7)

Redox FeaturesDepth

(inches) Color (moist)

10YR 4/1

10YR 2/1

US Army Corps of Engineers Midwest Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

Yes

Yes X X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6.

7.

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

=Total Cover

(Plot size: 30ft )

=Total Cover

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

1

FACU species

UPL species

(Plot size:Tree Stratum 30ft
Absolute 
% Cover

Total % Cover of:

15ft )

NWI classification:

Yes NoAre climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

City/County: Blue Earth Sampling Date: 3/12/2024

NEE MN SP 2-2Sampling Point:

SP outside boundary of aerial imagery wetland signatures. Climactic conditions were normal. Not in growing season..

-93.977857 NAD 83

None

J Knudsen 29, 109N, 26WSection, Township, Range:

 Local relief (concave, convex, none):

3 Long:44.224933 Datum:

Remarks:

85 - Calco silty clay loam, 0-2 percent slopes, occassionally flooded none

Vegetation not evaluated or used as wetland criteria due to growing season
Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Indicator 
Status

Dominant 
Species?

(Plot size: )Herb Stratum 5ft

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

Depressional

2 - Dominance Test is >50%

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

Prevalence Index  = B/A =

Multiply by:

(Plot size:

MN CSG 2019-57 LLC

Total Number of Dominant Species 
Across All Strata:

No

No

No

– Use scientific names of plants.

Hydrophytic Vegetation Present?

Hydric Soil Present? 

Wetland Hydrology Present?

US Army Corps of Engineers  Midwest Region – Version 2.0



Sampling Point:

% % Type1 Loc2

95 5 C M

95 5 C M

X

X

Type:

Depth (inches):

Primary Indicators (minimum of one is required; check all that apply)  

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X X

Geomorphic Position (D2)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

SP 2-2

Remarks:
offsite aerial review indicated this area beyond wetland boundary.

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Redox at surface

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

Saturation (A3)

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

10YR 5/6

Redox close to surface

Lighter stratum with redox

0-11

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Coast Prairie Redox (A16)

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Matrix (F3)

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Matrix

Texture Remarks

10YR 5/6

11-15

Color (moist)

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)

Dark Surface (S7)

Redox FeaturesDepth

(inches) Color (moist)

10YR 4/1

10YR 2/1

US Army Corps of Engineers Midwest Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

Yes

Yes X X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6.

7.

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

=Total Cover

(Plot size: 30ft )

=Total Cover

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

1

FACU species

UPL species

(Plot size:Tree Stratum 30ft
Absolute 
% Cover

Total % Cover of:

15ft )

NWI classification:

Yes NoAre climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

City/County: Blue Earth Sampling Date: 3/12/2024

NEE MN SP 3Sampling Point:

SP on edge of Project area neare excavated pond. Climactic conditions were normal. Not in growing season..

-93.976633 NAD 83

None

J Knudsen 29, 109N, 26WSection, Township, Range:

 Local relief (concave, convex, none):

3 Long:44.224165 Datum:

Remarks:

1001 - Alluvial land, occassoinally flooded none

Vegetation not evaluated or used as wetland criteria due to growing season
Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Indicator 
Status

Dominant 
Species?

(Plot size: )Herb Stratum 5ft

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

Field

2 - Dominance Test is >50%

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

Prevalence Index  = B/A =

Multiply by:

(Plot size:

MN CSG 2019-57 LLC

Total Number of Dominant Species 
Across All Strata:

No

No

No

– Use scientific names of plants.

Hydrophytic Vegetation Present?

Hydric Soil Present? 

Wetland Hydrology Present?

US Army Corps of Engineers  Midwest Region – Version 2.0



Sampling Point:

% % Type1 Loc2

95 5 C M

95 5 C M

X

X

Type:

Depth (inches):

Primary Indicators (minimum of one is required; check all that apply)  

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X X

Geomorphic Position (D2)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

SP 3

Remarks:
offsite aerial review indicated this area is upland

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

5 cm Mucky Peat or Peat (S3)

Redox at surface

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

Surface Water (A1)

High Water Table (A2)

Saturation (A3)

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

10YR 5/6

Redox close to surface

Lighter stratum with redox

0-8

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Coast Prairie Redox (A16)

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Matrix (F3)

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

Matrix

Texture Remarks

10YR 5/6

8-10

Color (moist)

Histosol (A1)

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)

Dark Surface (S7)

Redox FeaturesDepth

(inches) Color (moist)

10YR 4/1

10YR 2/1

US Army Corps of Engineers Midwest Region – Version 2.0



Project/Site:

Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.):

Slope (%): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

Yes

Yes X X

Yes X

)

1.

2. (A)

3.

4. (B)

5.

(A/B)

Sapling/Shrub Stratum

1.

2.

3. x 1 =

4. x 2 =

5. x 3 =

x 4 =

x 5 =

1. Column Totals: (A) (B)

2.

3.

4.

5.

6.

7.

8. 4 - Morphological Adaptations1 (Provide supporting

9.

10.

Woody Vine Stratum

1.

2.

MN CSG 2019-57 LLC

Total Number of Dominant Species 
Across All Strata:

No

No

No

– Use scientific names of plants.

Hydrophytic Vegetation Present?

Hydric Soil Present? 

Wetland Hydrology Present?

Field - mowed

2 - Dominance Test is >50%

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

Prevalence Index  = B/A =

Multiply by:

(Plot size:

Problematic Hydrophytic Vegetation1 (Explain)

OBL species

FACW species

FAC species

Herb Stratum 5ft(Plot size: )

Vegetation not evaluated or used as wetland criteria due to growing season
Remarks:  (Include photo numbers here or on a separate sheet.)

=Total Cover

Indicator 
Status

Dominant 
Species?

City/County: Blue Earth

NEE MN

Sampling Date: 3/12/2024

Sampling Point: SP

SP on edge of area that is is plowed. Climactic conditions were normal. Not in growing season..

