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1. SITE PLAN ITEMS    

 

1. CY17-25

Request of Trellis, with permission of the property owner, for a Land Use Plan amendment to
change the guided land use from Heavy Industrial to Office Residential. The subject properties are
described as part of Block 17, Oakwood Addition, City of Mankato (Blue Earth County PIDs
R010813253001, R010813253002, R010813253010, etal, 750 Linder). 

 

2. CYL18-25

Request of Minnesota Paving and Materials for the review of Registered Land Survey No. 178. The
subject property is described as the West 957 feet of the South 1365 1/2 feet of the SE 1/4 of Sec.
30-109-26 West and all that part of the N ½ of NW 1/4 Sec. 31 and the S 1/2 of SW14 Sec. 30 which
lies northeast of a straight line drawn from the southeast corner of the NE 1/4 of the NW 1/4 of Sec.
31 to the northwest corner of the SW 1/4 of the SW 1/4 of Sec. 30, being a triangular piece of land
containing 80 acres; The West 16.92 acres of the North 24 acres of the NW 1/4 NE 1/4 of Sec. 31;
The west 1 1/2 acres of the south 2 acres of the north 50 acres of the N 1/2 of NE 1/4 of said Sec. 31
and the following triangular piece or parcel of land: Beginning at the southeast corner of the N 1/2
of the NW 1/4 of said Sec. 31, thence running west 175 feet, thence running north 171.7 feet, thence
running south 44° and 25 minutes East 244.8 feet to the place of beginning, all of the above parcels
of land lying and being in Township 109 Range 26; EXCEPT a strip of land 1 rod in width adjacent
to the South line of Pilgrim's Rest Cemetery and extending the length of said Cemetery, all located
in the NE 1/4 Sec. 31-109-26 West, more particularly described as follows: Commencing at an iron
pipe at the intersection of the West line of the Mendota and Big Sioux Road, also known as the
Mankato St. Peter Highway, and the North line of Sec. 31-109-26 West, said iron being
approximately 1087 feet West of the northeast corner of said Section 31; thence running West a
distance of 585 feet, thence South 3°45' West a distance of 792 feet to the place of beginning; thence
continuing along the same line a distance of 16.5 feet, thence East and parallel to the North line of
said Section 31 a distance of 485.2 feet to the West line of the Mendota and Big Sioux Road, thence
North 10°38' East along the West line of said Mendota and Big Sioux Road a distance of 16.8 feet,
thence West and parallel to the North line of said Section 31, a distance of 488.3 feet to the place of
beginning; AND EXCEPT Beginning at a point on the North line of Section 31-T109W R-26W,
1998.8 feet East of the N.W. corner of said section, thence west on said section line 312.8 feet, thence
South 3°03' West 195.0 feet, thence South 44055' East 142.5 feet, thence South 46°00' East 250.0
feet, thence North 56°56' East 213.0 feet, thence North 0°07' West 41.15 feet, thence North 15°43'



East 60.0 feet, thence North 20°52' East 40.0 feet, thence North 32°19' East 38.0 feet, thence North
44° 26' West 258.7 feet to the point of beginning and containing 3.64 acres more or less; AND
EXCEPT Plat of a tract of land in the NE 1/4 of the NW 1/4 of Section 31 Twp. 109 N. Range 26 W.
Beginning at a point 2179.8 feet East of the NW corner and 184.6 feet South of North line of said
Section 31, thence South 44°26 minutes East 520.5 feet, thence South 0 degrees 30 minutes West
414.75 feet, thence North 53 degrees 32 minutes West 61 feet thence North 49 degrees 26 minutes
West 100 feet, thence North 47 degrees 14 minutes West 50 feet, thence North 42 degrees West 56
feet, thence North 36 degrees 10 minutes West 45.2 feet, thence South 56 degrees 59 minutes West
165.15 feet, thence North 45 degrees 35 minutes West 458.85 feet, thence North 56 degrees 56
minutes East 327 feet, thence North 0 degrees 7 minutes West 41.15 feet, thence North 15 degrees 43
minutes East 60 feet thence North 20 degrees 52 minutes East 40 feet, thence North 32 degrees 19
minutes East 38 feet to the point of beginning, said tract containing 6.149 acres more or less; AND
EXCEPT Tract A of Registered and Survey No. 172. (Blue Earth County PID R400430300006,
R400430400015, R400431100013, and R400431200034)

 

3. CY19-25

FOR INFORMATION ONLY. Request of the City of Mankato for review of certain sections of
Chapter 10 of the City Code pertaining to cannabis. 

 

2. TRAFFIC ITEMS    

 

1. No Truck Parking on Chestnut
 



   
Site Plan and Traffic Advisory Review Committee 1. 1.        
Meeting Date: 04/08/2025  

Title

CY17-25

Request of Trellis, with permission of the property owner, for a Land Use Plan amendment to change the
guided land use from Heavy Industrial to Office Residential. The subject properties are described as part of
Block 17, Oakwood Addition, City of Mankato (Blue Earth County PIDs R010813253001, R010813253002,
R010813253010, etal, 750 Linder). 

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

Request
The applicant is requesting a Land Use Plan amendment to change the guided land use from Heavy Industrial to
Office Residentia l.

Location
The subject properties are described as part of Block 17, Oakwood Addition, City of Mankato (Blue Earth County
PIDs R010813253001, R010813253002, R010813253010, etal, 750 Linder).  

Existing Land Use
The existing use is a vacant lot. 

Zoning
The property is currently zoned M-1, Light Industrial. 

Environmentally Sensitive Areas
There are no known environmentally sensitive areas.

