
           
  

SITE PLAN AND TRAFFIC ADVISORY REVIEW COMMITTEE
Internal Staff Meeting

Minnesota Valley Room, First Floor, Intergovernmental Center
**************************************** 

           

1. SITE PLAN ITEMS    

 

1. CY28-25

Request of Trellis, with permission of the property owner, for a rezone of the subject properties
from M-1, Light Industrial, to O-R, Office Residential; for a preliminary and final plat review of
Mankato Housing LP subdivision; for a planned unit development; for the vacation of alleys
generally described as a 15-foot wide public alley running east-west in said Block 17 lying between
the easterly line of Minnesota Department of Transportation Right of Way Plat No. 07-29 and the
westerly line of a 15-foot public alley running north-south between Linder Avenue and Sibley
Parkway, together with a 15-foot wide public alley running north-south in said Block 17 lying
between the north line of Linder Avenue and the south line of Sibley Parkway; for the vacation of a
portion of Sibley Parkway street, dedicated as Patterson Avenue, on the plat of Oakwood Addition
and being generally described as located between Poplar Street and the Abandon Chicago,
Milwaukee and St. Paul Railway, an area containing 15,221 square feet, more or less. The subject
properties are generally described as the north 46.66 feet of south half of Block 17, Oakwood
Addition, all of Chicago, Milwaukee, St. Paul and Pacific Railroad Company’s 25-foot-wide
property in Block 17, All of Block 17 West of the Chicago, Milwaukee and St. Paul Railway except
the north 46 2/3 feet of the south ½ of said Block 17, all according to the map of Oakwood Addition,
Outlot A, Sibley Parkway No. 2, City of Mankato, Blue Earth County. (Blue Earth County PIDs
R010813253001, R010813253002, R010813253010, etal, 750 Linder).

 

2. CY29-25

Request of Fisher Development for rezoning of properties from P-I, Planned Industrial, to R-3,
Limited Multiple Dwelling District. The subject properties are described as Columbia Park Add,
Block 10, Lot 4; Columbia Park Add Block 9, Lots 1,2; Columbia Park Add Block 7, Lots 9-16;
Columbia Park Add Block 8, Lots 1-8; Germania Park Add Block 24 Lots 1-6, City of Mankato
(Blue Earth County PID R010906331009, R010906184004, R010906180008, etal).

 

3. CY30-25



Request of Widseth, with permission of the property owner, for the preliminary plat review of Good
Counsel Meadows subdivision. The subject property is described as part of Outlot C, School Sisters
of Notre Dame Subdivision, a portion of vacated Ruth Street as shown in the Subdivision of Outlots
Dukes Second Addition – Highwood, part of Outlot B, School Sisters of Notre Dame Subdivision,
part of Lots 1, 2, 1, 18, Block 13, Shaw’s Subdivision, City of Mankato, Blue Earth County (Blue
Earth County PID R010905379004, R010905379005, etal).

 

4. CY31-25

Request of Northern Natural Gas Co. for a conditional use permit to allow the expansion of an
existing essential service utility facility located in the R-1, one-family dwelling district, and for a
variance to allow for the continuation of an 8’ barbed wire fence in the residential district. The
subject property is described as a tract of land located in the north 13.90 acres of the Northeast
Quarter of the Northeast Quarter of Section 19, Township 108 North, Range 26 West, Blue Earth
County. (Blue Earth County PID R010919226001 and R010919226002, 1204 and 1210 Warren
Street).

 

5. CY32-25

Request of Leo A. Daly, with permission of the property owner, for a preliminary plat review of
Southern Regional Office and Laboratory Subdivision, Blue Earth County. The subject property is
described as Outlot A, Blue Earth County Justice Center Subdivision, Blue Earth County (Blue
Earth County PID R010915200011). 

 

6. CYV01-25

Request of Jeffrey Sweere for a variance from Chapter 10, Article X, Division 3, Sec.10-1540.b.1 of
the Mankato City Code to reduce the setback between a principal adult use property line and a
zoning district in which residential uses are specifically listed as a permitted or conditional uses
from 350 feet to 320 feet. The variance is being requested in order to allow the operation of a
principal adult use at 1418 N. Riverfront Drive. The property is described as Lot 1, Block 1, Sweere
Subdivision, City of Mankato, Minnesota (1418 N. Riverfront Drive).

 

2. TRAFFIC ITEMS    

 

1. ***SITE PLAN AND TRAFFIC ADVISORY COMMITTEE REVIEW ONLY. Request for a Site
Plan and Traffic Advisory Committee review for the installation of a permanent parking lot at the
southwest corner of Garden Boulevard and Mulberry Street, by request of Bolton and Menk, with
permission of the property owner. 

 

2. ***SITE PLAN AND TRAFFIC ADVISORY COMMITTEE REVIEW ONLY. Request for a Site
Plan and Traffic Advisory Committee review for the construction of a new 9,255 square-foot
addition to the existing radiology department, by request of BWSR, with permission of the property
owner. 

 



   
Site Plan and Traffic Advisory Review Committee 1. 1.        
Meeting Date: 06/10/2025  

Title

CY28-25

Request of Trellis, with permission of the property owner, for a rezone of the subject properties from M-1,
Light Industrial, to O-R, Office Residential; for a preliminary and final plat review of Mankato Housing LP
subdivision; for a planned unit development; for the vacation of alleys generally described as a 15-foot wide
public alley running east-west in said Block 17 lying between the easterly line of Minnesota Department of
Transportation Right of Way Plat No. 07-29 and the westerly line of a 15-foot public alley running
north-south between Linder Avenue and Sibley Parkway, together with a 15-foot wide public alley running
north-south in said Block 17 lying between the north line of Linder Avenue and the south line of Sibley
Parkway; for the vacation of a portion of Sibley Parkway street, dedicated as Patterson Avenue, on the plat
of Oakwood Addition and being generally described as located between Poplar Street and the Abandon
Chicago, Milwaukee and St. Paul Railway, an area containing 15,221 square feet, more or less. The subject
properties are generally described as the north 46.66 feet of south half of Block 17, Oakwood Addition, all of
Chicago, Milwaukee, St. Paul and Pacific Railroad Company’s 25-foot-wide property in Block 17, All of
Block 17 West of the Chicago, Milwaukee and St. Paul Railway except the north 46 2/3 feet of the south ½ of
said Block 17, all according to the map of Oakwood Addition, Outlot A, Sibley Parkway No. 2, City of
Mankato, Blue Earth County. (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 rezone of the subject properties from M-1, Light Industrial, to O-R, Office Residential;
for a preliminary and final plat review of Mankato Housing LP subdivision; for a planned unit development; for
the vacation of alleys generally described as a 15-foot wide public alley running east-west in said Block 17 lying
between the easterly line of Minnesota Department of Transportation Right of Way Plat No. 07-29 and the westerly
line of a 15-foot public alley running north-south between Linder Avenue and Sibley Parkway, together with a
15-foot wide public alley running north-south in said Block 17 lying between the north line of Linder Avenue and
the south line of Sibley Parkway; for the vacation of a portion of Sibley Parkway street, dedicated as Patterson
Avenue, on the plat of Oakwood Addition and being generally described as located between Poplar Street and the
Abandon Chicago, Milwaukee and St. Paul Railway, an area containing 15,221 square feet, more or less. 

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 uses are two vacant lots and a roadway.

Zoning
The properties are currently zoned M-1, Light Industrial. 

Environmentally Sensitive Areas
There are no known environmentally sensitive areas.



There are no known environmentally sensitive areas.

Public Utilities
The subject properties will be served by City Utilities.

Review
Trellis is requesting a preliminary and final plat review of Mankato Housing LP; a rezone of the proposed Lot 1,
Block 1 from M-1, Light Industrial, to O-R, Office Residential; for a planned unit development; for the vacation of
a 15-foot wide public alley running east-west, together with a 15-foot wide public alley running north-south; and
for the vacation of a portion of Sibley Parkway.  
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. 
Associated with the Land Use Plan Amendment, LUPA, approved by the Planning Commission on 04/23/2025, a
traffic study was submitted with the LUPA application. A traffic report was developed for the year 2028 build
conditions which has a 1% growth rate, which is consistent with forecasted growth within the MAPO 2045
Transportation Plan. The 1% estimate is considered a relatively conservative estimate for analysis purposes as the
study area has been historically steady or decreasing over the last 10 years. 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. A condition was included with the LUPA that the applicant
would be a willing petitioner to proposed future intersection improvements. 

A public transit stop is located on the block to provide transportation services for the proposed use. The primary
access to the development will be off of Poplar Street.
 
Preliminary and Final Plat
The proposed Mankato Housing LP subdivision contains one lot on one block and an outlot. In addition, the
proposed subdivision dedicates a new portion of Sibley Parkway, which will align the current portion of the street
with the intersection of Poplar Street, replacing the existing platted area of Sibley Parkway that runs East-West and
is unimproved through the proposed project area.

Block one of the subdivision contains one 1.77-acre lot and encompasses the entire proposed development area
bounded by Linder Ave, Poplar Street, and Sibley Parkway. The proposed Outlot A encompasses the 0.57-acre area
NE of the currently improved area of Sibley Parkway. The proposed dedicated portion of Sibley Parkway will
better align with the current roadway improvements within the subject area. The subject area includes several
existing and vacated easements for sewer and other utility purposes and proposes to dedicate the standard drainage
and utility easements, as well as a 10' wide utility easement through the middle of Lot 1 for the purposes of
preserving an existing active sewer utility line. These easements will remain on the subject parcel. The subject
property contains a number of vacated and proposed-to-be vacated rights-of-ways and alleyways. 
 
Rezoning

The applicant is proposing to rezone the proposed Lot 1, Block 1 identified on the Mankato Housing LP plat from
M-1, Light Industrial, to O-R, Office Residential. 

The proposed rezoning is consistent with the underlying land use, as the City Council approved a LUPA on May
12, 2025, changing the land use designation from Heavy Industrial to Office Residential, associated with facilitating
the development of a supportive housing project. 

The proposed rezoning is consistent with the O-R, Office Residential Zoning designation of the residential complex
located east of the subject property. 

The proposed project area is part of the area identified in the Sibley Parkway redevelopment project and the City
Center Renaissance Plan. This included redevelopment of previously developed industrial areas into primarily
residential and commercial properties. At this time, the majority of the residential redevelopment has occurred

https://www.mankatomn.gov/home/showpublisheddocument/300/635688322986300000
https://www.mankatomn.gov/about-mankato/arts-and-culture/city-center-renaissance-plan
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residential and commercial properties. At this time, the majority of the residential redevelopment has occurred
north of Hwy 169. This would be one of the next areas for residential redevelopment south of Hwy 169. These
guidelines were adopted in 2005/2006 & 2007 and rezoning of the proposed area would be consistent with these
redevelopment plans. 
 
Planned Unit Development 
A Planned Unit Development is being sought to allow flexibility on the required development parking. The site plan
submitted depicts 39 off-street parking stalls for the supportive housing development. This is at a rate of less than
1.0 parking stalls per unit. 
Trellis, the applicant, stated that the proposed parking would be sufficient for residents and staff, as based on similar
Trellis development projects, they estimate that 20-30% of Mankato Supportive Housing residents will own cars.

The applicant is requesting 39 off-street parking stalls be constructed at the proposed project site.

Mankato City Code requires 2 parking stalls per dwelling unit for multifamily developments in similar zoning
classifications, which would require the development to provide 80 parking stalls for the residential units. 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. Parking
flexibility for the supportive housing project is sought as a result of the project being a supportive housing project
that would provide housing with supportive services for those at risk of experiencing or currently experiencing
homelessness.

To allow for flexibility, a "public benefit" must be provided by the proposed project. Addressing this, the
applicant's narrative states that: "The proposed development is located on an underutilized site currently used as
gravel overflow parking. Its location near downtown, the trail system, and the river makes it convenient for
multi-unit housing, supporting the goal of the city to provide a variety of housing types. It is a continuation of the
development pattern in recent years that has provided multi-unit housing along Linder Ave and Sibley Parkway.
Residents bring vitality to the area that currently has a grocery store, restaurants, and downtown entertainment
within convenient distances. The development is also reserving the south portion of the site for future development,
and incorporates the area to the north that will be preserved for Sibley Parkway ROW and open natural space. As
utilities are already located adjacent to the site, it is an efficient use of the utility network without having to extend
sewer or water beyond the site. The current site plan includes a sidewalk which will connect the river trail to the
north to future sidewalk infrastructure to the south, creating a pedestrian network for the public common good. The
Mankato Supportive Housing project will create much-needed housing for the City’s lowest-income residents. By
pairing permanent housing with supportive services, Trellis and Partners for Housing will promote resident success
and prevent the return to homelessness. The need for affordable housing for individuals struggling with
homelessness has been a documented priority for the City of Mankato since 2020, when the Mankato Supportive
Housing project was first conceptualized. "

Project Details:
The Mankato Supportive Housing project will create permanent housing for singles and families who are homeless
or at risk of homelessness. The building will not function as a temporary shelter. Building amenities will include a
community room and lounge, fitness center, and computer lab. The project will consist of 40 supportive housing
units subsidized by project-based rental assistance. Rent collection and capitalized reserves will provide the funding
needed for long-term building operation and maintenance.
The Mankato Supportive Housing project will provide offices for Trellis Property management staff. Trellis staff
are responsible for front desk staffing, leasing, marketing, and building and grounds maintenance. The site manager
will be on-site approximately 30 hours per week, maintenance will be on-site approximately 20 hours per week,
and the front desk will be staffed 24 hours per day.