-93.97663 NAD 83

None

J Knudsen 29, 109N, 26WSection, Township, Range:

 Local relief (concave, convex, none):

3 Long:44.224165 Datum:

Remarks:

85 - Calco silty clay loam, 0-2 percent slopes, occassionaly flooded noneNWI classification:

Yes NoAre climatic / hydrologic conditions on the site typical for this time of year? (If no, explain in Remarks.) 

naturally problematic? (If needed, explain any answers in Remarks.)

significantly disturbed?

UPL species

(Plot size:Tree Stratum 30ft
Absolute 
% Cover

Total % Cover of:

15ft )

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Number of Dominant Species That 
Are OBL, FACW, or FAC:

    data in Remarks or on a separate sheet)

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

1

FACU species

=Total Cover

(Plot size: 30ft )

=Total Cover

US Army Corps of Engineers  Midwest Region – Version 2.0



Sampling Point:

% % Type1 Loc2

95 5 C M

95 5 C M

X

X

Type:

Depth (inches):

Primary Indicators (minimum of one is required; check all that apply)  

Sparsely Vegetated Concave Surface (B8)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X X

Redox FeaturesDepth

(inches) Color (moist)

10YR 4/1

10YR 2/1

Loamy Gleyed Matrix (F2)

Histic Epipedon (A2)

Black Histic (A3) Stripped Matrix (S6)

Loamy Mucky Mineral (F1)

Dark Surface (S7)

3Indicators of hydrophytic vegetation and

Matrix

Texture Remarks

10YR 5/6

10-15

Color (moist)

Histosol (A1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, MS=Masked Sand Grains. 2Location:  PL=Pore Lining, M=Matrix.

Coast Prairie Redox (A16)

Iron-Manganese Masses (F12)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)

Sandy Redox (S5)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

2 cm Muck (A10)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Depleted Matrix (F3)

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

Surface Water (A1)

High Water Table (A2)

Saturation (A3)

Secondary Indicators (minimum of two required)

unless disturbed or problematic.

wetland hydrology must be present,

10YR 5/6

Redox close to surface

Lighter stratum with redox

0-10

5 cm Mucky Peat or Peat (S3)

Redox at surface

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Water-Stained Leaves (B9)

Aquatic Fauna (B13)

True Aquatic Plants (B14)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Thin Muck Surface (C7)

Gauge or Well Data (D9)

Other (Explain in Remarks)

Surface Soil Cracks (B6)

Drainage Patterns (B10)

Stunted or Stressed Plants (D1)

Remarks:

SP 3

Remarks:
offsite aerial review indicated this area is upland

Dry-Season Water Table (C2)

Crayfish Burrows (C8)

Saturation Visible on Aerial Imagery (C9)

FAC-Neutral Test (D5)

Algal Mat or Crust (B4)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

(includes capillary fringe)

Geomorphic Position (D2)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

US Army Corps of Engineers Midwest Region – Version 2.0











Minnesota Department of Natural Resources
Division of Ecological & Water Resources 
500 Lafayette Road, Box 25 
St. Paul, MN 55155-4025 

April 15, 2024

Jonathan Knudsen
Area M Consulting

RE: Natural Heritage Review of the proposed MN CSG 2019-57 LLC, 
T109N R26W Section 29; Blue Earth County 

Dear Jonathan Knudsen, 

For all correspondence regarding the Natural Heritage Review of this project please include the project 
ID MCE-2024-00 in the email subject line. 

As requested, the Minnesota Natural Heritage Information System has been reviewed to determine if 
the proposed project has the potential to impact any rare species or other significant natural features.
Based on the project details provided with the request, the following rare features may be impacted by 
the proposed project:

State-listed Species 

 The lark sparrow (Chondestes grammacus), a state-listed bird species of special concern, has 
been documented in the vicinity of the project. This bird species is found in open, dry grassland 
areas with scattered trees and shrubs. They build their nest on the ground, in a shrub or a small 
tree. If feasible, avoid initial disturbance to grassland areas and tree/shrub removal from May 
15th through August 15th to avoid disturbance of nesting birds. 

 The North American racer (Coluber constrictor), a state-listed species of special concern, has been 
documented in the vicinity of the proposed project and may be encountered on site. These 
snakes occupy a variety of habitats in the deciduous forest region including forested hillsides, 
bluff prairies, grasslands, and open woods. Woodland margins and field edges are the preferred 
summer habitat. During winter months, North American racers hibernate in mammal burrows, 
caves, rock crevices, gravel banks, stone foundations, and old wells. North American racers have 
relatively large home ranges, making long-distance movements to and from their hibernacula 
each year. The North American racer emerges from hibernation in late April. Given the presence 
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of these rare snakes, the DNR recommends that the use of erosion control mesh, if any, be limited 
to wildlife-friendly materials.

 Please visit the DNR Rare Species Guide for more information on the habitat use of these species 
and recommended measures to avoid or minimize impacts.

Federally Protected Species

 To ensure compliance with federal law, conduct a federal regulatory review using the U.S. Fish 
and Wildlife Service's (USFWS) online Information for Planning and Consultation (IPaC) tool.

Environmental Review and Permitting

Please include a copy of this letter and the MCE-generated Final Project Report in any state or 
local license or permit application. Please note that measures to avoid or minimize disturbance 
to the above rare features may be included as restrictions or conditions in any required permits 
or licenses. 

The Natural Heritage Information System (NHIS), a collection of databases that contains information 
about Minnesota’s rare natural features, is maintained by the Division of Ecological and Water 
Resources, Department of Natural Resources. The NHIS is continually updated as new information 
becomes available and is the most complete source of data on Minnesota's rare or otherwise significant 
species, native plant communities, and other natural features. However, the NHIS is not an exhaustive 
inventory and thus does not represent all of the occurrences of rare features within the state. Therefore, 
ecologically significant features for which we have no records may exist within the project area. If 
additional information becomes available regarding rare features in the vicinity of the project, further 
review may be necessary. 