Public Utilities
The site will be provided by city utilities. 
 

Review
Trellis, with the consent of property owners, has submitted a Land Use Plan amendment request to reclassify the
designated land use from Light Industrial to Office Residential (OR). The properties in question are owned by the
City of Mankato.
The proposed amendment seeks to change the land use designation from Heavy Industrial to Office Residential,
facilitating the development of a supportive housing project. This change aligns with the Sibley Redevelopment
Plan, which was initially considered in 2007.
To engage the community, the applicants hosted a neighborhood meeting on February 19, 2025, to discuss the
project’s status with neighboring property owners. Notices were mailed on February 10, 2025. One property owner
attended the meeting, while another inquired via email, raising questions regarding the building’s construction and
operational aspects.
The applicant intends to develop a 40-unit supportive housing complex within a three-story apartment building,
providing permanent housing for individuals and families experiencing or at risk of homelessness.



In accordance with Mankato's City Charter, on March 24, 2025, the Mankato City Council referred the Land Use
Plan amendment request to the Planning Commission for review and consideration. The Commission is responsible
for evaluating the proposal and submitting its recommendations to the Council.

A traffic study was submitted with the application which shows the research done for traffic patterns in the area. A
tragic force was developed for the year 2028 building conditions. The traffic study shows that, as the results of the
year 2028, build capacity analysis indicates that all study intersections and approaches are expected to continue to
operate at an acceptable LOS C or better during the typical weekday a.m and p.m peak hours; minimum changes to
intersection delays and queues are expected. 

Transit is avaible to the site as there is a city transit stop on Dewey Lane. 

 

Attachments
General Location Map 
Aerial Location Map 
Site 
Current Land Use 
Future Concept Plan 
Narrative and Neighborhood Meeting 
Traffic Study 
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Mankato Supportive Housing
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Mankato Supportive Housing

The Mankato Supportive Housing project intends to create permanent housing for singles and 
families who are homeless or at risk of homelessness. The project will consist of 40 supportive 
housing units in one three-story, wood-frame apartment building. The units are made up of 14 
studios, 22 1-bedrooms, and 4 2-bedrooms.

Site improvements will include outdoor common areas, green space, landscaping, and sidewalks.
Building
and site managers, and 

In 2023, Trellis replied to an RFP that the City of Mankato published for a developer of quality 
housing for people that have experienced homelessness. Trellis was the selected developer and 
started working with partners and potential funders for the project since. The project is now fully 
funded, and the site is under purchase agreement with the City, land which is currently used for 
snow storage.

The project will seek to improve local homeless response for housing and will provide a housing-
-centered approach; space for supportive services that include but are not limited to 

health, mental health, housing, employment, transportation, navigation; and case management 
provided by Partners for Housing, along with other community mainstream resources.  The project 
will utilize project-based housing vouchers to subsidize rents.

The proposed land use for the Mankato Supportive Housing site has already been adopted by the 
Sibley Redevelopment Plan. The current site is zoned as M-1 Light Industrial. The Mankato 
Supportive Housing project will be a step forward in the reinvestment and redevelopment of the 
area, with housing on an underutilized, near-downtown, and near-river location. The building will be
architecturally beautiful, harmonious with its surroundings, and the site improvements will
increase the area’s walkability by including site lighting, sidewalks, and landscaping.



Neighborhood Meeting for Housing Proposal

Trellis held a neighborhood meeting on February 19th for nearby property owners to describe the 
project and where it stands in the entitlement process. Mailings were sent on February 10th to 
everyone that was included on the City-generated list for those that live within the proper radius. 
One property owner was in attendance, and one additional property owner e-mailed to learn more 
about the project. Representatives from Trellis, Trellis Management, the City, Urbanworks 
Architecture, Partners for Housing, and Urban Design Perspectives were in attendance.  

Trellis began the meeting by describing Trellis as an organization, its mission, history, and 
commitment to lead the renovation of the Alma 
(fka Walnut Towers) and provided that as an example to our investment in the Mankato community. 
Trellis then summarized the project and referenced the visuals (attached to this narrative) to 
provide some context for the proposal. Also referenced was the land use amendment process and 
future meetings when re-zoning and other requests of the City move forward. 

Urbanworks Architecture provided more information about design, land use, planning, 
neighborhood context, nearby utility capacity, 
for the building. Trellis Management presented on its history and dedication to quality property 
management, and how it is committed to partnering with the local neighborhood and treating all 
residents with dignity. Trellis Management welcomes neighborhood feedback and reaches out 
proactively to build relationships. Partners for Housing discussed the of supportive 
services for residents coming out of homelessness and how this particular development will 

many of those most in need in the Mankato area. 

After the presentations, the property owner asked more questions about the project and the 
approach to supportive housing. The owner also talked about potential local bidding opportunities 
for the construction & operations aspect of the building. The meeting then adjourned and the 
property owner’s contact information was collected in order to keep him in the loop with future 
meetings.  

One property owner reached out to Trellis to ask about how access will work to the property, Trellis 
sent along site plans and renderings to the owner and invited further conversation if desired.  



 DRAFT REPORT 

www.transportationcollaborative.com 

 
To: Justin Eilers, Vice President - Housing Development 

Trellis Co. 

From: Matt Pacyna, PE, Principal 
Transportation Collaborative & Consultants, LLC 

Date: March 6, 2025 

Subject: Mankato Supportive Housing Development Traffic Study 

INTRODUCTION 

TC2 completed a traffic study for the proposed Supportive Housing Development in the City of Mankato. 
The subject site, shown in Figure 1, is generally bound by Poplar Street to the west, Sibley Parkway to 
the north, Dewey Lane to the east, and Linder Avenue to the south. The main objectives of the study 
are to quantify existing traffic operations within the study area, evaluate potential impacts of the 
proposed development, and recommend improvements, if necessary, to ensure safe and efficient 
operations for all users. The following study assumptions, methodology, and findings are offered for 
consideration.   