In addition to the housing units, the building will provide office and meeting space for Partners for Housing, a
non-profit organization that supports individuals and families experiencing homelessness. Two full-time staff

https://www.mankatomn.gov/about-mankato/arts-and-culture/city-center-renaissance-plan


members will serve building residents utilizing a housing-first, client-centered approach and provide supportive
services that include case management and referrals to address physical wellness, mental health, employment,
transportation and employment navigation. A reserve and committed operating grants for case management will
pay the Partners for Housing staff on an on-going basis.

In addition to property management and services staffing, this development promises to serve as a hub for local
service and non-profit providers. The community and meeting rooms will be made available to groups that work
with the property’s residents and provide additional benefits such as cooking classes, workforce referrals, or pop-up
food shelves.

Partners for Housing and Trellis staff will be on-site Monday through Friday during business hours to serve
residents. The front desk will be staffed 24 hours per day for added security at night and on weekends. The
building will remain locked during and after business hours and residents and staff will access the building using a
fob system.

Site improvements will include an outdoor patio, recreational areas, landscaping, sidewalks, and parking for staff
and residents. Outdoor amenity space will be fenced in to discourage non-resident usage.

Vacations
Two alleys and an unimproved portion of a public street, "Sibley Parkway", are proposed to be vacated. 

The first alley to be vacated is described as a 15-foot-wide public alley running east-west in said Block 17 lying
between the easterly line of Minnesota Department of Transportation Right of Way Plat No. 07-29 and the westerly
line of a 15-foot public alley running north-south between Linder Avenue and Sibley Parkway. The second alley
is a 15-foot-wide public alley running north-south in said Block 17 lying between the north line of Linder Avenue
and the south line of Sibley Parkway.

The other half of the vacation request is for the vacation of an estimated 15,221-square-foot portion of Sibley
Parkway, which had been dedicated as "Patterson Avenue", on the plat of Oakwood Addition. This area
is generally described as being located between Poplar Street and the Abandoned Chicago, Milwaukee and St. Paul
Railway. This area remained as a Public Right-of-way, but was not improved, as a preferred intersection orientation
that created a 4-way with Poplar Street and Sibley Parkway's trestle crossing was improved instead. 

Attachments
General Location Map 
Aerial Plan 
Preliminary Plat 
Final Plat 
Rezoning Maps 
Site Plan 
Rendering 
Exterior Elevations 
Floor Plans 
Landscaping Plan 
Civil Plans 
Photometric Plan 
Narrative - Operations 
Narrative - Public Benefit 
ALTA Survey 
Traffic Study 



Vacation Petition 
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Operational Details 

Housing 

The Mankato Supportive Housing project will create permanent housing for singles and families 

who are homeless or at risk of homelessness. The building will not function as temporary shelter. 

Building amenities will include a community room and lounge, fitness center, and computer lab. 

The project will consist of 40 supportive housing units subsidized by project-based rental 

assistance. Rent collection and capitalized reserves will provide the funding needed for long-term 

building operation and maintenance. 

Property Management 

The Mankato Supportive Housing project will provide o'ices for Trellis Mgmt. property management 

sta'. Trellis sta' are responsible for front desk sta'ing, leasing, marketing, and building and 

grounds maintenance. The site manager will be on-site approximately 30 hours per week, 

maintenance will be on-site approximately 20 hours per week, and the front desk will be sta'ed 24 

hours per day. 

Supportive Services 

In addition to the housing units, the building will provide o'ice and meeting space for Partners for 

Housing, a non-profit organization that supports people experiencing homelessness. Two full-time 

sta' will serve building residents utilizing a housing-first, client-centered approach and provide 

supportive services that include case management and referrals to address physical wellness, 

mental health, employment, transportation and employment navigation. A reserve and committed 

operating grants for case management will pay the Partners for Housing sta' on an on-going basis. 

In addition to property management and services sta'ing, this development promises to serve as a 

hub for local service and non-profit providers. The community and meeting rooms will be made 

available to groups that work with the property’s residents and provide additional benefits such as 

cooking classes, workforce referrals, or pop-up food shelves.  

Building Hours 

Partners for Housing and Trellis sta' will be on-site Monday through Friday during business hours to 

serve residents. The front desk will be sta'ed 24 hours per day for added security at night and on 

weekends. The building will remain locked during and after business hours and residents and sta' 

will access the building using a fob system.  

Site Details 

Site improvements will include an outdoor patio, recreational areas, landscaping, sidewalks, and 

parking for sta' and residents. Based on similar Trellis development projects, the developer 

estimates that 20-30% of Mankato Supportive Housing residents will own cars. Outdoor amenity 

space will be fenced in to discourage non-resident usage. 



Public Benefit 

The proposed development is located on an underutilized site currently used as gravel overflow 

parking.  Its location near downtown, the trail system, and the river makes it convenient for multi-

unit housing, supporting the goal of the city to provide a variety of housing types.   It is a 

continuation of the development pattern in recent years that has provided multi-unit housing along 

Linder Ave. and Sibley Parkway.   Residents bring a vitality to the area that currently has grocery, 

restaurants, and downtown entertainment within convenient distances.    

The development also is reserving the south portion of the site for future development, and 

incorporates the area to the north that will be preserved for Sibley Parkway ROW and open natural 

space.   As utilities are already located adjacent to the site, it is an e'icient use of the utility network 

without having to extend sewer or water beyond the site.   

The current site plan is including a sidewalk which will connect the river trail to the north to future 

sidewalk infrastructure to the south, creating a pedestrian network for the public common good.   

The Mankato Supportive Housing project will create much-needed housing for the City’s lowest 

income residents. By pairing permanent housing with supportive services, Trellis and Partners for 

Housing will promote resident success and prevent the return to homelessness. The need for 

a'ordable housing for individuals struggling with homelessness has been a documented priority for 

the City of Mankato since 2020, when the Mankato Supportive Housing project was first 

conceptualized.  

 





 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.



Figure 3
Site Generated Trips
Mankato Supportive Housing Development Traffic Study
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Figure 4
2028 Build Conditions
Mankato Supportive Housing Development Traffic Study
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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: 06/10/2025  

Title

CY29-25

Request of Fisher Development for rezoning of properties from P-I, Planned Industrial, to R-3, Limited
Multiple Dwelling District. The subject properties are described as Columbia Park Add, Block 10, Lot 4;
Columbia Park Add Block 9, Lots 1,2; Columbia Park Add Block 7, Lots 9-16; Columbia Park Add Block 8,
Lots 1-8; Germania Park Add Block 24 Lots 1-6, City of Mankato (Blue Earth County PID R010906331009,
R010906184004, R010906180008, etal).

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

Request
The request is to rezone the subject properties from P-I, Planned Industrial, to R-3, Limited Multiple Dwelling
District. 

Location
The subject properties are located on 8th Avenue in the Germania Park neighborhood. 

Existing Land Use
The properties are currently vacant parcels. 

Zoning
The properties are zoned P-I, Planned Industrial. 

Environmentally Sensitive Areas
The properties on the western side of 8th Avenue contain areas that meet the definition of bluff/slope in Mankato
City Code. 

Review
Fisher Development, with permission of the property owner, is requesting the rezoning of properties located on 8th
Avenue from P-I, Planned Industrial, to R-3, Limited Multiple Dwelling District.

The subject properties are described as Columbia Park Add, Block 10, Lot 4; Columbia Park Add Block 9, Lots
1,2; Columbia Park Add Block 7, Lots 9-16; Columbia Park Add Block 8, Lots 1-8; Germania Park Add Block 24
Lots 1-6, City of Mankato. The Blue Earth County Parcel Identification Numbers associated with the parcels
include R010906331009, R010906184004, R010906180008, etal. 

The applicant is seeking to rezone the subject parcels, R-3, Limited Multiple Dwelling District, from the current
zoning of P-I, Planned Industrial. The proposed rezoning is in keeping with the recently amended land use plan for
the area. This rezoning request is also consistent with the adjacent neighborhood, which is also zoned R-3.  
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General Location Map 
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Proposed Rezoning 
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Site Plan and Traffic Advisory Review Committee 1. 3.        
Meeting Date: 06/10/2025  

Title

CY30-25

Request of Widseth, with permission of the property owner, for the preliminary plat review of Good Counsel Meadows subdivision.
The subject property is described as part of Outlot C, School Sisters of Notre Dame Subdivision, a portion of vacated Ruth Street as
shown in the Subdivision of Outlots Dukes Second Addition – Highwood, part of Outlot B, School Sisters of Notre Dame Subdivision,
part of Lots 1, 2, 1, 18, Block 13, Shaw’s Subdivision, City of Mankato, Blue Earth County (Blue Earth County PID R010905379004,
R010905379005, etal).

Applicant
The applicant is Widseth, on behalf of South West Minnesota Housing Partnership.

Request
The applicant is requesting a preliminary plat review of Good Counsel Meadows subdivision.

Location
The subject property is described as part of Outlot C, School Sisters of Notre Dame Subdivision, a portion of vacated Ruth Street as shown in
the Subdivision of Outlots Dukes Second Addition – Highwood, part of Outlot B, School Sisters of Notre Dame Subdivision, part of Lots 1, 2,
17, 18, Block 13, Shaw’s Subdivision, City of Mankato, Blue Earth County (Blue Earth County PID R010905379004, R010905379005, etal).

Existing Land Use
The land use is currently defined as public-semi-public. 

Zoning
The subject property is zoned R-2, one and two family dwelling district. 

Environmentally Sensitive Areas
The southwestern corner is located within the shoreland district. There are also sloped and wooded areas on the subject property.

Public Utilities
The property is not currently served by public utilities. The developer will be responsible for connecting to existing utilities located in N. 4th
St. 

City Code
The R-2 zoning district can be viewed at the link below. 

https://library.municode.com/mn/mankato/codes/code_of_ordinances?nodeId=CH10LAUSDE_ARTIIREDI_DIV4OMIDWDI
 

Review
The applicant is requesting review of the preliminary plat of Good Counsel Meadows subdivision.

The subject property is described as part of Outlot C, School Sisters of Notre Dame Subdivision, a portion of vacated Ruth Street as shown in
the Subdivision of Outlots Dukes Second Addition – Highwood, part of Outlot B, School Sisters of Notre Dame Subdivision, part of Lots 1, 2,
17, 18, Block 13, Shaw’s Subdivision, City of Mankato, Blue Earth County (Blue Earth County PID R010905379004, R010905379005, etal).

The applicant is proposing a development that would include 8 lots in Block 1 that would be later developed into single-family homes. Outlot
A would serve as the location for the storm water pond for the development. Outlot B is not planned for development at this time, and should
future development be considered, replatting of this lot will be required. Block 2 contains 3 lots, which range in size from .37 acres to .84
acres. 

The lots on Block 1 would be served by access that would connect to North 4th Street at the intersection of East Ruth Street and East Mabel
Street. The applicant will need to provide a refuse and snow removal plan for both the accessway and sidewalk serving the development. 
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PRELIMINARY PLAT NOTES

OWNER/DEVELOPER

Southwest Minnesota Housing Partnership
140 Homestead Road
Mankato, MN  56001
(507) 836-1608

LAND SURVEYOR

Widseth
3777 40th Ave. NW Suite 200
Rochester, MN  55901
(507) 292-8743

WETLAND SPECIALIST

ISG
115 E Hickory St. Suite 300
Mankato, MN  56001
(507) 387-6651

PROPERTY LEGAL DESCRIPTION

Outlot C, SCHOOL SISTERS OF NOTRE DAME SUBDIVISION, according to the
plat thereof on file at the County Recorder’s Office, Blue Earth County,
Minnesota.

ALSO

That part of vacated Ruth Street as shown in SUBDIVISION OF OUTLOTS DUKES
SECOND ADDITION — HIGHWOOD, according to the plat thereof on file at the
County Recorder’s Office, Blue Earth County, Minnesota, lying easterly of 4th
Street.

ALSO

That part of Outlot B, SCHOOL SISTERS OF NOTRE DAME SUBDIVISION,
according to the plat thereof on file at the County Recorder’s Office, Blue Earth
County, Minnesota, described as follows:

Beginning at the most westerly corner of said Outlot B; thence North 85
degrees 05 minutes 18 seconds East along the southerly right-of-way of
vacated Ruth Street as shown in the SUBDIVISION OF OUTLOTS DUKES
SECOND ADDITION — HIGHWOOD, according to the plat thereof on file
at the County Recorder’s Office, Blue Earth County, Minnesota, 89.61 feet;
thence South 34 degrees 13 minutes 52 seconds West 51.66 feet to the
southerly line of said Outlot B; thence North 55 degrees 42 minutes 25
seconds West, along said southerly line, 73.28 feet to the point of
beginning.