For environmental review purposes, the results of this Natural Heritage Review are valid for one year; 
the results are only valid for the project location and project description provided with the request. If 
project details change or the project has not occurred within one year, please resubmit the project for 
review within one year of initiating project activities. 

The Natural Heritage Review does not constitute project approval by the Department of Natural 
Resources. Instead, it identifies issues regarding known occurrences of rare features and potential 
impacts to these rare features. Visit the Natural Heritage Review website for additional information 
regarding this process, survey guidance, and other related information. For information on the 
environmental review process or other natural resource concerns, you may contact your DNR Regional 
Environmental Assessment Ecologist. 
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Thank you for consulting us on this matter and for your interest in preserving Minnesota's rare natural 
resources.

Sincerely,

James Drake
Natural Heritage Review Specialist
James.F.Drake@state.mn.us

Cc: Haley Byron
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Please find Exhibit E Site Plan Set attached as a separate document file.



          EXHIBIT F









































































          EXHIBIT L























          EXHIBIT K



SITE RULES

NEE will use commercially reasonable efforts to follow and to cause its personnel to follow 
the following rules while on the Premises. Lessor may bar further access to the Premises by any 
individual who commits repeated, material violations of these rules after such individual has received 
at least three written warnings of a particular material violation from Lessor describing, and including 
reasonable evidence documenting, such material violation. In addition, any individual violating rules 
(d)(i), (iv), or (vi) at least three times after receipt of a third written warning with documented evidence 
of such violation, will be immediately expelled from the Premises and will be banned from the 
Premises thereafter. The rules are as follows:

a) When not in active use by NEE, all access gates, as well as all interior gates, will remain closed 
at all times.

b) Smoking is prohibited except in designated construction areas and in vehicles.  NEE will 
employ reasonable precautions to prevent fires and will be responsible for all damage caused 
by NEE.

c) NEE will keep the Premises clean and free of debris created by NEE, its contractors, or others 
brought on to the Premises by NEE. NEE will not use the Premises for storage of items that 
are not related to, used or to be used in connection with, or for the benefit of all or a portion of 
the Project.

d) At no time will any of employees of NEE bring any of the following onto the Premises:

i. weapons of any type, including but not limited to, guns, bows and arrows, or sling 
shots;

ii. animal calling devices;

iii. fishing equipment or nets;

iv. dogs, cats or any other animals;

v. alcoholic beverages;

vi. illegal drugs or related paraphernalia.

e) NEE, its employees, contractors, agents and any individual allowed onto the Premises by NEE 
will use reasonable efforts to confine their activities on the Premises to the designated access 
routes and to the areas upon which operations are then being conducted.

f) No wood, plants, animals (dead or alive), antlers, artifacts or any other item that was not 
originally brought onto the Premises by NEE personnel will be removed from the Premises by 
such personnel, except that NEE can burn, remove and clear wood, plants and brush on the 
Premises.

g) A speed limit of 25 miles per hour (15 miles per hour at night) will be strictly observed while 
using roads on the Premises.

h) This Agreement does not cover or include any right or privilege of hunting or fishing on the 
Premises, all such rights being expressly reserved to Lessor.
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SWPPP/ Wetland Delineation / Watershed Letter to be provided with Building Permit Application



FORGESOLAR GLARE ANALYSIS

Summary of Results No glare predicted

PV Array Tilt Orient Annual Green Glare Annual Yellow Glare

° ° min hr min hr
PV array 1 SA

tracking
SA

tracking
0 0.0 0 0.0

Total glare received by each receptor; may include duplicate times of glare from multiple reflective surfaces. 

Receptor Annual Green Glare Annual Yellow Glare

min hr min hr

Lime Valley Road 0 0.0 0 0.0
Third Avenue 0 0.0 0 0.0
OP 1 0 0.0 0 0.0
OP 2 0 0.0 0 0.0
OP 3 0 0.0 0 0.0
OP 4 0 0.0 0 0.0

Project: MN - Bohrereast
Proposed 1MW installation at 23759 Third Ave, Mankato

Site configuration: Bohrereast

Created 15 Feb, 2024
Updated 16 Feb, 2024
Time-step 1 minute
Timezone offset UTC-6
Minimum sun altitude 0.0 deg
DNI peaks at 1,000.0 W/m  
Category 1 MW to 5 MW
Site ID 112234.19350

Ocular transmission coefficient 0.5
Pupil diameter 0.002 m 
Eye focal length 0.017 m 
Sun subtended angle 9.3 mrad 
PV analysis methodology V2

2
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Component Data

PV Arrays

Route Receptors

Name: PV array 1 
Axis tracking: Single-axis rotation 
Backtracking: Shade-slope 
Tracking axis orientation: 180.0° 
Max tracking angle: 52.0° 
Resting angle: 0.0° 
Ground Coverage Ratio: 0.33 
Rated power: 1712.0 kW 
Panel material: Smooth glass with AR coating 
Reflectivity: Vary with sun 
Slope error: correlate with material 

Vertex Latitude (°) Longitude (°) Ground elevation (ft) Height above ground (ft) Total elevation (ft)

1 44.222539 -93.978499 821.14 5.00 826.14
2 44.222539 -93.976777 824.15 5.00 829.15
3 44.224373 -93.976782 824.99 5.00 829.99
4 44.224680 -93.977040 823.67 5.00 828.67
5 44.224673 -93.977919 821.00 5.00 826.00
6 44.224219 -93.978418 820.74 5.00 825.74

Name: Lime Valley Road 
Path type: Two-way 
Observer view angle: 50.0° 

Vertex Latitude (°) Longitude (°) Ground elevation (ft) Height above ground (ft) Total elevation (ft)

1 44.225872 -93.971505 892.07 5.00 897.07
2 44.224503 -93.971344 885.33 5.00 890.33
3 44.222904 -93.971291 879.16 5.00 884.16
4 44.221218 -93.971303 892.26 5.00 897.26
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Discrete Observation Point Receptors