Figure 1  Subject Site 
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EXISTING CONDITIONS 

Existing conditions were reviewed within the study area to establish current traffic conditions to help 
determine impacts associated with the proposed development. The evaluation of existing conditions 
included collecting traffic volumes, observing transportation characteristics, reviewing crash history, 
and analyzing intersection capacity, which are described in the following sections.   

Traffic Volumes 

Vehicular intersection turning movement and pedestrian / bicyclist counts were collected on Thursday 
February 13, 2025 from 7 to 9 a.m. and 3 to 6 p.m. at the following locations.  

• Poplar Street and Sibley Parkway 
• Poplar Street and Linder Avenue 
• Riverfront Drive and Poplar Street 
• Riverfront Drive and Stoltzman Road / CR 16 
• Riverfront Drive and Marshall Street* 
• Riverfront Drive and Sibley Parkway 

Note that the Marshall Street intersection was estimated based on the adjacent intersection counts and 
historical traffic data. The a.m. and p.m. peak hours within the study area represent 7:45 to 8:45 a.m. 
and 3:15 to 4:15 p.m. These time periods coincide with the start / end times associated with the adjacent 
Mankato West High School which has hours of operation from 8:40 a.m. to 3:35 p.m. Average daily 
traffic (ADT) volumes were provided by MnDOT or estimated based on the data collected. 

Transportation Characteristics 

Observations were conducted within the study area to identify various transportation characteristics 
such as roadway geometry, traffic controls, speed limits, and multimodal facilities. A general overview 
of key roadways within the study area is as follows: 

• S Riverfront Drive – a 4-lane divided minor arterial roadway with left- and right-turn lanes at key 
intersections. There is sidewalk along both sides of the roadway and the speed limit is 30-mph. 

• Stoltzman Road (CR 16) – a 4-lane undivided minor arterial roadway with left-turn lanes at key 
intersections. There is sidewalk along the east side of the roadway and the speed limit is 30-mph.   

• Poplar Street – a 2-lane undivided local roadway with limited turn lanes. There is a multimodal 
facility (trail or sidewalk) on the west side of the roadway between S Riverfront Drive and Sibley 
Parkway. East of Sibley Parkway there are on-street bike lanes along both sides of the roadway and 
a sidewalk on the south side of the roadway. The speed limit is 30-mph. 

• Sibley Parkway – a 2-lane undivided local roadway with limited turn lanes. There is sidewalk along 
both sides of the roadway, except a short gap near the proposed development; there is also a 
multiuse trail to the west of Poplar Street. The speed limit is 30-mph. 

• Linder Avenue – a 2-lane undivided local roadway with no turn lanes. There is sidewalk along the 
north side of the roadway between Dewey Lane and Lamm Street.  The speed limit is 30-mph. 

All other study area roadways are local 2-lane facilities with sidewalk along at least one side of the 
roadway. The intersections along S Riverfront Drive at Poplar Street, Stolzman Road (CR 16), Marshall 
Street, and Sibley Parkway are signalized, while all other study intersections have side-street stop 
control. Existing geometrics, traffic controls, and volumes within the study area are shown in Figure 2. 



Figure 2
Existing Conditions
Mankato Supportive Housing Development Traffic Study
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Crash History 

Five (5) years of crash history were reviewed from 2020 through 2024 using MnDOT’s Crash Mapping 
Analysis Tool (MnCMAT), which identified a total of 50 intersection related crashes within the study 
area. Most crashes occurred along S Riverfront Drive at Poplar Street (21 crashes), Stolzman Road / 
CR 16 (23 crashes), Marshall Street (4 crashes), or Sibley Parkway (1 crash); there was one (1) crash 
that occurred at the Poplar Street / Sibley Parkway intersection. The crash frequency at these 
intersections is similar to or less than intersections with similar characteristics. In addition, there were 
no fatal or serious injury crashes reported within the study area. Therefore, there does not appear to be 
any existing intersection crash issues in the study area.  Note that there have been nine (9) crashes at 
the railroad bridge to the northwest of the Poplar Street / Sibley Parkway intersection.    

Intersection Capacity 

Intersection capacity was evaluated using Synchro / SimTraffic Software (version 11), which uses 
methods outlined in the Highway Capacity Manual, 6th Edition. The software is used to develop 
calibrated models that simulate observed traffic operations, account for peaking characteristics, and 
identify key metrics such as intersection Level of Service (LOS) and queues.  These models incorporate 
collected traffic, pedestrian, and bicyclist volumes, traffic controls, heavy commercial vehicle activity 
(i.e., buses and trucks), and driver behavior factors. Level of Service (LOS) quantifies how an 
intersection is operating. Intersections are graded from LOS A to LOS F, which corresponds to the 
average delay per vehicle values shown. An overall intersection LOS A though LOS D is generally 
considered acceptable in the study area. LOS A indicates the best traffic operation, while LOS F 
indicates an intersection where demand exceeds capacity.  Existing signal timing was provided by the 
City and used for the capacity analysis. 