ALSO

That part of Lots 1, 2, 17 and 18, Block 13, SHAW’S SUBDIVISION, according to
the plat thereof on file at the County Recorder’s Office, Blue Earth County,
Minnesota, described as follows:

Beginning at the most westerly corner of Outlot B, SCHOOL SISTERS OF
NOTRE DAME SUBDIVISION, according to the plat thereof on file at the
County Recorder’s Office, Blue Earth County, Minnesota; thence South 89
degrees 05 minutes 18 seconds West, along the southerly right-of-way of
vacated Ruth Street as shown in the SUBDIVISION OF OUTLOTS DUKES
SECOND ADDITION — HIGHWOOD, according to the plat thereof on file
at the County Recorder’s Office, Blue Earth County, Minnesota, 97.49 feet
to the easterly right-of-way of 4th Street; thence South 55 degrees 46
minutes 08 seconds East 153.00 feet to the east line of said SHAW’S
SUBDIVISION; thence North 34 degrees 13 minutes 52 seconds East, along
said easterly line, 56.04 feet to the southerly line of said Outlot B; thence
North 55 degrees 42 minutes 25 seconds West, along said southerly line,
73.28 feet to the point of beginning.

SURVEY NOTES

1. Orientation of this bearing system is based on Blue Earth County
Coordinate System; NAD83-2011.

2. Benchmark: TNH at intersection of North 4th St. and East Mabel Street.
Elev: 860.93.

3. The E911 address of the subject property is: Not Assigned.

4. Property Identification Number: R01.09.05.379.004.

5. Total Acreage: 284,767.28 sq.ft. or 6.54 acres.

6. Contours shown are 1 foot contours, NAVD88 Datum.

7. There are no wetlands on the subject property according to the Wetland
Delineation completed by Nick McCabe, ISG, Certified Wetland Delineator
No. <Lic. Number>, on April 27, 2021.

8. According to FEMA Community Panel Number 115, Map No.
27013C0115F, effective date February 22, 2024 the property is within Zone
X (Area of Minimal Flood Hazard).

9. The property is zoned R-2 One & Two Family Dwelling per City of
Mankato zoning map.  Building setback distances are:

a. Front Yard: 30 feet

b. Side Yard: 6 feet

c. Rear Yard: 25 feet

10. The building setback lines are shown according to the City of Mankato
zoning ordinance.

11. This survey was completed without the benefit of a title commitment or
opinion. There may be easements or other limiting factors not shown on
this survey which affect the subject property.

12. The underground utilities shown on this survey are according to observed
evidence and Gopher One, Ticket No. 251221584 together with plans.
Widseth assumes no responsibility for the completeness and accuracy of
these locations. Further locations and verifications are recommended
before any construction or excavation.

13. The fieldwork was performed on May 7, 8 & 15, 2025.



   
Site Plan and Traffic Advisory Review Committee 1. 4.        
Meeting Date: 06/10/2025  

Title

CY31-25

Request of Northern Natural Gas Co. for a conditional use permit to allow the expansion of an existing
essential service utility facility located in the R-1, one-family dwelling district, and for a variance to allow for
the continuation of an 8’ barbed wire fence in the residential district. The subject property is described as a
tract of land located in the north 13.90 acres of the Northeast Quarter of the Northeast Quarter of Section 19,
Township 108 North, Range 26 West, Blue Earth County. (Blue Earth County PID R010919226001 and
R010919226002, 1204 and 1210 Warren Street).

Applicant
The applicant is Northern Natural Gas. 

Request
The applicant is requesting a conditional use permit to allow for the expansion of an existing essential service utility
facility located in the R-1, one-family dwelling district, and for a variance to allow for the continuation of an 8'
barbed wire fence in the residential district. 

Location
The subject properties are located at 1204 and 1210 Warren Street. 

Existing Land Use
The property at 1204 Warren Street is currently the location of an essential service utility facility. 1210 Warren
Street is the location of an existing church. 

Zoning
The subject properties are zoned R-1, one-family dwelling, district. 

Environmentally Sensitive Areas
There is a slope/bluff area and a woodland located at 1210 Warren Street. 

Review
Northern Natural Gas Co. is requesting a conditional use permit to allow the expansion of an existing essential
service utility facility located in the R-1, one-family dwelling district, and for a variance to allow for the
continuation of an 8’ barbed wire fence in the residential district. The subject property is described as a tract of land
located in the North 13.90 acres of the Northeast Quarter of the Northeast Quarter of Section 19, Township 108
North, Range 26 West, Blue Earth County. The Parcel Identification Numbers include Blue Earth County PID
R010919226001 and R010919226002,and the subject addresses associated with the proposal are1204 and 1210
Warren Street. 

The applicant is seeking a conditional use permit to allow an extension of the existing gas utility location at 1204
and 1210 Warren. The 40’ X 100’ expansion area is property located to the east of the current site and would be
available by way of a lease from the existing church. The applicant’s narrative states that the purpose of the
expansion is to accommodate a heater to warm the gas as it passes through the piping to prevent the regulator from
freezing and ensuring reliable gas delivery.



A variance is also being requested to continue the existing 8’ fence, which includes barbed wire on the top, around
the new area. There is an existing fence of the same construction type around the current site. Barbed wire is
allowed in industrial districts, but because of the zoning designation, the applicant is seeking flexibility on the use
of the fence. 
 

Attachments
General Location Map 
Aerial Plan 
Site Plan 
Site Plan Aerial Image 
Piping Plan 
Landscaping Plan 
Fence Details 
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LANDSCAPE SUPPLIER TO VERIFY ALL UTILITY LOCATIONS ON PROPERTY WITH THE GENERAL SUPPLIER
AND BY CALLING GOPHER STATE ONE CALL (651-454-0002) PRIOR TO STAKING PLANT LOCATIONS.

THE OWNER RESERVES THE RIGHT TO INCREASE THE NET QUANTITIES OF LANDSCAPE UNITS, USE
LARGER UNIT SIZES, OR VARY THE SPECIECIES ACCORDING TO AVALIBILITY AT THE TIME OF PLANTING
PER THE LANDSCAPE ARCHITECTS WRITTEN APPROVAL.

TREE SPECIES SUBJECT TO APPROVAL OF LAND OWNER.

SUPPLIER TO VERIFY FINAL VARIETY OF TREES WITH LAND OWNER.

COORDINATE THE PHASES OF CONSTRUCTION AND PLANTING INSTALLATIONS WITH OTHER
SUPPLIERS WORKING ON SITE.

WHERE EXISTING TREES AND/OR SIGNIFICANT SHRUBS MASSINGS ARE FOUND ON SITE, WHETHER
SHOWN ON THE DRAWING OR NOT, THEY SHALL BE PROTECTED AND SAVED UNLESS NOTED TO BE
REMOVED AND/OR ARE IN AN AREA TO BE GRADED, ANY QUESTION REGARDING WHETHER PLANT
MATERIAL SHOULD REMAIN OR NOT SHALL BE BROUGHT TO THE ATTENTION OF THE LANDSCAPE
ARCHITECT PRIOR TO REMOVAL.

ALL EXISTING TREES TO REMAIN TO BE FERTILIZED AND PRUNED TO REMOVE DEAD WOOD AND
DAMAGED OR RUBBING BRANCHES.

B&B TREES AND SHRUBS ARE BALLED AND BURLAPED.

NO PLANT MATERIAL SUBSTITUTIONS WILL BE ACCEPTED UNLESS APPROVAL IS REQUESTED OF THE
COUNTY AND LANDSCAPE ARCHITECT BY THE LANDSCAPE SUPPLIER PRIOR TO THE SUBMISSION OF A
BID AND/OR QUOTATION.

ALL PLANT MATERIAL SHALL COMPLY WITH THE LATEST EDITION OF THE AMERICAN STANDARD FOR
NURSERY STOCK, AMERICAN ASSOCIATION OF NURSERYMEN.

SUPPLIER IS RESPONSIBLE FOR ON-GOING MAINTENANCE OF ALL NEWLY INSTALLED MATERIALS UNTIL
TIME OF OWNER ACCEPTANCE. ANY ACTS OF VANDALISM OR DAMAGE WHICH MAY OCCUR PRIOR TO
OWNER ACCEPTANCE SHALL BE THE RESPONSIBILITY OF THE SUPPLIER.

SUPPLIER SHALL PROVIDE A WRITTEN REQUEST TO THE LANDSCAPE ARCHITECT FOR THE OWNER
ACCEPTANCE INSPECTION.

WARRANTY FOR LANDSCAPE MATERIALS SHALL BEGIN ON THE DATE OF ACCEPTANCE BY THE
LANDSCAPE ARCHITECT AFTER THE COMPLETION OF PLANTING OF ALL LANDSCAPE MATERIALS.  NO
PARTIAL ACCEPTANCE WILL BE CONSIDERED.

SUPPLIER SHALL GUARANTEE NEW PLANT MATERIAL THROUGH ONE CALENDAR YEAR FROM THE DATE
OF OWNER ACCEPTANCE WITH ALL REPLACEMENTS TO BE PROVIDED AT NO ADDITIONAL COST TO THE
OWNER.

UNLESS OTHERWISE NOTED ALL SEED AND PLANTING AREAS INDICATED ON PLAN SHALL BE 100%
IRRIGATED. THE IRRIGATION SHALL INCLUDE THE PUBLIC RIGHT OF WAY BETWEEN PROPERTY LINE AND
BACK OF CURB WHERE NEW LANDSCAPE IMPROVEMENTS ARE PROPOSED.

IT SHALL BE THE LANDSCAPE SUPPLIER'S RESPONSIBILITY TO INSURE THAT ALL SEEDED AND PLANTED
AREAS ARE HYDRATED PROPERLY.

THE LANDSCAPE SUPPLIER SHALL PROVIDE THE OWNER WITH A WATERING SCHEDULE APPROPRIATE
TO THE PROJECT SITE CONDITIONS AND TO PLANT MATERIAL GROWTH REQUIREMENTS.

GENERAL NOTES

2" X 2" X 24" WOOD

PLANTING SOIL 

SOD

SUBGRADE

STAKE SET AT ANGLE

TOPSOIL

DOUBLE STRAND 14 GA. WIRE,
3' @ 120° INTERVALS (TYP.)

FLAGGING - ONE PER WIRE

8'-0" STEEL STAKE

MULCH - 4" DEEP
SHREDDED HARDWOOD

ROOTBALL TO SIT ON 

16" POLYPROPYLENE OR
POLYETHYLENE (40 MIL,
1-1/2" WIDE STRAP TYP.)

SUBGRADE

REMARKSSIZEQTY COMMON NAME/LATIN NAME ROOT
FULL FORM TO GRADE4'-5' DIA.BLACK HILLS SPRUCE / Picea glauca 'Densata' B&B

PLANT TYPE
 EVERGREEN CONIFER

TREE
4

PLANT SCHEDULE

PLANTING SPECIFICATIONS

PLANTING NOTES

CONIFER TREES TO HAVE SHREDDED HARDWOOD MULCH UNLESS NOTED OTHERWISE. NO
MULCH TO BE IN CONTACT WITH TRUNK.

IT IS THE SUPPLIER'S OPTION TO STAKE TREES; HOWEVER, THE SUPPLIER IS RESPONSIBLE FOR
MAINTAINING TREES IN A PLUMB POSITION THROUGHOUT THE GUARANTEE PERIOD. TWO
ALTERNATE METHODS OF TREE STAKING ARE ILLUSTRATED.

SCARIFY BOTTOM AND SIDES OF HOLE PRIOR TO PLANTING.

REMOVE AT LEAST HALF OF THE WIRE, TWINE, AND BURLAP FROM B&B PLANTS.

ROOT COLLAR TO BE LEVEL OR SLIGHTLY ABOVE FINISHED GRADE.

CONIFEROUS TREE

BACKFILL/TOP SOIL:  USE TOP SOIL EXCAVATED FROM SITE AND PLANTING HOLES AND PROVIDE
AMENDMENTS TO MEET MNDOT TOP SOIL SPECIFICATIONS. REMOVE ALL DEBRIS INCLUDING ROCKS
LARGER THAN 3" DIAMETER.

FERTILIZATION:  ALL PLANT MATERIALS SHALL BE FERTILIZED, UPON INSTALLATION, WITH DRIED
BONE MEAL OR OTHER SPECIFIED FERTILIZER MIXED IN WITH THE PLANTING SOIL PER THE
MANUFACTURER'S INSTRUCTIONS UNLESS NOTED OTHERWISE.

MULCH MATERIAL:  AS SPECIFIED ON THE LANDSCAPE PLANS. ALL EVERGREEN AND DECIDUOUS
TREES TO RECEIVE 4" DEEP SHREDDED HARDWOOD MULCH WITH NO MULCH IN DIRECT CONTACT
WITH TREE TRUNK.