Name ID Latitude (°) Longitude (°) Elevation (ft) Height (ft)

OP 1 1 44.223544 -93.971623 876.96 5.50
OP 2 2 44.220719 -93.972018 867.72 5.50
OP 3 3 44.225609 -93.971827 872.46 5.50
OP 4 4 44.226104 -93.972013 872.14 5.50

Obstruction Components

Name: Third Avenue 
Path type: Two-way 
Observer view angle: 50.0° 

Vertex Latitude (°) Longitude (°) Ground elevation (ft) Height above ground (ft) Total elevation (ft)

1 44.222099 -93.989040 826.04 5.00 831.04
2 44.225735 -93.986937 811.48 5.00 816.48

Name: Obstruction 1 
Top height: 50.0 ft 

Vertex Latitude (°) Longitude (°) Ground elevation (ft)

1 44.223896 -93.975102 825.95
2 44.223028 -93.975102 825.82

Page 3 of 9



Name: Obstruction 2 
Top height: 65.0 ft 

Vertex Latitude (°) Longitude (°) Ground elevation (ft)

1 44.219967 -93.975811 830.46
2 44.221520 -93.975950 829.03
3 44.221550 -93.974974 828.66
4 44.222573 -93.975221 825.36

Name: Obstruction 3 
Top height: 65.0 ft 

Vertex Latitude (°) Longitude (°) Ground elevation (ft)

1 44.221797 -93.985417 812.03
2 44.222497 -93.985514 810.46
3 44.222943 -93.985921 808.09
4 44.223619 -93.986404 808.63
5 44.224765 -93.986350 808.47
6 44.224795 -93.985439 804.26
7 44.226887 -93.984677 808.71
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Name: Obstruction 4 
Top height: 65.0 ft 

Vertex Latitude (°) Longitude (°) Ground elevation (ft)

1 44.220159 -93.979523 823.10
2 44.221574 -93.979609 820.07
3 44.221558 -93.977034 827.22
4 44.222458 -93.977163 825.66

Name: Obstruction 5 
Top height: 65.0 ft 

Vertex Latitude (°) Longitude (°) Ground elevation (ft)

1 44.224215 -93.974275 828.41
2 44.225522 -93.974189 836.45
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Name: Obstruction 6 
Top height: 65.0 ft 

Vertex Latitude (°) Longitude (°) Ground elevation (ft)

1 44.225032 -93.972778 846.02
2 44.225593 -93.973132 844.12
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Glare Analysis Results

Summary of Results No glare predicted

PV Array Tilt Orient Annual Green Glare Annual Yellow Glare

° ° min hr min hr
PV array 1 SA

tracking
SA

tracking
0 0.0 0 0.0

Total glare received by each receptor; may include duplicate times of glare from multiple reflective surfaces. 

Receptor Annual Green Glare Annual Yellow Glare

min hr min hr

Lime Valley Road 0 0.0 0 0.0
Third Avenue 0 0.0 0 0.0
OP 1 0 0.0 0 0.0
OP 2 0 0.0 0 0.0
OP 3 0 0.0 0 0.0
OP 4 0 0.0 0 0.0

PV: PV array 1 no glare found

Receptor results ordered by category of glare

Receptor Annual Green Glare Annual Yellow Glare

min hr min hr

Lime Valley Road 0 0.0 0 0.0
Third Avenue 0 0.0 0 0.0
OP 1 0 0.0 0 0.0
OP 2 0 0.0 0 0.0
OP 3 0 0.0 0 0.0
OP 4 0 0.0 0 0.0

PV array 1 and Route: Lime Valley Road
No glare found

PV array 1 and Route: Third Avenue
No glare found
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PV array 1 and OP 1
No glare found

PV array 1 and OP 2
No glare found

PV array 1 and OP 3
No glare found

PV array 1 and OP 4
No glare found
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Assumptions

Default glare analysis parameters and observer eye characteristics (for reference only): 

• Analysis time interval: 1 minute
• Ocular transmission coefficient: 0.5
• Pupil diameter: 0.002 meters
• Eye focal length: 0.017 meters
• Sun subtended angle: 9.3 milliradians

© Sims Industries d/b/a ForgeSolar, All Rights Reserved.