Level of 
Service 

Average Delay / Vehicles  
Stop, Yield, and 

Roundabout 
 

Signalized 
Intersections 

A < 10 seconds < 10 seconds 

B 10 to 15 seconds 10 to 20 seconds 

C 15 to 25 seconds 20 to 35 seconds 

D 25 to 35 seconds 35 to 55 seconds 

E 35 to 50 seconds 55 to 80 seconds 

F > 50 seconds > 80 seconds 

 
For side-street stop-controlled intersections, special emphasis is given to providing an estimate for the 
level of service of the side-street approach. Traffic operations at an unsignalized intersection with side-
street stop control can be described in two ways.  First, consideration is given to the overall intersection 
level of service, which accounts for the total number of vehicles entering the intersection and the 
capability of the intersection to support the volumes. Second, it is important to consider the delay on 
the minor approach. Since the mainline does not have to stop, most delay is attributed to the side-street 
approaches. It is typical of intersections with higher mainline traffic volumes to experience high-levels 
of delay (i.e., poor levels of service) on the side-street approaches, but an acceptable overall intersection 
level of service during peak hour conditions. 
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The existing intersection capacity analysis results, summarized in Table 1, indicate that all study 
intersections and approaches operate at an acceptable LOS C or better during the typical weekday a.m. 
and p.m. peak hours. Existing queues are generally maintained within the turn lanes provided; queues 
along Stoltzman Road (CR 16) at S Riverfront Drive can extend approximately 200 to 250 feet during 
the peak period and occasionally impact the Kwik Trip driveways.  However, these queues do not 
significantly impact operations and quickly dissipate.  Thus, there are no significant existing operational 
issues from an intersection capacity perspective.     

Table 1   Existing Intersection Capacity 

Study Intersection 
Traffic 
Control 

Level of Service (Delay) 

AM Peak Hour PM Peak Hour 

Poplar Street and Sibley Parkway SSS A / A (6) A / A (7) 

Poplar Street and Linder Avenue SSS A / A (5) A / A (5) 

Riverfront Drive and Poplar Street Signal B (14) B (12) 

Riverfront Drive and Stoltzman Road / CR 16 Signal B (17) C (24) 

Riverfront Drive and Marshall Street Signal A (5) A (6) 

Riverfront Drive and Sibley Parkway Signal A (2) A (3) 

SSS – Side-Street-Stop 

PROPOSED DEVELOPMENT  

The proposed development is generally bound 
by Poplar Street to the west, Sibley Parkway to 
the north, Dewey Lane to the east, and Linder 
Avenue to the south. As proposed, the 1.56 acre 
project includes a total of 40 multi-family 
supportive housing units, which includes a 
combination of studio, one-, and two-bedroom 
units. The site is currently vacant. For study 
purposes, the project was assumed to be open 
for residents in the year 2027. 

The existing access along Linder Avenue, which 
is about 150 feet east of Poplar Street, will 
provide the only access to the proposed 
development.  The existing access along Poplar 
Street will be closed as part of the project. A 
total of 34 parking spaces are proposed, as well 
as sidewalk along the south, west, and north 
sides of the property.  There are no plans to 
provide a roundabout at the Poplar Street and 
Sibley Parkway intersection.   
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TRAFFIC FORECASTS 

Traffic forecasts were developed for year 2028 build conditions, which represents one-year after 
opening. The traffic forecasts account for general background growth, known adjacent development(s), 
and trip generation from the proposed development. The following information summarizes the traffic 
forecast development process. 

Background Growth 

To account for general background growth in the study area, an annual growth rate of one (1) percent 
was applied to the existing traffic volumes to develop year 2028 background traffic forecasts. This 
growth rate is consistent with forecasted growth within the MAPO 2045 Transportation Plan. However, 
it should be noted that historical ADT volumes within the study area have been steady or decreasing 
over the last 10 years. Therefore, the assumed growth rate provides a relatively conservative estimate 
for analysis purposes.   

Adjacent Developments 

Discussion with City staff indicates there are multiple area projects in various planning / development 
stages. These adjacent projects include the 64-unit Lewis Lofts affordable senior housing development 
planned to open this spring, as well as approximately 105 townhome / multifamily units planned / under 
construction to the northwest of the Poplar Street and Sibley Parkway intersection. To account for these 
adjacent developments, trip generation estimates were developed, and their respective trips were 
distributed to the adjacent roadway network in a similar pattern as the proposed development. A 
summary of the adjacent development trip generation is included in Table 2.   

Development Trip Generation 

Trip generation estimates for the proposed and adjacent developments were created using the ITE Trip 
Generation Manual, 11th Edition and includes trips for typical weekday a.m. and p.m. peak hours, as well 
as daily.  The proposed development, shown in Table 2, is estimated to generate 25 a.m. peak hour 
(7 in / 18 out), 27 p.m. peak hour (16 in / 11 out), and 290 daily (145 in / 145 out) trips. The adjacent 
developments are estimated to generate a total of 63 a.m. peak hour (17 in / 46 out), 76 p.m. peak hour 
(44 in / 32 out), and 960 daily (480 in / 480 out) trips. No modal reductions were applied to provide a 
more conservative estimate.   

Table 2   Trip Generation Summary

Land Use Type (ITE Code) Size 
AM Peak Hour PM Peak Hour 

Daily 
In Out In Out 

Adjacent Developments 

   Lewis Lofts (252) 64 units 4 9 9 7 210 

   NW Area Developments (215) 105 units 13 37 35 25 750 

Total Adjacent Development Trips 17 46 44 32 960 

Proposed Development 

    Affordable Housing (223) 40 units 7 18 16 11 290 
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Site generated trips for the proposed and adjacent developments were distributed throughout the study 
area using the directional distribution shown in Figure 3, which is based on a combination of existing 
area travel patterns and engineering judgment. Figure 3 also shows the proposed and adjacent 
development site trips at the study intersections. The resultant year 2028 build condition traffic forecasts 
are illustrated in Figure 4. 