TREE STAKING:  IT SHALL BE THE SUPPLIER'S OPTION TO STAKE AND/OR GUY THE TREES
ACCORDING TO THE DETAILS. IT IS THE SUPPLIER'S RESPONSIBILITY TO TAKE EVERY STEP
NECESSARY TO MAINTAIN THE TREES AND SHRUBS IN AN UPRIGHT AND PLUMB CONDITION AT ALL
TIMES UNTIL THE END OF THE PLANT GUARANTEE PERIOD ESPECIALLY WHERE VANDALISM, SOIL OR
WIND CONDITIONS ARE A PROBLEM. AT THE END OF PLANT GUARANTEE PERIOD SUPPLIER SHALL
REMOVE STAKING, IF INSTALLED, PROIOR TO OWNER ACCEPTANCE.

TREE WRAPPING:  WRAPPING MATERIAL SHALL BE QUALITY, HEAVY WATERPROOF CREPE PAPER
MANUFACTURED FOR THIS PURPOSE. WRAP ALL DECIDUOUS TREES PLANTED IN THE FALL PRIOR TO
NOVEMBER 15 AND REMOVE ALL WRAPPING AFTER APRIL 1.

RODENT PROTECTION:  PROVIDE ON ALL TREES, EXCEPT SPRUCE UNLESS OTHERWISE SPECIFIED.

PLANTING PLAN:  ALL PROPOSED PLANTS SHALL BE LOCATED CAREFULLY AS SHOWN ON THE PLANS.
PLAN TAKES PRECEDENCE OVER PLANT SCHEDULE IF DISCREPANCIES IN QUANTITIES EXIST.
SPECIFICATIONS TAKE PRECEDENCE OVER NOTES.  RESPECT STATED DIMENSIONS. DO NOT SCALE
DRAWINGS.

REFER TO GRADING PLAN FOR TEMPORARY ROCK CONSTRUCTION ENTRANCE AND SILT FENCE
LOCATIONS

NO PLANTING TO BE INSTALLED UNTIL GRADING AND CONSTRUCTION HAS BEEN COMPLETED IN THE
IMMEDIATE AREA.

ALL PLANT MATERIAL LOCATIONS MUST BE REVIEWED AND APPROVED BY THE LANDSCAPE ARCHITECT
PRIOR TO ANY AND ALL DIGGING.

IF THE LANDSCAPE SUPPLIER PERCEIVES ANY DEFICIENCIES IN THE PLANT SELECTIONS, SOIL
CONDITIONS, OR ANY OTHER SITE CONDITION WHICH MIGHT NEGATIVELY AFFECT PLANT MATERIAL
ESTABLISHMENT, SURVIVAL, OR GUARANTEE, THEY SHALL BRING THESE DEFICIENCIES TO THE
ATTENTION OF THE LANDSCAPE ARCHITECT PRIOR TO INSTALLATION.

ADJUSTMENTS IN LOCATION OF PROPOSED PLANT MATERIALS MAY BE NEEDED IN FIELD. SHOULD AN
ADJUSTMENT BE ADVISED, THE LANDSCAPE ARCHITECT MUST BE NOTIFIED.

ALL PLANTS TO BE INSTALLED AS PER PLANTING DETAILS.

SEED ALL AREAS DISTURBED DUE TO GRADING WITH SEED MIX WHICH INCLUDES GRASSES, COVER
CROP AND DRY FORBS SEED MIXTURES PER STATE STANDARDS UNLESS OTHERWISE NOTED.

REPAIR ALL DAMAGE TO PROPERTY FROM PLANTING OPERATIONS AT NO COST TO THE OWNER.

10'-15' HT. SPACED AS SHOWN

SYMBOL

REF. DWG. AR-01 & P7-1
SCALE DISCLAIMER:
NOTED SCALE APPLIES TO 22"x34" PAPER SIZE ONLY

LEGEND

ROW LINE

EXISTING FACILITIES

NEW FACILITIES

PROPERTY LINE

FENCE LINE
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4 POINT BARBED WIREEXTENSION ARM FOR
"H" COLUMN POST

SAFEGUARD

DOME TOP FOR
TERMINAL POST

BAND FOR STRETCHING
BARBED WIRE

SAFEGUARD END
& GATE POST TOP

2 7/8" O.D. TERMINAL POST
OR 2 1/2" SQUARE TUBING

TRUSS BAND

CLIP FOR TYING FABRIC
TO "H" COLUMN POST

BRACE & TRUSS
BAND FOR "H"

COLUMN LINE POST

TOP FOR "H"
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OR 2 3/8" O.D. SCH. 40

PIPE LINE POST

TENSION BAR BAND

END BAND
WIRE TIES
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BOTTOM & TOP
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FABRIC
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CARRIAGE BOLT

END OR GATE POST BAND

(WIRE IS SIMILAR)
TENSION BAR

COILED SPRING WIRE
BARBED WIRE OR

3/8" MINIMUM
CARRIAGE BOLT

PLAN OF BANDS

WIRE STRETCHING BAND

2'-0" O.C. MAX.
ALUMINUM WIRE

FABRIC

1'-0" O.C. MAX.
ALUMINUM WIRE

FABRIC

SECURELY FASTENED TOGETHER.
OR COLUMN AND ENDS SHALL BE

MUST COMPLETELY ENCIRCLE POST
FABRIC TIES, CLAMPS OR BANDS

3/8"Ø MINIMUM

3/8"Ø MINIMUM
TRUSS ROD

3/8"Ø MINIMUM

TRUSS ROD & BAND

CORNER
POST

6 5/8" O.D. PIPE

FINISHED GRADE

6"

TOP OF CONCRETE
3" CLR.-GRADE TO

16'-0" WIDE SWING GATE CENTERED ON DRIVE

MAN GATES TO HAVE
PANIC HARDWARE INSTALLED

ONLY CORNER POSTS ,GATE POSTS

TO BE SET IN CONCRETE. PER
NNG SPECIFICATIONS COMPACTED EARTH COMPACTED EARTH

AND EVERY FIFTH LINE POSTS

3 STRANDS GALVANIZED
4 POINT BARBED WIRE

SEE CHAIN LINK
FENCE SPEC. 2.9

OR AS SPECIFIED ON PLAN DWG.

C+AIN LIN. FENCE SPECIFICATIONS
1. INSTALLATION

FENCE ADDITION SHALL BE PLUMB AND TRUE TO LINE, CHAIN LINK FABRIC SHALL BE TAUT AND PROPERLY SECURED,
CORNER BRACES AND DIAGONAL BRACES SHALL BE PROPERLY PLACED TO PREVENT SAGGING. THE COMPLETE
INSTALLATION SHALL BE INSTALLED BY SKILLED AND, EXPERIENCED FENCE ERECTORS AND IN ACCORDANCE WITH
A.S.T.M. F-567, PRACTICE FOR INSTALLATION  OF CHAIN LINK FENCE, AND ALL APPLICABLE STATE AND LOCAL CODES.

2. MATERIAL
2.1 CHAIN LINK FENCE FABRIC

THE CHAIN LINK FABRIC SHALL BE IN ACCORDANCE WITH ASTM A-392 SPECIFICATIONS AND SHALL BE
HOT-DIPPED GALVANIZED AFTER WEAVING, HAVING A COATING WEIGHT OF TWO (2) OUNCES OF ZINC PER
SQUARE FOOT, MINIMUM, OF COATED WIRE SURFACE (CLASS II).  FABRIC SHALL BE FASTENED TO THE LINE
POST BY MEANS OF NO. 6 GAUGE ALUMINUM WIRE CLIPS SPACED 12 INCHES ON CENTER.  IT SHALL BE
ATTACHED TO THE TOP RAIL WITH NO. 9 GAUGE ALUMINUM TIE WIRES SPACES 24 INCHES ON CENTER.  FABRIC
SHALL BE ATTACHED TO TERMINAL POSTS BY MEANS OF A 12" x 3 4" TENSION BAR WITH HEAVY GAUGE PRESSED
STEEL BAND OR CLIPS SPACED APPROXIMATELY 14 INCHES ON CENTER.  THE GALVANIZED FENCE FABRIC
SHALL CONFORM TO ASTM F668-88, CLASS 2a MATERIAL.  FINISHED SIZE SHALL BE 6-GAUGE (FINISHED) WITH
9-GAUGE CORE WIRE OR AS SPECIFIED ON DRAWINGS.  FABRIC SHALL HAVE A KNUCKLE TOP AND BOTTOM
SELVAGE.

2.2 ZINC COATING
ALL FENCE MATERIALS SHALL BE RESISTANT TO ATMOSPHERIC CORROSION WITHOUT PAINTING OR BE
PROTECTED BY A ZINC COATING (GALVANIZED).  POSTS, BRACES, FITTINGS AND EXTENSION ARMS SHALL BE
HOT GALVANIZED WITH A MINIMUM COATING OF 2.0 OZ PER SQUARE FOOT IN ACCORDANCE WITH ASTM A 123.

2.3 FENCE POSTS
END, CORNER, ANGLE AND PULL POSTS SHALL BE 3" OR 27

8" OUTSIDE DIAMETER STEEL PIPE WEIGHING 5.79
LBS/FT.  LINE POSTS SHALL BE 23

8" OUTSIDE DIAMETER STEEL PIPE WEIGHING 3.65 LBS/FT.  ALL POSTS ARE TO
BE 9 FEEL LONG (MINIMUM) AND SPACED NOT MORE THAN 10 FEET APART.

2.4 POST CAPS OR EXTENSION ARMS
TOPS OF ALL FENCE POSTS WILL BE SEALED WITH A WATER TIGHT END CAP OR EXTENSION ARM.  EXTENSION
ARMS SHALL ACCOMMODATE 3 STRANDS OF BARBED WIRE 3 TO 5 INCHES APART AND SHALL BE MALLEABLE
IRON FOR CORNER POSTS AND PRESSED STEEL FOR LINE POSTS.

2.5 TOP RAILS AND BRACES
TOP RAILS AND BRACES SHALL BE 15

8" OUTSIDE DIAMETER STEEL PIPE WEIGHING 2.27 LBS/FT.  A MINIMUM OF
ONE EXPANSION COUPLING WILL BE REQUIRED PER 100-FOOT LENGTH OF TOP FENCE.

2.6 WIRE
2.6.1 FABRIC TENSION WIRE SHALL BE #6 AWG OR HEAVIER COILED STEEL
2.6.2 FABRIC SHALL BE FASTENED TO ALL LINE POSTS, TOP RAILS AND BRACES USING #9 AWG,

ALUMINUM WIRE SPACED NOT MORE THAN 2 FEET APART.
2.6.3 BARBED WIRE SHALL BE TWISTED DOUBLE STRAND, 12-1/2 AWG, GALVANIZED WITH

4-POINT PATTERN, ALUMINUM BARBS.

2.7 GATE POSTS
2.7.1 POSTS FOR SWING GATES SHALL BE AS FOLLOWS:

GATE WIDTH (FEET) CARBON STEEL PIPE GATE POSTS
6 AND LESS 3 INCH O.D., 5.79 LBS/FT
OVER 6 UP TO 13 4 INCH O.D., 9.10 LBS/FT
OVER 13 UP TO 18 6-5/8 INCH O.D., 18.97 LBS/FT
OVER 18 8-5/8 INCH O.D., 25.00 LBS/FT

2.7.2 POSTS FOR SLIDING GATES SHALL BE CARBON STEEL PIPE, 4" O.D., 9.1 LBS/FT FOR GATE 
WIDTHS 30 FEET OR LESS AND 65

8" O.D., 18.97 LBS/FT FOR GATES OVER 30 FEET WIDE.

2.8 GATES
2.8.1 GATES SHALL BE FULLY WELDED AND SUPPORTED WITHOUT SAG IN ANY DIRECTION.  

GATE FRAMES ARE TO BE STANDARD STEEL PIPE WITH 2" O.D. STILES AND RAILS AND 
15

8" INCH O.D. BRACING.
2.8.2 SLIDING GATES SHALL BE EQUIPPED WITH PIPE EXTENSIONS FOR TROLLEY  SUPPORTS 

FROM OVERHEAD TRACK.
2.8.3 +IN*(6 $5( 72 %( '2U%/( &/$M3IN*� 2))6(7 7<3(� �8�� 6:IN*� M$//($%/( I52N 

CASTINGS.
2.8.4 SINGLE SWING GATES LESS THAN 10 FEET WIDE SHALL HAVE A FORK LATCH
2.8.5 DOUBLE SWING GATES SHALL HAVE ECCENTRIC DOUBLE LOCKING TYPE LATCHES WHICH 

ENGAGE STRIKES SECURELY BOLTED TO THE GATE FRAMES AT BOTH TOP AND BOTTOM 
AND SHALL INCLUDE A HEAVY MALLEABLE IRON GATE STOP TO BE ANCHORED IN A 
CONCRETE FOOTING AT THE CENTER OF THE DOUBLE GATE OPENING.  LATCHES SHALL 
HAVE PROVISIONS FOR PADLOCKING; PADLOCKS ARE NOT TO BE FURNISHED.