"Green" glare is glare with low potential to cause an after-image (flash blindness) when observed prior to a typical blink response time. 
"Yellow" glare is glare with potential to cause an after-image (flash blindness) when observed prior to a typical blink response time. 
Times associated with glare are denoted in Standard time. For Daylight Savings, add one hour. 
The algorithm does not rigorously represent the detailed geometry of a system; detailed features such as gaps between modules, variable
height of the PV array, and support structures may impact actual glare results. However, we have validated our models against several
systems, including a PV array causing glare to the air-traffic control tower at Manchester-Boston Regional Airport and several sites in
Albuquerque, and the tool accurately predicted the occurrence and intensity of glare at different times and days of the year. 
Several V1 calculations utilize the PV array centroid, rather than the actual glare spot location, due to algorithm limitations. This may affect
results for large PV footprints. Additional analyses of array sub-sections can provide additional information on expected glare. This primarily
affects V1 analyses of path receptors. 
Random number computations are utilized by various steps of the annual hazard analysis algorithm. Predicted minutes of glare can vary
between runs as a result. This limitation primarily affects analyses of Observation Point receptors, including ATCTs. Note that the SGHAT/
ForgeSolar methodology has always relied on an analytical, qualitative approach to accurately determine the overall hazard (i.e. green vs.
yellow) of expected glare on an annual basis. 
The analysis does not automatically consider obstacles (either man-made or natural) between the observation points and the prescribed solar
installation that may obstruct observed glare, such as trees, hills, buildings, etc. 
The subtended source angle (glare spot size) is constrained by the PV array footprint size. Partitioning large arrays into smaller sections will
reduce the maximum potential subtended angle, potentially impacting results if actual glare spots are larger than the sub-array size. Additional
analyses of the combined area of adjacent sub-arrays can provide more information on potential glare hazards. (See previous point on related
limitations.) 
The variable direct normal irradiance (DNI) feature (if selected) scales the user-prescribed peak DNI using a typical clear-day irradiance profile.
This profile has a lower DNI in the mornings and evenings and a maximum at solar noon. The scaling uses a clear-day irradiance profile based
on a normalized time relative to sunrise, solar noon, and sunset, which are prescribed by a sun-position algorithm and the latitude and longitude
obtained from Google maps. The actual DNI on any given day can be affected by cloud cover, atmospheric attenuation, and other
environmental factors. 
The ocular hazard predicted by the tool depends on a number of environmental, optical, and human factors, which can be uncertain. We
provide input fields and typical ranges of values for these factors so that the user can vary these parameters to see if they have an impact on
the results. The speed of SGHAT allows expedited sensitivity and parametric analyses. 
The system output calculation is a DNI-based approximation that assumes clear, sunny skies year-round. It should not be used in place of more
rigorous modeling methods.
Hazard zone boundaries shown in the Glare Hazard plot are an approximation and visual aid based on aggregated research data. Actual ocular
impact outcomes encompass a continuous, not discrete, spectrum. 
Glare locations displayed on receptor plots are approximate. Actual glare-spot locations may differ.
Refer to the Help page at www.forgesolar.com/help/ for assumptions and limitations not listed here. 
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[EXTERNAL MAIL] Private Road Crossing - Third Ave, DOT 185461V, MP 81.53, Mankato
Sub, Mankato, MN - (Inquiry 9742)

Jacobs, Andrew <AJacobs@benesch.com>
Fri 7/19/2024 9:45 AM
To:Brian Keenan (NEE) <briank@newenergyequity.com>
Cc:Martin, Michelle <MaMartin@benesch.com>

You don't often get email from ajacobs@benesch.com. Learn why this is important

⚠⚠ Use
Cau on

[EXTERNAL EMAIL] This message was sent from someone outside the
company.
Do not click links, download a achments, or reply with personal informa on
unless you recognize the sender and know the content is safe.

Good Morning, Brian -

This will confirm receipt of the inquiry you submi ed through the Union Pacific Public Projects Contact Center on
July 19, 2024.

Project Manager, Michelle Mar n, will be coordina ng the review of your request for a private crossing
agreement at the above-referenced loca on. To start the review process, please complete the a ached Road
Crossing Applica on form with as much informa on as possible and return it to us via e-mail.

PDF--Road Crossing Applica on Form (up.com)

Please feel free to reach out to me with any ques ons or concerns.

Thank you.

Andrew Jacobs
Public Project Representative

ajacobs@benesch.com
direct: 916-245-2636 office: 916-245-1845
1430 Blue Oaks Boulevard, Suite 140, Roseville, CA 95747

The information contained in this message may be privileged, confidential, protected from disclosure or subject to copyright/patent protection. If
the reader of this message is not the intended recipient, or an employee or agent responsible for delivering this message to the intended
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Bohrereast Solar Array

          Decommissioning Plan

    Prepared for:

               MN CSG 2019-57 LLC
                   23759 THIRD AVE, MANKATO, MN, 56001

 Location: MANKATO, MN
July 18, 2024
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       1.0       Introduction

       2.0       Summary Statement of Expected Decommissioning Cost

       3.0       Basis of Plan Narrative

3.1       General

• 

• 

• 

• 

• No maximum duration has been assigned for this work. It has been assumed that this 
work would be handled by a single crew without full time site personnel.

 The decommissioning cost to remove the solar PV facility and reestablish the property 
back to a grassy field is not expected to exceed a net expenditure of $293916.93.

The following is a list of assumptions and clarifications to further define the 
methodology used to establish the scope and values of the removal costs and salvage 
values.

The purpose of this report is to describe the decommissioning process for the 
Bohrereast solar photovoltaic generation facility (“the project”) located at 23759 THIRD 
AVE, MANKATO, MN 56001. The project consists of 2592 solar modules mounted to a 
driven pile, Single Axis Tracker system. After final circuit consolidation at the equipment 
pad mounted switchboard, the system’s voltage will be stepped-up to distribution level 
at a transformer and interconnected, onto an existing utility distribution circuit.

The project converts approximately 7.2 acres of agricultural land into a power 
generation facility. Construction includes solar modules mounted on driven steel piles, 
inverters, concrete transformer and equipment pads, and gravel access roads.

Haul costs assume a maximum distance of 60 miles between the project and nearest 
disposal or recycling facility.

The intent of the decommissioning work will be to fully remove the solar facility, 
dispose of any components, and restore the site to a permanently stabilized grassed 
field.

The service life of the facility is assumed to be 35 years. Because of this there is 
inherent uncertainty with pricing estimates that far into the future. All dollar amounts 
are in net present value (NPV). It is assumed that all values will inflate/deflate 
consistent with inflation, therefore, the NPV comparison of removal cost to salvage 
value will remain relevant at the end of the service life.

Costs associated with this plan represent a “turn key” operation for a general 
contractor to be hired for this work, including permits, mobilization, contingency, etc.
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3.2       Civil Infrastructure

• 

• 
• 

• 

• 

• 

3.3       Structural Infrastructure

• 

• 

3.4       Electrical Infrastructure

• 

• 

• 
• 
• 
• 
• 

• 

3.5       Recycling PV Modules

• 
o
o Providing raw materials for repurposing and reprocessing
o
o
o Recycling of rare earth metals.

Steel pile foundation removal is estimated at 25% the effort and cost as pile 
installation.
Steel racking removal is estimated at 50% the effort and cost of racking installation.

PV modules to be recycled. Assumption is that the module value will be based off the 
module wattage. i.e. a higher wattage module will be worth more than a lower one. 