YEAR 2028 CONDITIONS 

To understand impacts associated with the proposed and adjacent developments, a future intersection 
capacity analysis was completed for year 2028 build conditions. Results of the year 2028 build capacity 
analysis shown in Table 3 indicate that all study intersections and approaches are expected to continue 
to operate at an acceptable LOS C or better during the typical weekday a.m. and p.m. peak hours. 
Minimal change to intersection delays and queues are expected, which is a result of the relatively low 
trip generation of the developments, as well as the robust transportation network that provides multiple 
options for motorists to access the sites. Thus, no operational issues are expected as a result of the 
area developments from an intersection capacity perspective.     

Table 3   Year 2028 Build Intersection Capacity

Study Intersection 
Traffic 
Control 

Level of Service (Delay) 

AM Peak Hour PM Peak Hour 

Poplar Street and Sibley Parkway SSS A / A (6) A / A (8) 

Poplar Street and Linder Avenue SSS A / A (5) A / A (6) 

Riverfront Drive and Poplar Street Signal B (15) B (12) 

Riverfront Drive and Stoltzman Road / CR 16 Signal B (18) C (24) 

Riverfront Drive and Marshall Street Signal A (6) A (6) 

Riverfront Drive and Sibley Parkway Signal A (3) A (4) 

SSS – Side-Street-Stop 

SITE PLAN CONSIDERATIONS 
A review of the proposed site plan does not indicate any major issues. However, the following items are 
offered for further consideration between the City and / or project team. 

• Locate signage and landscaping to avoid creating any sight distance issues.

• Review truck maneuverability to limit potential internal circulation conflicts; a second access may be
needed to support internal truck maneuverability, such as an access to Poplar Street.

• Install appropriate internal traffic controls (i.e., stop signs, etc.) per coordination with City staff.
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Figure 4
2028 Build Conditions
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CONCLUSIONS  

Based on the findings of the study, the following conclusions are offered for consideration.    

1) There are no existing intersection crash frequency or severity issues within the study area. 

2) All study intersections and approaches operate at an acceptable LOS C or better during the typical 
weekday a.m. and p.m. peak hours; there are no significant existing operational issues from an 
intersection capacity perspective.     

3) The project includes a total of 40 multi-family supportive housing units, which includes a combination 
of studio, one-, and two-bedroom units.  

a. Adjacent projects accounted for in this study include the 64-unit Lewis Lofts affordable senior 
housing development planned to open this spring, as well as approximately 105 townhome / 
multifamily units planned / under construction to the northwest of the Poplar Street and Sibley 
Parkway intersection. 

4) Traffic forecasts were developed for year 2028 build conditions, which includes a one (1) percent 
annual background growth rate and trip generation from the proposed and adjacent developments.   

a. The proposed development is estimated to generate 25 a.m. peak hour (7 in / 18 out), 27 p.m. 
peak hour (16 in / 11 out), and 290 daily (145 in / 145 out) trips. 

b. The adjacent developments are estimated to generate a total of 63 a.m. peak hour (17 in /  
46 out), 76 p.m. peak hour (44 in / 32 out), and 960 daily (480 in / 480 out) trips  

5) Results of the year 2028 build capacity analysis indicate that all study intersections and approaches 
are expected to continue to operate at an acceptable LOS C or better during the typical weekday 
a.m. and p.m. peak hours; minimal change to intersection delays and queues are expected. 

a. No operational issues are expected because of the area developments from an intersection 
capacity perspective.     

6) The following site plan related items are offered for further consideration. 

a. Locate signage and landscaping to avoid creating any sight distance issues. 

b. Review truck maneuverability to limit potential internal circulation conflicts; a second access may 
be needed to support internal truck maneuverability, such as an access to Poplar Street. 

c. Install appropriate internal traffic controls (i.e., stop signs, etc.) per coordination with City staff. 

 



   
Site Plan and Traffic Advisory Review Committee 1. 2.        
Meeting Date: 04/08/2025  