2.8.6 EMERGENCY GATE LATCH AND SHROUD SHALL BE GALVANIZED.
2.8.7 GALVANIZING DAMAGED BY FIELD ATTACHMENT OF EMERGENCY GATE LATCH AND 

SHROUD SHALL BE COATED WITH A ZINC-RICH PAINT, "GALVANOX".

2.9 CONCRETE
2.9.1 EVERY FIFTH POST SHALL BE SET IN CYLINDRICAL CONCRETE FOUNDATIONS WITH TOP OF

FINISHED CONCRETE SURFACE 2" ABOVE FINISHED GRADE.
2.9.2 EXCAVATION SHALL BE A MINIMUM OF 6 INCHES BELOW FROST DEPTH AND NOT LESS

THAN 12" IN DIAMETER FOR ALL POSTS, AND NOT LESS THAN 3.5 TIMES THE DIAMETER OF
TERMINAL AND GATE POSTS.  CONCRETE SHALL MEET ACI-318 SPECIFICATION FOR 3000 
PSI-28 DAY STRENGTH CONCRETE.
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Site Plan and Traffic Advisory Review Committee 1. 5.        
Meeting Date: 06/10/2025  

Title

CY32-25

Request of Leo A. Daly, with permission of the property owner, for a preliminary plat review of Southern
Regional Office and Laboratory Subdivision, Blue Earth County. The subject property is described as Outlot
A, Blue Earth County Justice Center Subdivision, Blue Earth County (Blue Earth County PID
R010915200011). 

Applicant
The applicant is Leo A. Daly, with permission of the property owner. 

Request
The applicant is requesting review of the preliminary plat of Southern Regional Office and Laboratory Subdivision. 

Location
The subject property is described as Outlot A, Blue Earth County Justice Center Subdivision, and is identified as
Blue Earth County Parcel Identification Number R010915200011).  

Existing Land Use
The property is currently vacant. 

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

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

Review
The applicant is requesting a preliminary plat review of Southern Regional Office and Laboratory Subdivision,
Blue Earth County. The subject property is described as Outlot A, Blue Earth County Justice Center Subdivision,
Blue Earth County, and has the Blue Earth County parcel identification number R010915200011.

The proposed preliminary plat of BCA Southern Regional Office and Laboratory Subdivision, Blue Earth County
shows a new one-lot, one-block subdivision. Lot 1, Block 1 contains 5.874 acres. The parcel is rectangular and
contains a pan-handle-shaped projection along the already dedicated Bassett Drive. 

With development of the subject parcel, Bassett Drive will be extended. The concept plans submitted with the
application show a new, approximately 34,200 square foot structure identified as the Bureau of Criminal
Apprehension, located centrally on the lot. 
 

Attachments
General Location Map 
Aerial Plan 



Preliminary Plat 
Site Plan Aerial Image 
Concept Plans 
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A1 PRELIMINARY PLAT
1" = 40'

Preliminary Plat    ~FOR~    Minnesota Bureau of Criminal Apprehension
~OF~  Lot 1, Block 1 BCA Southern Regional Office and Laboratory Subdivision, Blue Earth County, Minnesota

EXISTING PROPERTY  DESCRIPTION

PROPOSED PROPERTY DESCRIPTION
Lot 1, Block 1, BCA Southern Regional Office and Laboratory Subdivision,
Blue Earth County, Minnesota

AREAS
Existing Areas

Outlot A 255,870 square feet, more or less, or 5.874 acres, more or less
Total 255,870 square feet, more or less, or 5.874 acres, more or less

Proposed Areas

Lot 1, Block 1 255,870 square feet, more or less, or 5.874 acres, more or less
Total 255,870 square feet, more or less, or 5.874 acres, more or less

LOCATION MAP

Outlot A, Blue Earth County Justice Center Subdivision, according to the recorded plat
thereof, Blue Earth County, Minnesota.
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DEMOLITION NOTES
1. BACKGROUND INFORMATION AND TOPOGRAPHIC SURVEY TAKEN FROM SURVEY PERFORMED BY RANI

ENGINEERING ON SEPTEMBER 10, 2023 EXPRESSLY FOR THIS PROJECT.  ELAN DESIGN LAB CANNOT
GUARANTY THE ACCURACY OR COMPLETENESS OF THIS INFORMATION.  VERIFY ALL FIELD
CONDITIONS AND UTILITY LOCATIONS PRIOR TO EXCAVATION/CONSTRUCTION.  IF ANY
DISCREPANCIES OR UNKNOWN UTILITIES ARE FOUND THAT IMPACT DESIGN OR IMPAIR
CONSTRUCTION, THE ENGINEER AND OWNER SHOULD BE IMMEDIATELY NOTIFIED.

2. CONTRACTOR SHALL BRING ANY CHANGED OR UNFORESEEN CONDITIONS THAT COULD RESULT IN
ADDITIONAL COST TO THE ATTENTION OF THE OWNER AND ENGINEER AS SOON AS THEY ARE
DISCOVERED SO THAT THEY CAN BE PROPERLY DOCUMENTED.  FAILURE TO NOTIFY OR COVERING
UN-WITNESSED WORK SHALL RESULT IN REJECTION OF CLAIMS FOR ADDITIONAL COMPENSATION.

3. INGRESS AND EGRESS TO THE SITE SHALL AT ALL TIMES BE LIMITED TO THE CONSTRUCTION
ENTRANCE(S), WHICH SHALL BE IN PLACE PRIOR TO COMMENCEMENT OF DEMOLITION AND CLEARING
OF THE SITE. SEE CG201 FOR LOCATIONS.

4. PROTECT ALL STRUCTURES AND LANDSCAPE NOT LABELED FOR DEMOLITION FROM DAMAGE DURING
CONSTRUCTION. ANY ON-SITE OR OFF-SITE AREAS DISTURBED DIRECTLY OR INDIRECTLY DUE TO
CONSTRUCTION SHALL BE RETURNED TO A CONDITION EQUAL TO OR BETTER THAN THE EXISTING
CONDITION. CONTRACTOR IS SOLELY RESPONSIBLE FOR ANY CIVIL PENALTIES RESULTING FROM
THEIR WORK UNDER THIS CONTRACT.

5. LIMIT CONSTRUCTION ACTIVITIES TO THE CONSTRUCTION LIMITS SHOWN ON THE PLAN. IF WORK
NEEDS TO EXTEND TO PUBLIC STREETS IT IS THE CONTRACTOR'S RESPONSIBILITY TO APPLY FOR ALL
PERMITS, PREPARE ALL DRAWINGS AND PAY ALL FEES AND COSTS.  ALL CONSTRUCTION ACTIVITIES
SHALL COMPLY WITH LOCAL ORDINANCES.

6. PERIMETER SECURITY FENCE, CONSTRUCTION ENTRANCE AND FIBER LOGS SHALL BE IN PLACE PRIOR
TO COMMENCEMENT OF DEMOLITION OPERATIONS.  SEE SHEETS CG201 FOR ALL EROSION CONTROL
MEASURES AND APPROPRIATE STAGING.

7. PROVIDE NECESSARY BARRICADES, SUFFICIENT LIGHTS, SIGNS AND OTHER TRAFFIC CONTROL
METHODS AS MAY BE NECESSARY FOR THE PROTECTION AND SAFETY OF THE PUBLIC AND MAINTAIN
THROUGHOUT THE LIFE OF THE PROJECT.

8. CONSTRUCTION WASTE SHALL BE REMOVED FROM THE SITE IN ACCORDANCE WITH ALL LOCAL,
COUNTY, STATE AND FEDERAL REQUIREMENTS.  ABATEMENT OF ANY MATERIALS DETERMINED BY
THE ENVIRONMENTAL ENGINEER TO BE HAZARDOUS SHALL BE REMOVED IN ACCORDANCE WITH
APPROPRIATE REQUIREMENTS.WORK SITE SHALL BE LEFT IN A CONDITION THAT MINIMIZES EROSION
POTENTIAL ON A NIGHTLY BASE.

9. COORDINATE RELOCATION, DISRUPTION OF OF SERVICE AND DEMOLITION OF ANY PRIVATELY OWNED
UTILITIES  WITH THE APPROPRIATE UTILITY COMPANY.  RESTORATION SHALL BE IN ACCORDANCE
WITH THE UTILITY OWNER'S REQUIREMENTS AT CONTRACTORS EXPENSE. RE-USE OF ANY EXISTING
SERVICES TO BE AT THE DISCRETION OF THE UTILITY OWNER. DEMOLITION LEGEND

FULL-DEPTH BITUMINOUS PAVEMENT REMOVAL

CONSTRUCTION LIMITS

REMOVE FIRE HYDRANT

REMOVE TREES & VEGETATION

REMOVE STORM SEWER

EROSION AND SEDIMENT CONTROL LEGEND

EROSION CONTROL NOTES

INLET PROTECTION

ROCK CONSTRUCTION ENTRANCE

FILTER LOG SEDIMENT CONTROL

SILT FENCE

1. SEE SWPPP FOR DETAILED REQUIREMENTS.

2. FOLLOW ALL LOCAL, COUNTY, WATERSHED, AND STATE REQUIREMENTS COVERING STORMWATER
COMPLIANCE.

3. INSTALL TEMPORARY BMP'S PRIOR TO COMMENCING GRADING ACTIVITIES. MAINTAIN BMP'S
THROUGHOUT THE DURATION OF THE PROJECT.  REMOVE TEMPORARY BMP'S AFTER SITE IS
STABILIZED.

4. INSPECTIONS SHALL BE CONDUCTED BY THE CONTRACTOR ONCE EVERY SEVEN (7) DAYS DURING
ACTIVE CONSTRUCTION AND WITHIN 24 HOURS AFTER A RAINFALL EVENT GREATER THAN 0.5
INCHES IN 24 HOURS.

5. ADJACENT STREETS TO BE CONTINUOUSLY MONITORED FOR VEHICLE TRACKING AND IF
NECESSARY SCRAPED CLEAN DAILY AND SWEPT CLEAN WEEKLY OR MORE OFTEN AS NEEDED.

6. THE CONTRACTOR SHALL LIMIT THEIR ACTIVITIES TO THE GRADING LIMITS SHOWN ON THE
GRADING PLAN.  ALL CONSTRUCTION ACTIVITIES SHALL COMPLY WITH LOCAL ORDINANCE. THE
CONTRACTOR SHALL SCHEDULE THEIR OPERATIONS TO MINIMIZE THE DISTURBED AREA AT ANY
GIVEN TIME.

7. ANY TEMPORARY SOIL STOCKPILES ON THE SITE ARE TO BE SURROUNDED WITH SILT FENCE AND
HYDRO MULCHED AND SHALL NOT BE PLACED IN STORM WATER CONVEYANCES OR SURFACE
WATERS.

8. ALL EROSION, SEDIMENT AND WASTE CONTROL ITEMS MUST BE IN COMPLIANCE WITH THE MPCA
CSW PERMIT (MN R100001).

CONSTRUCTION LIMITS

RIP RAP

TREE PROTECTION FENCE

FIBER BLANKET MnDOT CATEGORY 2O (ALL
SEEDED SLOPE >4:1, DITCH BOTTOM, AND
BIOFILTRATION BASINS)

SITE PLAN NOTES
1. VERIFY ALL FIELD CONDITIONS AND UTILITY LOCATIONS PRIOR TO

EXCAVATION/CONSTRUCTION.  IF ANY DISCREPANCIES OR UNKNOWN UTILITIES ARE FOUND
THAT IMPACT DESIGN OR IMPAIR CONSTRUCTION, THE ENGINEER AND OWNER SHOULD BE
IMMEDIATELY NOTIFIED.

2. DIMENSIONS SHOWN ON THIS PLAN ARE TO THE PROPERTY LINE, EDGE OF PAVEMENT, FACE
OF CURB AND BUILDING FACE.

3. MEET AND MATCH EXISTING CONDITIONS.  PROVIDE TRANSITION AS NECESSARY.

4. ALL CURBS TO HAVE 3/4" EXPANSION JOINTS AT A MAXIMUM OF 100'-0" AND CONTROL JOINTS
AT A MAXIMUM OF 10'-0".

5. ALL PARKING STALLS TO BE PAINTED WITH A 4" WIDE YELLOW STRIPE.  ACCESSIBLE ROUTES
AND ACCESS AISLES TO BE PAINTED WITH A 6" YELLOW PERIMETER BORDER AND 4" WIDE
STRIPE, 18" ON CENTER, AND 45 DEGREES TO STALL.

6. PROVIDE PAINT SYMBOLS AND SIGNAGE AT ACCESSIBLE PARKING SPACES.

7. THE CONTRACTOR SHALL CONSTRUCT ALL PAVEMENTS TO CONFORM WITH THE CORRECT
LINES AND FINISHED GRADES ON THE PLANS. NO PONDING OF WATER WILL BE ALLOWED.
MATCH EXISTING PAVEMENT GRADES AT TIE-IN POINTS. CUT CONTRACTION JOINTS AT
EXISTING JOINT LOCATIONS.