July 18, 2024

Copper wiring will be dug up (if required) and recycled.
Aluminum wiring will be dug up (if required) and recycled.

Topsoil used to backfill excavations will be borrowed from onsite locations. No topsoil 
import is included.
Removal of rip rap at stormwater basins is included.
Aggregate removal will be the full depth of the aggregate section for roads, equipment 
pads, and other areas utilizing aggregate. No aggregate will be buried. Includes 
subgrade scarification prior to backfilling with topsoil.
Turf establishment includes mulch, fertilizer, and water as necessary to achieve 70% 
ground cover as required to satisfy the NPDES Construction General Permit.
Sediment control cost consists of silt fence but could also be fiber logs. Location of 
sediment control will be downslope from exposed soils only in areas where 
sedimentation offsite or into onsite water bodies can reasonably be expected.
Trees and shrubs shall be protected and shall remain in place.

Recovering up to 90% of the photovoltaic glass and up to 95% of the 
semiconductor material necessary for further production

Recycling solar modules have environmental benefits such as

Customer owned site riser or interconnection poles shall be removed.
A two-person crew can dismantle a string inverter and recycle the components.
Transformers are pad mounted and weigh approximately 8,500 pounds. These are dry 
type transformers, so there is no need for any oil disposal.
Underground power and communication cables can be removed by excavating with a 
power trencher or excavator.

Switchgear including transformers will be removed from their respective concrete pads 
and recycled or returned to the manufacturer.
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4.0       Schedule of Removal and Restoration Costs

July 18, 2024

QUANTITY UNITS $/UNIT COST NOTES

1
Road Aggregate, Rip Rap, and Geotextile 
Removal

27000 ft3  $             1.00  $     27,000.00 
Remove full section of aggregate road, rip rap, and 
geotextile fabrics

2
Road Aggregate, Rip Rap, and Geotextile 
Haul and Offsite Disposal

27000 ft3  $             3.23  $     87,200.00 Hauling offsite

3 Topsoil Backfill 7500 ft3  $             1.00  $        7,500.00 
Onsite relocation of topsoil to backfill road and 
equipment pad excavations

4 Chainlink Fence Removal 2,300 ft  $             1.00  $        2,300.00 

5 Chainlink Fence Haul and Offsite Disposal 11,500 lbs  $             0.07  $           800.00 

6 Concrete Equipment Pad Removal 1 EA  $     5,000.00  $        5,000.00 

7 Concrete Waste Haul and Offsite Disposal 1 EA  $     2,500.00  $        2,500.00 

8 Site Grading 0.72 Acres  $     5,000.00  $        3,600.00 
Grading smooth all areas disturbed by removals, 
excavations, etc, assumed (0.1 x project area) + Road 
Area + Equipment Pad Area

9 Turf Establishment 7.2 Acres  $     1,500.00  $     10,800.00 
Hydroseed all areas disturbed by removals, 
excavations, etc

10 Sediment Control 767 ft  $           10.00  $        7,666.67 Silt fence installation

11 Foundation Removal 571 EA  $           18.70  $     10,678.29 ~25% of Install cost

12 Foundation Haul and Offsite Disposal 571 EA  $             5.96  $        3,404.15 

13 Racking Removal 80352 lbs  $             0.33  $     26,464.29 ~50% of Install cost

14 Racking Haul and Offsite Disposal 80352 lbs  $             0.03  $        2,454.15 

15 Removal of Solar Modules 2,592 EA  $             5.00  $     12,960.00 

16 Removal of String Inverters 9 EA  $     1,000.00  $        9,000.00 

17 Removal of Switchgear/Xfmr 1 EA  $     5,000.00  $        5,000.00 

18 Removal of Riser and Interconnection Poles 4 EA  $     1,000.00  $        4,000.00 

19
Removal of SCADA/Aux Panel/Weather 
Station

1 EA  $         200.00  $           200.00 

20 Removal of DC Copper Wire 1,503 lbs  $             2.00  $        3,006.00 

21 Removal of AC Aluminum Wires 1,800 lbs  $             2.00  $        3,600.00 

Total Cost  $   235,133.54 

Electrical Infrastructure

CIVIL INFRASTRUCTURE

Removal and Restoration Costs

Includes fence mesh, post framing, concrete 
foundations, gates, etc.

Structural Infrastructure

QUANTITY UNITS $/UNIT COST NOTES

1
Road Aggregate, Rip Rap, and Geotextile 
Removal

27000 ft3  $             1.00  $     27,000.00 
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geotextile fabrics

2
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Haul and Offsite Disposal
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Onsite relocation of topsoil to backfill road and 
equipment pad excavations
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Hydroseed all areas disturbed by removals, 
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   Bohrereast Decommissioning Plan

5.0       Schedule of Summary

July 18, 2024

Description Cost Units

Decommissioning Estimate (DE)  $                              235,133.54 $

Factor of Safety (FoS) 1.250

DE with FoS  $                              293,916.93 $

Summary
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Site Selection Criteria

Siting renewable energy projects is contingent on several factors, key considerations include: 

Landowner support – Privately held entities such as NEE Energy do not utilize eminent domain authority
when it comes to site selection and securing land for community solar project development. Accordingly,
solar projects only occur on properties that have complete landowner support. Property owners typically
contact NEE following outreach activities such as direct mail, phone calls, or digital campaigns promoting
NEE efforts to acquire development opportunities. Once educated about the considerations of hosting a
community solar garden, landowners can choose to participate and become a project partner.

Solar resource – Not all sites have sufficient solar access to justify building a community solar garden.
Energy production and project viability are dependent on how much available sunlight reaches the site.
Sites with compromised solar resource due to topography, vegetation, or adjacent structures cannot be
economically developed.