Title

CYL18-25

Request of Minnesota Paving and Materials for the review of Registered Land Survey No. 178. The subject
property is described as the West 957 feet of the South 1365 1/2 feet of the SE 1/4 of Sec. 30-109-26 West and
all that part of the N ½ of NW 1/4 Sec. 31 and the S 1/2 of SW14 Sec. 30 which lies northeast of a straight line
drawn from the southeast corner of the NE 1/4 of the NW 1/4 of Sec. 31 to the northwest corner of the SW
1/4 of the SW 1/4 of Sec. 30, being a triangular piece of land containing 80 acres; The West 16.92 acres of the
North 24 acres of the NW 1/4 NE 1/4 of Sec. 31; The west 1 1/2 acres of the south 2 acres of the north 50 acres
of the N 1/2 of NE 1/4 of said Sec. 31 and the following triangular piece or parcel of land: Beginning at the
southeast corner of the N 1/2 of the NW 1/4 of said Sec. 31, thence running west 175 feet, thence running
north 171.7 feet, thence running south 44° and 25 minutes East 244.8 feet to the place of beginning, all of the
above parcels of land lying and being in Township 109 Range 26; EXCEPT a strip of land 1 rod in width
adjacent to the South line of Pilgrim's Rest Cemetery and extending the length of said Cemetery, all located
in the NE 1/4 Sec. 31-109-26 West, more particularly described as follows: Commencing at an iron pipe at the
intersection of the West line of the Mendota and Big Sioux Road, also known as the Mankato St. Peter
Highway, and the North line of Sec. 31-109-26 West, said iron being approximately 1087 feet West of the
northeast corner of said Section 31; thence running West a distance of 585 feet, thence South 3°45' West a
distance of 792 feet to the place of beginning; thence continuing along the same line a distance of 16.5 feet,
thence East and parallel to the North line of said Section 31 a distance of 485.2 feet to the West line of the
Mendota and Big Sioux Road, thence North 10°38' East along the West line of said Mendota and Big Sioux
Road a distance of 16.8 feet, thence West and parallel to the North line of said Section 31, a distance of 488.3
feet to the place of beginning; AND EXCEPT Beginning at a point on the North line of Section 31-T109W
R-26W, 1998.8 feet East of the N.W. corner of said section, thence west on said section line 312.8 feet, thence
South 3°03' West 195.0 feet, thence South 44055' East 142.5 feet, thence South 46°00' East 250.0 feet, thence
North 56°56' East 213.0 feet, thence North 0°07' West 41.15 feet, thence North 15°43' East 60.0 feet, thence
North 20°52' East 40.0 feet, thence North 32°19' East 38.0 feet, thence North 44° 26' West 258.7 feet to the
point of beginning and containing 3.64 acres more or less; AND EXCEPT Plat of a tract of land in the NE 1/4
of the NW 1/4 of Section 31 Twp. 109 N. Range 26 W. Beginning at a point 2179.8 feet East of the NW corner
and 184.6 feet South of North line of said Section 31, thence South 44°26 minutes East 520.5 feet, thence
South 0 degrees 30 minutes West 414.75 feet, thence North 53 degrees 32 minutes West 61 feet thence North
49 degrees 26 minutes West 100 feet, thence North 47 degrees 14 minutes West 50 feet, thence North 42
degrees West 56 feet, thence North 36 degrees 10 minutes West 45.2 feet, thence South 56 degrees 59 minutes
West 165.15 feet, thence North 45 degrees 35 minutes West 458.85 feet, thence North 56 degrees 56 minutes
East 327 feet, thence North 0 degrees 7 minutes West 41.15 feet, thence North 15 degrees 43 minutes East 60
feet thence North 20 degrees 52 minutes East 40 feet, thence North 32 degrees 19 minutes East 38 feet to the
point of beginning, said tract containing 6.149 acres more or less; AND EXCEPT Tract A of Registered and
Survey No. 172. (Blue Earth County PID R400430300006, R400430400015, R400431100013, and R400431200034)

Applicant
The applicant, Minnesota Paving and Materials, owner of the property.
 

Request
Minnesota Paving and Materials has requested the review of Registered Land Survey No. 178. The proposal



Minnesota Paving and Materials has requested the review of Registered Land Survey No. 178. The proposal
reconfigures parcels owned by the property owner into five new tracts of land. Tract 1 is 106.00 acres and contains
wetlands on the western portion of the property. Tract 2 is 6.48 acres; Tract 3 is 0.07 acres and will be dedicated to
Blue Earth County; Tract 4 is 0.17 acre and will be sold to the Northern adjacent property owner; Tract 5 is 0.21
acres and will be sold to the Southern adjacent property owner.
.
 

Location
The subject property is located near the SMC compost site near the cemetery and Stoffel Quarry within Lime
Township. It is described as the West 957 feet of the South 1365 1/2 feet of the SE 1/4 of Sec. 30-109-26 West and
all that part of the N ½ of NW 1/4 Sec. 31 and the S 1/2 of SW14 Sec. 30 which lies northeast of a straight line
drawn from the southeast corner of the NE 1/4 of the NW 1/4 of Sec. 31 to the northwest corner of the SW 1/4 of
the SW 1/4 of Sec. 30, being a triangular piece of land containing 80 acres; The West 16.92 acres of the North 24
acres of the NW 1/4 NE 1/4 of Sec. 31; The west 1 1/2 acres of the south 2 acres of the north 50 acres of the N 1/2
of NE 1/4 of said Sec. 31 and the following triangular piece or parcel of land: Beginning at the southeast corner of
the N 1/2 of the NW 1/4 of said Sec. 31, thence running west 175 feet, thence running north 171.7 feet, thence
running south 44° and 25 minutes East 244.8 feet to the place of beginning, all of the above parcels of land lying
and being in Township 109 Range 26; EXCEPT a strip of land 1 rod in width adjacent to the South line of Pilgrim's
Rest Cemetery and extending the length of said Cemetery, all located in the NE 1/4 Sec. 31-109-26 West, more
particularly described as follows: Commencing at an iron pipe at the intersection of the West line of the Mendota
and Big Sioux Road, also known as the Mankato St. Peter Highway, and the North line of Sec. 31-109-26 West,
said iron being approximately 1087 feet West of the northeast corner of said Section 31; thence running West a
distance of 585 feet, thence South 3°45' West a distance of 792 feet to the place of beginning; thence continuing
along the same line a distance of 16.5 feet, thence East and parallel to the North line of said Section 31 a distance of
485.2 feet to the West line of the Mendota and Big Sioux Road, thence North 10°38' East along the West line of said
Mendota and Big Sioux Road a distance of 16.8 feet, thence West and parallel to the North line of said Section 31,
a distance of 488.3 feet to the place of beginning; AND EXCEPT Beginning at a point on the North line of Section
31-T109W R-26W, 1998.8 feet East of the N.W. corner of said section, thence west on said section line 312.8 feet,
thence South 3°03' West 195.0 feet, thence South 44055' East 142.5 feet, thence South 46°00' East 250.0 feet,
thence North 56°56' East 213.0 feet, thence North 0°07' West 41.15 feet, thence North 15°43' East 60.0 feet, thence
North 20°52' East 40.0 feet, thence North 32°19' East 38.0 feet, thence North 44° 26' West 258.7 feet to the point of
beginning and containing 3.64 acres more or less; AND EXCEPT Plat of a tract of land in the NE 1/4 of the NW
1/4 of Section 31 Twp. 109 N. Range 26 W. Beginning at a point 2179.8 feet East of the NW corner and 184.6 feet
South of North line of said Section 31, thence South 44°26 minutes East 520.5 feet, thence South 0 degrees 30
minutes West 414.75 feet, thence North 53 degrees 32 minutes West 61 feet thence North 49 degrees 26 minutes
West 100 feet, thence North 47 degrees 14 minutes West 50 feet, thence North 42 degrees West 56 feet, thence
North 36 degrees 10 minutes West 45.2 feet, thence South 56 degrees 59 minutes West 165.15 feet, thence North 45
degrees 35 minutes West 458.85 feet, thence North 56 degrees 56 minutes East 327 feet, thence North 0 degrees 7
minutes West 41.15 feet, thence North 15 degrees 43 minutes East 60 feet thence North 20 degrees 52 minutes East
40 feet, thence North 32 degrees 19 minutes East 38 feet to the point of beginning, said tract containing 6.149 acres
more or less; AND EXCEPT Tract A of Registered and Survey No. 172. (Blue Earth County PID R400430300006,
R400430400015, R400431100013, and R400431200034)
 