8. CONTINUE CONCRETE PAVEMENT JOINTS THROUGH CURB.

9. SAW ALL CONCRETE CONSTRUCTION JOINTS, CLEAN DEBRIS, BLOW DRY AND IMMEDIATELY
SEAL WITH JOINT SEALANT.

10. REINFORCE ODD SHAPED PAVING PANELS WITH #3 BARS AT 24" EACH WAY.  AN ODD SHAPED
PANEL IS CONSIDERED TO BE ONE IN WHICH THE SLAB TAPERS TO A SHARP ANGLE WHEN
THE LENGTH TO WIDTH RATIO EXCEEDS 3 TO 1 OR WHEN A SLAB IS NEITHER SQUARE NOR
RECTANGULAR.

11. SEE ARCHITECTURAL PLANS FOR LOCATIONS OF DOORS, STAIRS, BOLLARDS AND
MONUMENT SIGN. SEE STRUCTURAL PLANS FOR STOOP LOCATION AND SIZES.

12. SEE ELECTRICAL SITE PLANS FOR LIGHTING LOCATIONS AND DETAILS.

13. THE COST OF ALL CITY PERMITS AND INSPECTIONS SHALL BE BORNE BY THE CONTRACTOR.

14. REFER TO SHEET CG202 FOR SWPPP AND CG201 FOR EROSION CONTROL REQUIREMENTS.

SITE LEGEND

GRADING LEGEND

MAJOR EXISTING CONTOUR
MINOR EXISTING CONTOUR

MAJOR PROPOSED CONTOUR
MINOR PROPOSED CONTOUR

950
949

958.00' HP HIGH POINT

STORM SEWER>>

966.3' ±
MATCH MATCH EXISTING

LOW POINT

TOP OF CURB

966.35' LP

966.35' TC

958.00' SPOT ELEVATION

LOW GRADE AT RETAINING WALL966.35' BW

HIGH GRADE AT RETAINING WALL966.35' TW

BOARDWALK ELEVATION966.35' BWLK

GROUND ELEVATION AT BOARDWALK966.35' GND

GRADING NOTES
1. VERIFY ALL FIELD CONDITIONS AND UTILITY LOCATIONS PRIOR TO EXCAVATION/CONSTRUCTION.  IF ANY

DISCREPANCIES OR UNKNOWN UTILITIES ARE FOUND THAT IMPACT DESIGN OR IMPAIR CONSTRUCTION, THE
ENGINEER AND OWNER SHOULD BE IMMEDIATELY NOTIFIED.

2. REFER TO DEMOLITION PLAN FOR EXTENT OF UTILITY REMOVALS UNDER THIS CONTRACT.

3. FOLLOW ALL RECOMMENDATIONS PRESENTED IN GEOTECHNICAL EVALUATION REPORT PREPARED BY
CHOSEN VALLEY TESTING, MN, DATED 10/31/2024.

4. SIDEWALLS SHALL BE  RETAINED BENCHED OR SLOPED TO PROVIDE SAFE WORKING CONDITIONS. THE
CONTRACTOR IS SOLELY RESPONSIBLE FOR ASSESSING THE STABILITY OF AND EXECUTING PROJECT
EXCAVATIONS USING SAFE METHODS. THE CONTRACTOR IS ALSO RESPONSIBLE FOR NAMING THE
“COMPETENT INDIVIDUAL” AS PER SUBPART P OF 29 CFR 1926.6 (FEDERAL REGISTER - OSHA).

5. CONTRACTOR IS RESPONSIBLE FOR THE DESIGN OF SOIL, UTILITY AND BUILDING RETENTION SYSTEMS.

6. SEE SHEET CU101 FOR STORM SEWER INFORMATION.

7. RELOCATE BENCHMARKS AS NECESSARY WITH NEW BENCHMARK LOCATIONS WITHIN A TOLERANCE OF 0.010
VERTICAL FEET.

8. THE PROPOSED GRADES SHOWN ON THE GRADING PLAN ARE FINISHED GRADES.  SPOT ELEVATIONS ALONG
CURB LINES REPRESENT THE FLOWLINE UNLESS OTHERWISE NOTED.

9. GRADING ACTIVITY WHICH BLOCKS TRAFFIC OF ANY PUBLIC STREET, ALLEY, OR DRIVE IS SUBJECT TO
APPROVAL BY THE CITY OF ARDEN HILLS. ALL WORK ON SITE SHALL BE SUBJECT TO CITY OF ARDEN HILLS
APPROVAL.

10. SIDEWALK CROSS-SLOPES SHALL NOT EXCEED 2.0%.

11. IN AREAS WHERE NEW FILL IS TO BE PLACED ON SLOPING GROUND, BENCHING THE SURFACE SHALL BE
COMPLETED PRIOR TO PLACING THE FILL.  BENCHING SHALL BE COMPLETED WHERE SLOPES ARE STEEPER
THAN 4:1 (HORIZONTAL:VERTICAL).

12. SEE SHEET CG201 FOR EROSION AND SEDIMENT CONTROL PLAN.

13. SEED ALL NON BUILDING AND NON PAVEMENT AREAS FOLLOWING FINAL GRADING ACTIVITIES PER THE
LANDSCAPE PLANS.

14. PROVIDE POSITIVE DRAINAGE AT ALL TIMES WITHIN THE CONSTRUCTION AREA.  DO NOT ALLOW WATER TO
POND IN EXCAVATION AREAS, AND MAINTAIN ALL EXISTING DRAINAGE PATTERNS.

15. THE CONTRACTOR SHALL BE RESPONSIBLE TO COMPLY WITH ALL OSHA REGULATIONS IN THE EXECUTION OF
WORK UNDER THIS CONTRACT.

16. THE CONTRACTOR SHALL PROVIDE DECOMPACTION OF ALL DISTURBED SOILS MEETING CURRENT CITY OF
ARDEN HILLS ENGINEERING GUIDELINES, AND STANDARD DETAIL SPECIFICATIONS. SEE LANDSCAPE
DRAWINGS FOR ALL TOPSOIL SECTIONS.

17. REFER TO LANDSCAPE PLANS FOR AREAS TO RECEIVE PERMANENT SEED, SOD, TREES, AND SHRUBS, ETC.

18. THE CONTRACTOR SHALL ADJUST TO GRADE ALL UTILITY STRUCTURES AND APPURTENANCES THAT FALL
WITHIN THE LIMITS OF THIS CONTRACT.  THE CONTRACTOR SHALL KEEP ALL SAID EXISTING UTILITIES AND
THEIR APPURTENANCES FREE OF DEBRIS AND OPERABLE AT ALL TIMES DURING CONSTRUCTION.

19. ALL GRADES WITHIN THE LANDSCAPED AREA SHALL NOT EXCEED 3 HORIZONTAL TO 1 VERTICAL AND HAVE A
MINIMUM GRADE OF 2%, UNLESS OTHERWISE NOTED.  GRADED SWALES MUST HAVE A MINIMUM BOTTOM
SLOPE OF 0.5%.

20. ALL PAVEMENT GRADES SHALL BE AS FOLLOWS, UNLESS NOTED OTHERWISE:
ASPHALT PAVEMENT - 1.5% MINIMUM, 5% MAXIMUM
CONCRETE PAVEMENT - 1% MINIMUM, 5% MAXIMUM

21. GRADE TOP OF BERMS TO SHED WATER WITH A MINIMUM 2% SLOPE. DO NOT BUILD BERMS WITH A FLAT TOP.

22. OBTAIN CITY GRADING PERMIT PRIOR TO COMMENCEMENT OF PROJECT UNLESS REQUIRED DEMOLITION AND
BUILDING PERMITS ARE OBTAINED PRIOR TO ANY GRADING OPERATIONS.

23. CONTRACTOR TO REMOVE SEDIMENT FROM PRETREATMENT DEVICES, BASINS AND CLEANOUT STORM SEWER
OF SEDIMENT UPON FINAL STABILIZATION.

24. THE STORM SEWER OUTLET DESIGN INTO THE STORMWATER MANAGEMENT FACILITIES WILL UTILIZE SECTION
301.3 OF MN PLUMBING CODE TO ALLOW SURCHARGE OF THE STORM SEWER SYSTEM.

25. FINISHED GRADING IS NOT TO BE INTERPRETED AS A GUARANTEE OF A BALANCED SITE. CONTRACTOR IS TO
REFER TO SITE SURVEY AND GEOTECHNICAL REPORT FOR ANALYSIS OF EXISTING CONDITIONS. COMPARISON
OF THESE EXISTING CONDITIONS RESOURCES TO GRADING PLAN SHALL BE USED BY CONTRACTOR TO
DETERMINE WHETHER EXCESS SOILS ARE PRESENT OR IF IMPORT OF SOILS IS REQUIRED. ACHIEVING FINAL
GRADING IS THE RESPONSIBILITY OF THE CONTRACTOR. ACCOUNT FOR POTENTIAL SOIL SWELL AND
NECESSARY SOIL CORRECTIONS.

UTILITY NOTES
1. VERIFY ALL CONNECTIONS TO EXISTING UTILITY SERVICES PRIOR TO CONSTRUCTION.  ANY

DISCREPANCIES BETWEEN LOCATED UTILITIES AND THE EXISTING CONDITIONS PLAN SHOULD
BE NOTED AND FORWARDED TO THE ENGINEER.

2. ALL CONNECTIONS TO PUBLIC UTILITIES TO BE IN ACCORDANCE WITH THE CITY OF MANKATO
DESIGN STANDARDS, LATEST EDITION.

3. CONTRACTOR TO PROVIDE ADEQUATE MEANS AND METHODS TO ASSURE ADJACENT
PROPERTY IS NOT DAMAGED DURING UTILITY INSTALLATION.

4. PIPE LENGTHS SHOWN ARE MEASURED FROM CENTER OF STRUCTURE TO CENTER OF
STRUCTURE.

5. VERIFY BUILDING SERVICE LOCATIONS AND INVERTS WITH THE MECHANICAL PLANS PRIOR
TO COMMENCING UTILITY CONSTRUCTION.

6. PIPE MATERIALS: 

STORM SEWER < 12" SDR 26 PVC
>/= 12" RCP OR SDR 26 PVC

DRAINTILE ASTM D 2729
WATER DIP
SANITARY SDR 26 PVC

7. ALL UTILITY CONSTRUCTION TO CONFORM WITH STATE, CITY ENGINEER'S ASSOCIATION OF
MINNESOTA (CEAM), AND CITY OF ARDEN HILLS STANDARD SPECIFICATIONS.

8. ADJUST ALL STRUCTURES, PUBLIC AND PRIVATE, TO PROPOSED GRADES WHERE DISTURBED.
COMPLY WITH ALL REQUIREMENTS OF UTILITY OWNERS.  STRUCTURES BEING RESET TO
PAVED AREAS TO MEET OWNERS REQUIREMENTS FOR TRAFFIC LOADING.

9. WATER AND FIRE LINES SHALL HAVE A MINIMUM 7.5' TO A MAXIMUM 10' OF COVER.

10. PROVIDE ADDITIONAL BENDS WITH THRUST RESTRAINT AND OTHER APPURTENANCES TO
ENSURE PROPER INSTALLATION OF WATER MAIN AND SERVICES.

11. PROVIDE THRUST RESTRAINT AT ALL WATER AND FIRE LINE BENDS, TEES, HYDRANTS, ETC

12. COORDINATE LOCATIONS OF CONDUITS NEEDED FOR SITE LIGHTING AND IRRIGATION WITH
ELECTRICAL AND LANDSCAPE CONTRACTORS. SEE ELECTRICAL PLAN  FOR ADDITIONAL SITE
ELECTRICAL INFORMATION. CONDUIT SHOULD BE ROUTED TO AVOID EXISTING TREES AND
STORMWATER FACILITIES.

13. THE PRIMARY ELECTRIC, TRANSFORMER, AND METER PROVIDED AND INSTALLED BY POWER
COMPANY.

14. COORDINATE  INSTALLATION AND DESIGN OF GAS MAIN, VALVE AND METERS WITH GAS
COMPANY. CONTRACTOR TO TRENCH AND BACKFILL. GAS MAIN TO HAVE MINIMUM 24" OF
COVER.

15. COORDINATE INSPECTION AND TESTING FOR ALL UNDERGROUND UTILITIES WITH THE
APPROPRIATE AUTHORITIES PRIOR TO COVERING TRENCHES.