Parcel characteristics – Sites must have sufficient acreage, appropriate dimensions, and acceptable
topography to host a community solar garden. At a minimum, seven acres of developable area is needed
but a good site typically has twenty to forty acres dedicated to the solar project. The parcel shape must
also allow for efficient layout of the solar array(s). Narrow, elongated, or twisting parcel boundaries make
it challenging to efficiently layout and build a solar array. Additionally, a relatively flat area is required
for site development. While some gradient is acceptable, grades above 5% can significantly add to project
costs and complicate engineering and construction. In general, NEE does not develop sites that require
significant tree clearing, grading, or similar land disturbance.

Interconnection feasibility – A community solar garden requires a three-phase distribution feeder or sub-
transmission line nearby (within approximately a quarter mile) and the site must be within 4 miles of a
utility substation to avoid cost prohibitive interconnections costs.  Many sites are not chosen for
development simply because there is no practicable way for energy produced on site to access the power
grid.

Environmental impacts – NEE evaluates parcels for various environmental attributes when developing
community solar garden. Sites that offer the opportunity to avoid, minimize, or mitigate environmental
impacts are pursued for further development efforts. Evaluation efforts include screening for
archaeological, cultural, and historical resources; wetlands studies; investigating presence of endangered
or threatened species; and identifying nearby receptors for visual impacts.
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ABOUT NEW ENERGY EQUITY
New Energy Equity, an ALLETE company, is a national end-to-end
solar development and finance company, having successfully
completed more than 250 projects totaling more than 430
megawatts across the United States.

Our focus is on developing, financing, operating and managing solar
power generation assets, providing clean electricity to commercial,
industrial, municipal, and utility customers under long-term
contracts.  We have ranked on Solar Power World’s “Top Solar
Contractors” list every year since its inception and were voted one of
the fastest-growing energy companies in D.C., Maryland, and Virginia
by Inc. Magazine.

THE NEW ENERGY ADVANTAGE
A Personal Approach
When you partner with us, you'll receive a tailored approach and our
commitment of integrity, ingenuity, dedication, and diligence, so that
we thrive and succeed together.

Competitive Pricing
New Energy has access to a variety of financial resources and has
streamlined the transaction process, allowing us to offer competitive
pricing and pass along greater savings to our customers.

Flexible Credit Screening
Our diverse investor base allows for more flexibility on credit
requirements for PPA customers.

Financial Transaction Expertise
We’ve closed over 250 solar transactions, meaning we know what it
takes to get the deal done. Our expertise in finance, due diligence
and transaction execution means a simplified experience for our
clients and an exceptionally high close rate.

Technical Capability and Experience
Our team of engineers and project managers optimize system design
for the greatest solar production, highest reliability and the best
possible economics for our partners and host customers.
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Sample Specifications for the Establishment of Native 
Vegetation as Part of Habitat Friendly Solar Projects 
 
5-9-19 
Developed by the Minnesota Board of Water and Soil Resources and the Minnesota Department of 
Natural Resources  
 
Note: these specifications are suggestions for projects and should be adapted to meet specific site 
conditions and project goals.  
 
CONTRACTOR QUALIFICATIONS 
 

1. Seeding contractors must have at least three years of experience installing native seed and 
installing or maintaining prairie restoration projects or other similar types of projects. 
 

PROPOSED CHANGES TO PROJECT SPECIFICATIONS 
 

1. Once project specifications are approved by the local government unit (LGU) that is reviewing it 
for compliance with the Habitat Friendly Solar Standards they are considered final. Any changes 
to the project specifications after this point, need approval by the LGU responsible for 
compliance with the Habitat Friendly Solar Standards 
 

SEED SPECIFICATIONS 
 
1. Substitution of species in the specified seed mixes/species lists must be approved by the local 

government organization staff that are reviewing the project for compliance with the Habit 
Friendly Solar Standards.  
 

2. All seed that is supplied for projects must be labeled according to the requirements of the 
Minnesota Seed Law, section 21.82, including limits on noxious weed seed. 

3. The origin of seed is required to be listed on the seed tag for all species in a mix to provide 
verification of original (generation 0) seed source. The smallest known geographic area 
(township, county, ecotype region, etc.) shall be listed. 

o Information pertaining to purity, germination, and hard (dormant) seed of individual 
components in a mix is required on seed tags. 

o When submitting seed bids, seed vendors must list any Amaranth seeds that were 
found in official seed tests.  If Amaranth species are found in the test results, the 
Minnesota Department of Agriculture (MDA) requires that the vendor pay for genetic 
testing to determine if the Amaranth seeds present are Palmer amaranth.  

4. Seed must be cleaned to an extent sufficient to allow its passage through appropriate seeding 
equipment. 

5. Seed must originate from within 175 miles of the project site. Follow the Minnesota Board of 
Water and Soil Resourced (BWSR) seed zone map and source sequence on page 8 of BWSR’s 
Native Vegetation Establishment and Enhancement Guidelines for obtaining seed.  



6. All seed delivered to sites must have a complete label and include information about individual 
component seed lots. Installers must allow MDA staff to take seed samples when they arrive 
for a random inspection.  
 

7. The following are recommended design guidelines for pollinator seed mixes to be used for 
solar projects to help meet Habitat Friendly Solar standards. Multiple seed mixes may be used 
such as a grass-only mix under the panel and a pollinator seed mix between panels and on the 
edges of the site, however seed mixes must be designed with a sufficient percentage of fobs to 
meet the Habitat Friendly Solar Standards. Note, if projects are designed to meet Habitat 
Friendly Solar standards the planned seed mixes to be used must be included in the project 
plans for review. 

o  Minimum seeding rate of 40 seeds/sq. ft.  
o At least 40% of the total seeding rate as determined by seeds per sq. ft. should be 

composed of perennial forbs.  
o 7 or more native grass/sedge species with at least 2 species of bunchgrass.  
o 20 or more native forbs with at least 3 species in each bloom period: Early (April-May), 

Mid (June-August), and Late (August-October).  
o Include species from multiple guilds and families including: cool season grasses; warm-

season grasses; sedges/rushes; legume; and non-legume forbs  
o More information about seeding can be found in the DNR’s Prairie Establishment and 

Maintenance Technical Guidance for Solar Projects. 
 