Existing Land Use
The land consists of 4 parcels located west of Third Avenue. Parcel R400430300006 containing 83.42 acres and
R400430400015 containing 3.95 acres are currently used for mining purposes. The 2.29-acre parcel,
R400431100013, is an open lot with environmentally sensitive areas.

Lastly, parcel R400431200034 contains 3 separate areas that consist of 23 acres. The two sections located north of
231st Lane are currently used for a land fill facility and the southern portion contains an office and environmentally
sensitive areas.
 



Zoning
The northern parcels ending in 0006 and 0015 are zoned Rural Conservation. The southern parcels ending 0034
and 0013 are zoned Industry in by the Lime Township Zoning Ordinance.
 

Environmentally Sensitive Areas
A wetland delineation was conducted in October 2023 and a prehistoric wetland was identified on western side of
the mining operation parcel R400430300006 and on northwestern portion of parcel R400431200034.
 

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

Review
Minnesota Paving and Materials has applied for a review of Registered Land Survey number 178. The proposal
reconfigures parcels owned by the property owner into five new tracts of land. Tract 1 is 106.00 acres and contains
wetlands on the western portion of the property. Tract 2 is 6.48 acres; Tract 3 is 0.07 acres and will be dedicated to
Blue Earth County; Tract 4 is 0.17 acre and will be sold to the Northern adjacent property owner; Tract 5 is 0.21
acres and will be sold to the Southern adjacent property owner.

Tract 2, 3, 4, 5, and the southern portion of 1 are located in the Industry zoning district.

The northern portion of Tract 1 is located in the Rural Conservation District where mines are outlined as interim
uses within the district.
Site plans show that access to Tracts 1 and 2 will remain the same off of 231st Lane. This is considered a private
drive that is located on the western side of Third Avenue. The applicant has submitted an access easement
agreement to grant access to Tract 2 from the private drive.
 

Attachments
General Location Map 
Aerial Map 
Plat 
Easement Agreement 

https://www.mankatomn.gov/home/showpublisheddocument/7463/636999959337830000
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SURVEYOR'S CERTIFICATE

The West 957 feet of the South 1365 1/2 feet of the SE 1/4 of Sec. 30-109-26 West and all that part of the N 1/2
of NW 1/4 Sec. 31 and the S 1/2 of SW14 Sec. 30 which lies northeast of a straight line drawn from the
southeast corner of the NE 1/4 of the NW 1/4 of Sec. 31 to the northwest corner of the SW 1/4 of the SW 1/4 of
Sec. 30, being a triangular piece of land containing 80 acres.

The West 16.92 acres of the North 24 acres of the NW 1/4 NE 1/4 of Sec. 31.

The west 1 1/2 acres of the south 2 acres of the north 50 acres of the N 1/2 of NE 1/4 of said Sec. 31 and the
following triangular piece or parcel of land: Beginning at the southeast corner of the N 1/2 of the NW 1/4 of
said Sec. 31, thence running west 175 feet, thence running north 171.7 feet, thence running south 44° and 25 minutes
East 244.8 feet to the place of beginning, all of the above parcels of land lying and being in Township 109
Range 26.

EXCEPT a strip of land 1 rod in width
adjacent to the South line of Pilgrim's Rest Cemetery and extending the length of said Cemetery, all located
in the NE 1/4 Sec. 31-109-26 West, more particularly described as follows: Commencing at an iron pipe at the
intersection of the West line of the Mendota and Big Sioux Road, also known as the Mankato St. Peter
Highway, and the North line of Sec. 31-109-26 West, said iron being approximately 1087 feet West of the
northeast corner of said Section 31; thence running West a distance of 585 feet, thence South 3°45' West a
distance of 792 feet to the place of beginning; thence continuing along the same line a distance of 16.5 feet,
thence East and parallel to the North line of said Section 31 a distance of 485.2 feet to the West line of the
Mendota and Big Sioux Road, thence North 10°38' East along the West line of said Mendota and Big Sioux
Road a distance of 16.8 feet, thence West and parallel to the North line of said Section 31, a distance of
488.3 feet to the place of beginning.