16. SEE DETAILS E1/CK503 AND E2/CK503 FOR PIPE BEDDING.

UTILITY LEGEND

SANITARY SEWER

DOMESTIC WATER SERVICE

STORM SEWER

CATCH BASIN (CB)

HEAVY DUTY BITUMINOUS PAVEMENT

BIOFILTRATION BASIN

CONCRETE SIDEWALK

X FENCE

LIGHT DUTY BITUMINOUS PAVEMENT

A1 LOCATION MAP
1" = 100'

CATCH BASIN MANHOLE (CBMH)

STORM MANHOLE (STMH), SANITARY MANHOLE (SSWR MH)

CONCRETE FLARED END SECTION (FES)

WATER VALVE

CO

RAIN GUARDIAN TURRET

NYLOPLAST CATCH BASIN

CLEANOUT

DRAINTILE

STOCKPILE

D5 VICINITY MAP
NTS

14

 SITE

MADISON AVE.

58
6T

H 
AV

E

BASSETT DR.

COUNTY HWY 21

ADAMS ST.

HOFFMAN RD.

TECHNOLOGY DR.
EXCEL DR.

ADAMS ST.

RAINTREE RD.

FAIR ST.

HO
SA

NN
A 

DR
.

HA
EF

NE
R 

DR
.

HW
Y 

22
HW

Y 
22

GREENSPACE

FIRE DEPARTMENT CONNECTION



BASSETT       DRIVE

FTP

S

X
X

X
X

X
X

X
X

BUREAU OF CRIMINAL
APPREHENSION

34,200 SF

17

19

19

17

15 15
13

15

4

NO PARKING

XX
XXXXXXXXX

X

NO PARKING

X

X X X X X X X X X X X X X X X X X X X X X X X X

CURB MODIFICATION
AT CATCH BASIN (TYP)

8' SECURITY FENCE
(TYP)

B612 CONCRETE CURB
AND GUTTER (TYP)

CONCRETE
SIDEWALK

HEAVY DUTY ASPHALT

LIGHT DUTY ASPHALT

X
X

X
X

X
X

X
X

BUREAU OF CRIMINAL
APPREHENSION

34,200 SF

17

19

19

17

15 15
13

15

4

NO PARKING

XX
XXXXXXXXX

X

NO PARKING

X

X X X X X X X X X X X X X X X X X X X X X X X X

CONCRETE
PAVEMENT (TYP)

CO

CO

CO

CO CO

CO

CO

CO

CO

CO

CO

CO

CO

CO

CO

CO

CO

COCO

CO

CO

CO

CO

24.3'
18'

25'
18'

18'
25'

18'
6.7'

9'
(TYP)

22'

18' 25' 18'

16.7'

18' 25' 18'
12.7'

10.6'

73.1'

18'

9'
(TYP)

22'

25'

25'

22'

25'

64.2'

70.7'

84.9'

5.7'

16.6' 169.1'

182.7'

37.1'

115.2'

13.5'

9'
(TYP)

15'
7.2'

214.3'

326.3'

9'

9'

9'

13.5'
9'

7'6'

9.1'

22'

22'

9'
(TYP)

9'
(TYP)

38.4'

45.1' 10'

8'

23' 23'

23'

4'

MODIFIED D412
CONCRETE CURB AND

GUTTER

R15'

R10'

R5' R3'

R42'

R3
'

R5'

R3' R5'

R5'R3'

R3'R5'

R10'

R3'R15'

R3'R3'

R3'

R2'

R40'

R35'

R3' R3'

R3'

R5'

R3'

R5'

R3'

R25'R6'

R35'

R3'

R5'

R3'

BIOFILTRATION
BASIN 1P

BIOFILTRATION BASIN 10P

BIOFILTRATION
BASIN 3P

15' BUILDING SETBACK

15' BUILDING SETBACK

6' 
BU

ILD
IN

G 
SE

TB
AC

K

6' BUILDING SETBACK

6' 
BU

ILD
IN

G 
SE

TB
AC

K

58 VISITOR
PARKING STALLS

72 STAFF PARKING STALLS

COURTYARD
SEE LANDSCAPE

VERTICAL
PIVOT GATE

VERTICAL
PIVOT GATEVERTICAL

PIVOT GATE

MONUMENT SIGN
SEE ARCH

SECURE GATE

TRASH
ENCLOSURE

F5
CK501

F4
CK501

F2
CK501

F1
CK501

HE
AV

Y 
DU

TY
 A

SP
HA

LT

LIG
HT

 D
UT

Y 
AS

PH
AL

T

ACCESSIBLE CURB
RAMP (TYP)

C1
CK501

A1
CK504

UNDERGROUND STORMWATER
REUSE CISTERN SEE CU102

E1
CS101

E4
CS101

10' DRAINAGE AND UTILITY EASEMENT

BIOFILTRATION
BASIN 2P

BIOFILTRATION
BASIN 15P

VERTICAL PIVOT
GATE

SITE FURNISHING (TYP)
SEE ARCH

STOOP (TYP)
SEE STRUC

F3
CK501

CONCRETE
PAVEMENT

CONCRETE
PAVEMENT

RAISED LANDSCAPE AREA & WALL
SEE LANDSCAPE

3' TRANSITION
TO MODIFIED

D412 CURB

F5
CK501

MODIFIED D412 CONCRETE
CURB AND GUTTER

MODIFIED D412 CONCRETE
CURB AND GUTTER

B612 CONCRETE
CURB AND

GUTTER

B612 CONCRETE
CURB AND

GUTTER

3' TRANSITION
TO MODIFIED
D412 CURB

B612 CONCRETE
CURB AND

GUTTER

B612 CONCRETE
CURB AND GUTTER

B612 CONCRETE
CURB AND GUTTER

MODIFIED D412
CONCRETE
CURB AND

GUTTER

72.5'  F-F
ASSUMED ROADW

AY W
IDTH

FOR BASSETT DRIVE
EXTENSION BY OTHERS

HE
AV

Y 
DU

TY
 A

SP
HA

LT

LIG
HT

 D
UT

Y 
AS

PH
AL

T

49.25' (TYP)

13.63' (TYP)

R1' (TYP)

5'

CONCRETE PAD FOR REUSE
EQUIPMENT

SITE LIGHTING (TYP)

SITE LIGHTING (TYP)

10.9'
6'

4'4'

NO PARKING
NO PARKING

6'R3'

8'
8'

8'
8'

8'

NO PARKING
NO PARKING

6.7'

12.7'

18'
2.7'

4' 6'

10.3'

R18'

R18' R18'

R5'

4.4'
5'

13.8'

ADA SIGNAGE (TYP)D5
CK501

ACCESSIBLE
CURB RAMP

ADA SIGNAGE
WITH VAN

ACCESSIBLE
SIGNAGE

STOOP
SEE STRUC

SITE FURNISHING (TYP)
SEE LANDSCAPE

SITE FURNISHING
(TYP)
SEE LANDSCAPE

RAISED LANDSCAPE
AREA & WALL

SEE LANDSCAPE

FLAG POLE
SEE LANDSCAPE

B612 CONCRETE CURB
AND GUTTER (TYP)

3' TRANSITION
TO MODIFIED
D412 CURB

SITE LIGHTING (TYP)
SEE ELEC

AGGREGATE SURFACING
SEE LANDSCAPE

BUREAU OF CRIMINAL
APPREHENSION

34,200 SF

MONUMENT SIGN
SEE ARCH

COLORED CONCRETE
BAND (TYP)

SEE LANDSCAPE

19

17

XXXXXXXXX
X

R3'

R5'

R10'

R3
' 8' 8' 8' 8' 8'

19

17

XXXXXXXXX
X

6'

4'

6'

4'

12.3'

10.5'

29.2'

16'

5'
TYP 10' TYP

4.6'

18'7.7'12'

ACCESSIBLE
CURB RAMP (TYP)

A2
CK501

ADA SIGNAGE
(TYP)

ACCESSIBLE CURB
RAMP (TYP)

NO PARKING
ACCESS AISLE SIGN (TYP)

ACCESSIBLE
CURB RAMP
(TYP)

ADA SIGNAGE
(TYP)

ACCESSIBLE
CURB RAMP

(TYP)

VERTICAL PIVOT
GATE (TYP)

A4
CK504

5'

SITE LIGHTING (TYP)
SEE ELEC

STOOP
SEE STRUC

A

B

C

D

1

E

F

2 3 4 5 6 7

DE
SI

GN
 D

EV
EL

OP
ME

NT
 - 

PR
IC

IN
G 

SE
T

Copyright © 2024 LEO A DALY Company

TBD (Bassett Drive)
Mankato, MN  56001

MN BCA Southern Regional
Office and Laboratory

Department of
Public Safety

ÉLAN DESIGN LAB, INC.

DAMON FARBER

MWL ARCHITECTS

Civil Consultant:

Landscape Consultant:

Laboratory Consultant:

310 4th Avenue South, Suite 1006
Minneapolis, MN 55415
Tel: 612.260.7004

310 4th Avenue South, Suite 7050
Minneapolis, MN 55415
Tel: 612.332.7522

11798 N Lakeridge Pkwy
Ashland, VA 23005
Tel: 804.314.9359

445 Minnesota St.,
St. Paul, MN 55101

730 Second Avenue South, Suite 1300
Minneapolis, MN 55402-2455
Tel: 612.338.8741

KEY PLAN

REVISIONS

FILE LOG

ACTIVITY

Draw

Design

Manager

Check

STAMP

Project No.

BY

PREL
IMINA

RY

NOT FOR CONSTRUCTION

023-10680-000 / LAD240017
MARCH 28, 2025

SMJ

AKW

MJW

NO. DESCRIPTION DATE

MJW

100% DESIGN DEVELOPMENT

STATE OF MINNESOTA
State RECS Project Number: 07MK0002

SITE PLAN

CS101
9030

SCALE IN FEET   
Know what's  below.
       Call before you dig.
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PROJECT SUMMARY

B-3 HIGHWAY BUSINESS DISTRICT
  REQUIRED    

FRONT YARD SETBACK 15' PARKING & BUILDING
SIDE YARD SETBACK 3' PARKING / 6' BUILDING
REAR YARD SETBACK 3' PARKING / 6' BUILDING
TRANSITIONAL YARD ADJ. TO R-1 25'
MAXIMUM GROUND COVERAGE 75%

PARKING SUMMARY

REQUIRED PARKING 1 STALL / 250 SF. OF GFA
217 STALLS

PROPOSED PARKING            134 STALLS

9'X18' ACCESSIBLE STALL        6 STALLS
9'X18' STALL             128 STALLS

AREA SUMMARY
SITE 255,870 SF. (5.87 AC.)
PROJECT AREA 248,379 SF. (5.70 AC.)

      EXISTING     PROPOSED CODE 
MAXIMUM

IMPERVIOUS 0 SF. (0%) 133,170 SF. (52%) 75%

BUILDING COVERAGE 0 SF.   (0%) 34,200 SF. (13%)

PARKING & WALK 0 SF.  (0%) 98,970 SF. (39%)

PERVIOUS 255,870 SF.  (100%) 122,700 SF. (48%)

A1 SITE PLAN
1" = 30'

E1 ENLARGED SITE PLAN - WEST ADA PARKING AND ENTRANCE
1" = 10' E4 ENLARGED SITE PLAN - EAST ADA PARKING AND ENTRANCE

1" = 10'

SITE PLAN NOTES
1. SEE SHEET CN101 FOR SITE PLAN NOTES & LEGEND.
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BOTTOM 1012.20
OVERFLOW 1013.50
STORAGE 13,030 CF
WQV ELEV 1012.65
HWL 1014.12

BIOFILTRATION BASIN P1
BOTTOM 1012.00
OVERFLOW 1013.50
STORAGE 23,370 CF
WQV ELEV 1012.15
HWL 1013.97

BIOFILTRATION BASIN P2
BOTTOM 1012.0
OVERFLOW 1013.50
STORAGE 2,690 CF
WQV ELEV 1013.70
HWL 1014.95

BIOFILTRATION BASIN P3
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WQV ELEV 1014.20
HWL 1014.50
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A1 GRADING PLAN
1" = 30'

GRADING PLAN NOTES
1. SEE SHEET CN101 FOR GRADING PLAN NOTES & LEGEND.

E1 ENLARGED GRADING PLAN 
1" = 20' E3 ENLARGED GRADING PLAN 

1" = 20'



10' WIDE DRAINAGE & UTILITY EASEMENT PER PLAT
BLUE EARTH COUNTY JUSTICE CENTER SUBDIVISION
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12" WATERMAIN EXTENSION

12" PVC WATERMAIN PER
CITY PROJECT #11000
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       Call before you dig.
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A1 UTILITY PLAN
1" = 30'

1. GEOTHERMAL WELL SETBACKS ARE AS FOLLOWS:
- 10' TO POWER LINES, NATURAL GAS MAINS, WATER MAINS, AND BUILDINGS
- 20' TO STORM  SEWER LINES
- 50' TO OTHER GEOTHERMAL WELLS , STORMWATER RETENTION PONDS, AND SANITARY LINES

KEYNOTES

UTILITY PLAN NOTES
1. SEE SHEET CN101 FOR UTILITY PLAN NOTES & LEGEND.
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A1 STORM SEWER PLAN
1" = 30'

1. GEOTHERMAL WELL SETBACKS ARE AS FOLLOWS:
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A1 SOUTHEAST ENLARGED STORM SEWER PLAN
1" = 20'

C1 WEST ENLARGED STORM SEWER PLAN
1" = 20'

1. GEOTHERMAL WELL SETBACKS ARE AS FOLLOWS:
- 10' TO POWER LINES, NATURAL GAS MAINS, WATER MAINS, AND BUILDINGS
- 20' TO STORM  SEWER LINES
- 50' TO OTHER GEOTHERMAL WELLS , STORMWATER RETENTION PONDS, AND SANITARY LINES
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Site Plan and Traffic Advisory Review Committee 1. 6.        
Meeting Date: 06/10/2025  

Title

CYV01-25

Request of Jeffrey Sweere for a variance from Chapter 10, Article X, Division 3, Sec.10-1540.b.1 of the
Mankato City Code to reduce the setback between a principal adult use property line and a zoning district in
which residential uses are specifically listed as a permitted or conditional uses from 350 feet to 320 feet. The
variance is being requested in order to allow the operation of a principal adult use at 1418 N. Riverfront
Drive. The property is described as Lot 1, Block 1, Sweere Subdivision, City of Mankato, Minnesota (1418 N.
Riverfront Drive).