SITE PREPARATION SPECIFICATIONS 
 
1. Seeding can only be conducted after all grading, construction activities and site preparation are 

completed.  
 

2. Treat any weeds located within the area to be seeded with Glyphosate herbicide or a similar 
non-chemical smothering technique if so desired. Conduct a second herbicide treatment if 
weeds continue growing after ten days. An herbicide that kills legumes may also be used if 
needed, but should only be applied on a case by case basis as these chemicals can often inhibit 
germination.  

 
3. Prior to seeding, for any compacted areas prepare the soil surface to provide a smooth, moist, 

and evenly textured foundation.  Use cultivating equipment such as disks, harrows, field 
diggers, or tillers capable of loosening the soil to a depth of at least 4 inches on all compacted 
areas. Till the soil surface to remove track imprints from wheeled or tracked equipment.  
Operate cultivating equipment on slopes at right angles to the direction of surface drainage.  
Soil clods, lumps, and tillage ridges 3 in. high or less may remain in place for seeding operations.  
Multiple passes of the equipment may be needed to meet these requirements. Avoid tilling 
areas that are not compacted to preserve the soil biology and prevent re-planting weed seeds. 

 
4. Seeding should be conducted within a week after tilling to minimize weed competition. If it’s 

not possible to seed the final native seed mix within this timeframe a temporary cover crop 
such as oats or barley can be used to prevent erosion. Prairie seeds can be planted directly into 
the area planted with the temporary cover provided a reduced rate of cover crop (20lb per 
acre) is used and no additional cover crop will be included as part of the native seed mix.  



 
SEEDING SPECIFICATIONS  
 
5. Seeding of prairie vegetation can be initiated once soil temperatures reach 50 degrees 

Fahrenheit in the spring (generally around May 15th). Spring seeding can be conducted through 
June 30th.  Fall dormant seeding can also be conducted from October 15th until frozen ground in 
the fall. Frost seeding can be conducted during November or March when there is less than 
four inches of snow on the ground and temperatures are above freezing. Project planning and 
design staff must provide written approval to conduct seeding outside of the recommended 
time periods.  

 
6. The seeding contractor is responsible for distributing seed across the entire project area as 

specified in the project plan.  
 
7. A native seed drill with boxes for different sized seed (such as a Truax or Trillion type seeder) or 

a broadcast seeder should be used for seed installation. If a broadcast seeder is used, the 
contractor must ensure an even distribution of seed across the entire site and follow the 
application by raking, rolling or other methods to ensure that there is sufficient seed to soil 
contact. 

 
8. If hydroseeding will be conducted where broadcast seeding is required conduct seeding by 

applying seed with only water first before placing Hydraulic Erosion Control Products (hydro-
mulching). The solar arrays must be protected using methods including appropriate shields, 
covers and avoidance measures.  Accidental overspray must be cleaned up at the time of 
installation.  

 
9. Apply certified weed free straw mulch (type 3) over the seeded areas and disc anchor where 

possible except where erosion control blanket or other erosion control devices are used as 
defined in the erosion control specifications.  

 
10. Use temporary erosion control devices (sediment logs, silt fence) as needed to prevent erosion 

prior to and during seed establishment. 
 
11. If a companion cover crop is not included with specified seed mixes for the project include a 

cover crop of oats at a rate of 20lb. per acre.  
 

MANAGEMENT SPECIFICATIONS 
 

1. Monitoring of the site’s vegetation is required three times a year during the first three years 
(June, July, August) of the project as vegetation establishes and then twice a year (June and 
September) each year in following years to determine maintenance needs beyond those 
included in these specifications.  
 

2. Year 1 Maintenance - During the first growing season vegetation in the seeded areas must be 
mowed at a raised height (>5”) every two weeks or as vegetation reaches one foot tall until 
September 30th with a flail type mower or stalk chopper that will help prevent the smothering of 
native plant seedlings.  Mowing to a height shorter than 5” can damage native vegetation. 
Hand held trimming equipment may be needed for areas under solar arrays. Herbicide should 



be used minimally and only as a spot-treatment during the first year as native plant seedlings 
will be susceptible to overspray.  
 

3. Year 2 Maintenance - Spot treat or hand pull any invasive species or noxious weeds that are 
starting to establish. In some cases it may be beneficial to spot mow weeds to prevent them 
from developing seed and then treating them with herbicide later in the season after they have 
a chance to re-grow.  
 

4. Year 3+ Maintenance - Spot treat or hand pull any invasive species or noxious weeds that are 
starting to establish. In some cases it may be beneficial to spot mow weeds to prevent them 
from developing seed and then treating them with herbicide later in the season after they have 
a chance to re-grow. After two growing seasons flail mow (or mow by using hand held 
equipment as needed) native vegetation in May each season. Do not mow earlier as mowing 
may impact pollinators that overwinter in plant stems or at the base of vegetation. 
 

5. Use spot-herbicide treatments only for treatment of invasive species and noxious weeds. Avoid 
overspray of herbicide, and only use herbicide for targeting noxious weeds or non-native plants 
that will inhibit the growth of native species. 

 
6. Any areas over 100 square feet with sparse establishment (less than one native plant every 1.5 

feet on average) after the first full growing season will require re-seeding using the original seed 
mixes specified for the project. 

 
7. The seeding will be successfully established when the area has a 90% aerial coverage of native 

plant species.  
 

8. If wildflower diversity decreases over time and the project is no longer meeting Habitat Friendly 
Solar standards use inter-seeding of wildflowers to reestablish forb diversity.  Grazing with an 
approved management plan or prescribed burning with an approved burn plan and experienced 
contractors can also be used as a way to maintain flower diversity.  
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