AND EXCEPT

Beginning at a point on the North line of Section 31-T109W R-26W, 1998.8 feet East of the N.W. corner of
said section, thence west on said section line 312.8 feet, thence South 3°03' West 195.0 feet, thence South
44055' East 142.5 feet, thence South 46°00' East 250.0 feet, thence North 56°56' East 213.0 feet, thence
North 0°07' West 41.15 feet, thence North 15°43' East 60.0 feet, thence North 20°52' East 40.0 feet, thence
North 32°19' East 38.0 feet, thence North 44° 26' West 258.7 feet to the point of beginning and containing
3.64 acres more or less.

AND EXCEPT

Plat of a tract of land in the NE 1/4 of the NW 1/4 of Section 31 Twp. 109 N.
Range 26 W. Beginning at a point 2179.8 feet East of the NW corner and 184.6 feet South of North line of
said Section 31, thence South 44°26 minutes East 520.5 feet, thence South 0 degrees 30 minutes West
414.75 feet, thence North 53 degrees 32 minutes West 61 feet thence North 49 degrees 26 minutes West
100 feet, thence North 47 degrees 14 minutes West 50 feet, thence North 42 degrees West 56 feet, thence
North 36 degrees 10 minutes West 45.2 feet, thence South 56 degrees 59 minutes West 165.15 feet, thence
North 45 degrees 35 minutes West 458.85 feet, thence North 56 degrees 56 minutes East 327 feet, thence
North 0 degrees 7 minutes West 41.15 feet, thence North 15 degrees 43 minutes East 60 feet thence North
20 degrees 52 minutes East 40 feet, thence North 32 degrees 19 minutes East 38 feet to the point of
beginning, said tract containing 6.149 acres more or less.

AND EXCEPT

Tract A of Registered and Survey  No. 172.

I hereby certify that this Registered Land Survey is a correct delineation of said survey. Dated this ______day of____________, 2024.

____________________________

Michael M. Eichers, Land Surveyor
Minnesota License No. 46564

State of Minnesota
County of Blue Earth

The foregoing Surveyor's Certificate was acknowledged before me this ______ day of ____________ 2024 , by Michael M. Eichers, Land
Surveyor, Minnesota License No. 46564.

______________________________

Nathan P. Myhra
Notary Public, Blue Earth County, Minnesota
My Commission Expires Jan. 31, 2028

PENDING FINAL REVIEW
FINAL PLAT 

(04-02-2025)

REVIEW

Be it known that on this ______day of ____________, 2024, the Planning Commission of the City of Mankato, did review
REGISTERED LAND SURVEY No. 178.

____________________________ ______________________________
Chair person Secretary

APPROVAL

Be it known that on this ______day of ____________, 2024 , the Lime Township Board, Blue Earth County, did duly
approve REGISTERED LAND SURVEY No. 178

___________________________                                   ______________________________
Chair person Clerk

BLUE EARTH COUNTY SANITARIAN

Be it known that on this the _____________ day of _____________ , 2024, the County Sanitarian of Blue Earth County
did duly review this plat of REGISTERED LAND SURVEY No. 178, and confirmed that two suitable on-site sewage
treatment sites exist on the lot based on information submitted by ___________________ , an MPCA Certified on-site
septic system designer.

________________________________
County Sanitarian

BLUE EARTH COUNTY ENGINEER

Be it known that on this the _____________ day of _____________ , 2023, the County Engineer of Blue Earth County did
duly review this plat of REGISTERED LAND SURVEY No. 178.

________________________________
County Engineer

BLUE COUNTY PROPERTY AND ENVIRONMENTAL RESOURCES

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

entered on the land described herein on this ______ day of ____________ 2024.

_____________________________
Blue Earth County Property and
Environmental Resources Director

REGISTRAR OF TITLES

I hereby certify that this plat was filed in this office this ______ day of ____________ 2024 , at_______o'clock_____.m.,
and was duly recorded in

_______________ of Plats, Number______________________

______________________________
Blue Earth County, Registrar of Titles
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Site Plan and Traffic Advisory Review Committee 1. 3.        
Meeting Date: 04/08/2025  

Title

CY19-25

FOR INFORMATION ONLY. Request of the City of Mankato for review of certain sections of Chapter 10
of the City Code pertaining to cannabis. 



   
Site Plan and Traffic Advisory Review Committee 2. 1.        
Meeting Date: 04/08/2025  

Title
No Truck Parking on Chestnut

Review
A request has been submitted for No Truck Parking on Chestnut Street in front of Crown Cork and Seal. The
submitted plans show the request to be located between 1st Avenue and N. Riverfront Drive. 
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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 ibl e for m isus e or mis inte rpre ta tion. %
Date: March 2025
Author: 

No Truck Parking - Chestnut Street

engconsult
Line

engconsult
Callout
"NO TRUCK PARKING" SIGNS REQUESTED ON CHESTNUT STREET


	Agenda
	1.1._6288
	       ATT_General Location Map 
	       ATT_Aerial Location Map 
	       ATT_Site 
	       ATT_Current Land Use 
	       ATT_Future Concept Plan 
	       ATT_Narrative and Neighborhood Meeting 
	       ATT_Traffic Study 
	Introduction
	Existing Conditions
	Proposed Development
	Conclusions

	1.2._6289
	       ATT_General Location Map
	       ATT_Aerial Map
	       ATT_Plat
	Sheets and Views
	PLAT - pg 1


	       ATT_Easement Agreement
	2025-04-03_130546V-ROW Exhibit_11x17 (002).pdf
	Reciprocal Easement Agreement.pdf

	1.3._6290
	2.1.__No truck parking on Chestnut
	       ATT_Map