Applicant
The applicant and property owner is Jeffrey Sweere. 

Request
The applicant is seeking a variance to allow for the reduction in the setback from 350' to 320' between an adult use
and a residential zoned district.  

Location
The subject property is located at 1418 N. Riverfront Drive. 

Existing Land Use
The property is currently the location of a multi-tenant commercial business. 

Zoning
The subject property is zoned B-2, General Business District. 

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

Review
Jeffrey Sweere is requesting a variance from Chapter 10, Article X, Division 3, Sec.10-1540.b.1 of the Mankato
City Code to reduce the setback from 350 feet to 320 feet between a principal adult use property line and a zoning
district in which residential uses are specifically listed as a permitted or conditional uses. The variance is being
requested in order to allow the operation of a principal adult use at 1418 N. Riverfront Drive. The property is
described as Lot 1, Block 1, Sweere Subdivision, City of Mankato, Minnesota and is addressed as 1418 N.
Riverfront Drive.  

Pure Pleasures, currently located at 2102 N. Riverfront Drive, is proposing to relocate and operate the current adult
use operation at 1418 N. Riverfront Drive. The request is for a variance at the new location to reduce the required
setback for an adult use between the property line of the property that has a building where the adult use is
proposing to operate and a zoning district where residential uses are allowed. In this case, the adult use is proposing
to operate at 1418 N. Riverfront Drive, which is zoned B-2, General Business District. The adult use at 1418 N.
Riverfront Drive is permitted in this district if certain locational criteria are achieved and that includes that the
property line from the property where the business will operate must be at least 350’ from a residential district. In
this case, the 350’ setback from the property line catches a residential zoning district for the property that is located
at 116 Ann Street, zoned R-2, one- and two-family dwelling district, and so a variance is being requested to reduce



the required setback from 350’ to 320’.
 
Mankato City Code requires that the setback be measured at the property line. However, the applicant has provided
exhibits which show that from the front entrance door of the business to the residential district in question the
distance is over 430’. The property line nearest where the business suite is located and will operate is shown to be
400’ to the residential district.
 

Attachments
General Location Map 
Aerial Plan 
350' Buffer from Property Line Map 
320' Requested Variance Exhibit 
Distance from the Front Door of Business 
Variance Request Questions 
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Variance Request from: 

Sweet Sounds, Inc 

1418 N Riverfront Dr 

Mankato, MN 56001 

RE: 1420 N Riverfront Dr, Suite 102 

Please answer the following questions as they relate to your specific variance request: 

1)      In your opinion, is the variance in harmony with the purposes and intent of the ordinance?  

Yes (  )  No (  ) Why or why not? 

 

Yes, this request is in harmony with the purpose and intent of the ordinance. The ordinance is 

designed to locate adult use business at least 350’ away from residentially zoned areas. The 

adult use business’ entrance would be located in excess of 425’ from the residentially zoned 

areas and the corner of the building that will house the adult use business is about 400’. Only a 

tiny little corner of the property, an area that is only used for piling up snow in the winter 

impedes on the 350’ restriction and then, only by about 5’. Clearly, the intent is to keep 

residential areas separated from the business, not a property boundary that has nothing to do 

with the adult use business. 

 

2) In your opinion, is the variance consistent with the comprehensive plan?  

Yes (  )  No (  ) Why or why not? 

 

Yes, 1420 N Riverfront Dr, Suite 102 is a B2 business district and does not immediately face any 

residential areas. 

 

3) In your opinion, does the proposal put property to use in a reasonable manner?  

Yes (  )  No (  ) Why or why not? 

 

Yes, they city code has already determined that the B2 business district is the appropriate 

destination and location for adult use businesses. 

 

4) In your opinion, are there circumstances unique to the property?  

Yes (  )  No (  ) Why or why not? 

 

Yes, several. The plat was cut up years before we bought the property. We had no control over 

how those boundaries we set. In addition, as the plat only has one public road access without 

the ability to create a second. If had a second access, we would consider simply platting the two 

section into separate plats which would remove the need for the variance. Unfortunately, this is 

also out of our control. 

 



5) In your opinion, will the variance maintain the essential character of the locality? 

Yes (  )  No (  ) Why or why not? 

 

Yes, this is clearly a business district. The property owner and potential tenant both agree the 

need for a “classy” operation is essential. Seeing as how their current business operates within 

the city code, we don’t see any reason for that won’t be maintained to the same standards in 

the city code. 

 

The Planning Commission/City Council must make an affirmative finding on all of the five criteria listed 

above in order to grant a variance.  The applicant for a variance has the burden of proof to show that all 

of the criteria listed above have been satisfied. 

 

 



   
Site Plan and Traffic Advisory Review Committee 2. 1.        
Meeting Date: 06/10/2025  

Title
***SITE PLAN AND TRAFFIC ADVISORY COMMITTEE REVIEW ONLY. Request for a Site Plan and
Traffic Advisory Committee review for the installation of a permanent parking lot at the southwest corner of
Garden Boulevard and Mulberry Street, by request of Bolton and Menk, with permission of the property
owner. 

Applicant
The applicant is Bolton and Menk, who have permission from the owner, Mayo Clinic Health System - Mankato. 

Request
The applicant is seeking a Site Plan only review of the submission. 

Location
The parcel is located at the Southwest corner of the intersection of Mulberry and Garden. 

Existing Land Use
The area has most recently been used as a temporary laydown yard and storage area for construction-related
equipment and materials. 

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

Review
The applicant is seeking a Site Plan and Traffic Advisory Committee review of their submission. 

The subject parking lot is located at Garden and Mulberry, and plans submitted show one access point to the
proposed lot from Garden Boulevard. The use of this area as a parking lot was approved by the 2024 Institutional
Overlay Amendment. 

The applicant's narrative states that the project generally consists of reuse/replacement of the existing pavement
while making necessary modifications to convert the area to a parking lot meeting the City of Mankato code. Proper
setbacks, stall sizes, and driving lanes are provided to facilitate 65 total new parking stalls generally intended for
Mayo staff use. A full set of construction documents will be provided at permit submittal and for Site Plan review. 
  
Site lighting will be included in the parking lot with design and photometrics provided at permitting. Snow
management is expected to include temporary stockpiling in parking stalls prior to hauling off site as necessary.

Attachments
General Location Map 
Aerial Plan 
Site Plan 
Stormwater Memo 
Landscaping Plan 
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Stormwater Management Memorandum 
 

Date: May 27, 2025 

To: Karl Keel, P.E. – City of Mankato 

Cc: Mark Konz – City of Mankato 

From: Alec Pietz, P.E. – Land Development Project Manager 

Subject: Lot S2 Construction 

 Mayo Clinic Health System 

 BMI Project No.: 25X.139115 

I. Project Introduction 

The following report provides a summary and analysis of the existing and proposed hydrology for 

conversion of a previously built temporary construction staging laydown area to a permanent Mayo 

Clinic parking lot in Mankato, Minnesota. The estimated disturbed area is approximately 0.9 acres 

and is located near Main Street, and adjacent to Garden Boulevard and Mulberry Street. The 

proposed project includes the reclamation of existing pavements, curb and gutter installation, 

stormwater management construction, paving, and striping. Landscaping will also be provided with 

the project. The previously installed tile and inlet system will be maintained and modified as 

needed for the construction of permanent stormwater management. The SCS TR-20 hydrology 

method was utilized in Autodesk Storm and Sanitary Analysis (SSA) for the project. NOAA Atlas 

14 rainfalls for Mankato, Minnesota and MSE 3 distribution curves were used to develop rainfall 

events. Although additional storm events were used in the stormwater modeling, the 2-yr (2.87”), 

10-yr (4.29”), and 100-yr (7.21”) events are reported for relevant data in this report. This project is 

being designed in accordance with the City of Mankato Grading Manual. 

II. Existing Site Hydrology 

The existing topography has underwent numerous changes since acquisition by Mayo Clinic. 

Single-family homes existed for decades prior to removal by Mayo Clinic and establishment of the 

laydown area. A figure showing the hydrology related to the laydown project is provided with this 

memo and is the basis for existing conditions.  

Utilizing SSA for hydraulic modeling, existing and proposed peak flow rates for the design storms 

were determined and are shown in the following table: 

Existing Condition Peak Flow Rates (cfs) 

Location 2-yr 10-yr 100-yr 

Backyards 1.06 1.91 3.69 

Right-of-Way 0.85 1.51 2.91 

Total 1.91 3.42 6.60 

Peak flows may not exceed pre-project conditions. 

 



 

 

 

III. Proposed Site Hydrology 

The total project impervious area is 0.57 acres which includes the existing and new impervious 

areas, requiring 0.052 ac-ft of water quality volume (WQV). The stormwater filtration basin is 

sized for 0.069 ac-ft of WQV, exceeding the required volume and allowing for additional future 

pavements. Additional information of the basin is provided with this memo. 

The proposed hydrology of the project is illustrated with the Site Hydrology figure included with 

the memo and shows the site, stormwater routing, and stormwater improvements. When inputting 

this information into SSA, the following peak flow results are yielded: 

Proposed Condition Peak Flow Rates (cfs) 

Location 2-yr 10-yr 100-yr 

City Storm Sewer 1.12 1.20 2.76 

Right-of-Way 0.20 0.39 0.79 

Total 1.32 1.59 3.55 

The peak flows for all design storms are less than the existing peak rates due to the basin. 

Erosion and sediment control best management practices will be implemented with the project and 

detailed in an Erosion & Sediment Control Plan to be provided in the permitting construction 

documents to mitigate construction stormwater runoff and potential pollution. These will be in 

conformance with the City of Mankato Grading Manual. 

Please review the provided information and Civil construction documents and feel free to contact 

Alec Pietz, P.E. at Alec.Pietz@bolton-menk.com or (507) 902-2606. 

 



Date: May 2025

Engineer: AWP

0.57 Acres

Volume : 2,276 cubic feet = 0.052 acre-feet

Elevation (ft) Area (sf) Volume (cf) Volume (ac-ft)

997 2370 0 0.000

998 (WQV) 3660 3015 0.069

999 5090 7390 0.170

WQV Requirement Met

NPDES/SDS CONSTRUCTION STORMWATER PERMIT

MAYO CLINIC HEALTH SYSTEM - MANKATO

New Impervious Area:

Water Quality Volume

BMI Project No. 25X.139115

LOT S2 CONSTRUCTION
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Filtration Basin Storage Curve

(1.1 inches of runoff from new impervious surfaces)
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Site Plan and Traffic Advisory Review Committee 2. 2.        
Meeting Date: 06/10/2025  

Title
***SITE PLAN AND TRAFFIC ADVISORY COMMITTEE REVIEW ONLY. Request for a Site Plan and
Traffic Advisory Committee review for the construction of a new 9,255 square-foot addition to the existing
radiology department, by request of BWSR, with permission of the property owner. 

Applicant
The applicant is BWSR, with permission of the owner, Mayo Clinic Health - Mankato. 

Request
The applicant is requesting a Site Plan and Traffic Advisory Committee review. 

Location
The subject property is located at 1025 Marsh Street, which is the current medical campus. 

Existing Land Use
The property is currently used for a medical campus. 

Zoning
The property is zoned O-R, and is located in an Institutional Overlay District. 

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

Review
The applicant is seeking a Site Plan and Traffic Advisory Committee review of the addition to the existing
radiology department, which is located within the existing medical campus complex. 

The project is a 9,255-square-foot footprint addition to the existing radiology department at Mayo Hospital. This
project was listed in the Institutional Overlay amendment submitted in 2024. The applicant has indicated that the
project has since reduced the square footage of the second floor of the structure, by removing the
mechanical/electrical penthouse and providing a rooftop unit. The narrative states that the proposed rooftop unit
will have screening and the plans show that it is proposed to be a metal screen. 

Attachments
General Location Map 
Aerial Plan 
Civil Plans 
Architectural Elevations 
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