
  

SITE PLAN AND TRAFFIC ADVISORY REVIEW COMMITTEE
Internal Staff Meeting

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

           
1. SITE PLAN ITEMS   
 
1. CY36-26 tabled at August 26, 2026 PC meeting

Request of Bolton and Menk, on behalf of Kody Schendel of New Hope Board and Lodge and KD2
Properties, LLC, for an amended conditional use permit to allow a building addition and an
operational expansion; and for a variance to decrease the rear yard from 66’ to 11.2’ in the R-3,
Limited Multiple Family Dwelling District.  The variance is being requested in order to allow for a
building addition. The property is described as Lots 6, 7, 8 and the westerly half of Lot 9, Block 16
of Mankato City, Blue Earth County (1429 3rd Avenue).     

 
2. CY42-26

Request of Jones Haugh & Smith, with permission of the property owner, Scott Brown, for a final
plat review of Metcon Addition, and a conditional use permit to allow a wetland replacement on the
subject site. The subject property is described as That part of the Southwest Quarter of Section 11,
Township 108 North Range 26 West, Blue Earth County, Minnesota, described as: commencing at
the southwesterly corner of Parcel D of Blue Earth County Highway Right of Way Plat No. 27, on
file and of record with the Blue Earth County Recorder; thence South 52 degrees 36 minutes 53
seconds East, (Minnesota County Coordinate System - Blue Earth County Zone - HARN NAD83 -
1996), along the southerly line of said Parcel D, 196.59 feet to the point of curvature of a circular
curve to the left; thence southeasterly, along said southerly line, along a 500.00 foot radius curve,
central angle = 01 degrees 42 minutes 19 seconds, an arc distance of 14.88 feet; thence South 00
degrees 22 minutes 32 seconds East, not radially to said curve, 763.46 feet to the point of beginning,
said point being on a circular curve which center of radius bears South 28 degrees 10 minutes 32
seconds West; thence northwesterly, along a 283.15 foot radius curve, central angle = 28 degrees 33
minutes 27 seconds, an arc distance of 141.13 feet to the point of tangency of said curve; thence
South 89 degrees 37 minutes 06 seconds West, along the tangent of said curve, 371.30 feet to the
point of curvature of a circular curve to the right; thence northwesterly, along a 320.00 foot radius
curve, central angle = 56 degrees 19 minutes 18 seconds, an arc distance of 314.56 feet to the point
of tangency of said curve; thence North 34 degrees 03 minutes 36 seconds West, along the tangent
of said curve, 25.30 feet; thence North 10 degrees 56 minutes 24 seconds East, 70.71 feet to a point
on the southeasterly line of Parcel C of said Blue Earth County Highway Right of Way Plat No. 27;
thence South 55 degrees 56 minutes 24 seconds West, along said southeasterly line and along the
southeasterly line of Parcel B of said Blue Earth County Highway Right of Way Plat No. 27, 192.96



feet to the point of curvature of a circular curve to the left; thence southwesterly, along said
southeasterly line, along a 971.35 foot radius curve, central angle = 49 degrees 57 minutes 56
seconds, an arc distance of 847.08 feet to the most northerly corner of Parcel K1 of Blue Earth
County Highway Right of Way Plat No. 30, on file and of record with the Blue Earth County
Recorder; thence South 44 degrees 41 minutes 23 seconds East, not radially to said curve, along the
northerly line of said Parcel K1; a distance of 118.21 feet; thence South 89 degrees 27 minutes 10
seconds East, along said northerly line, 376.49 feet; thence North 89 degrees 37 minutes 28 seconds
East, along said northerly line, 366.29 feet to the northeasterly corner of said Parcel K1; thence
North 00 degrees 18 minutes 44 seconds West, 245.61 feet; thence North 89 degrees 37 minutes 06
seconds East, 366.00 feet; thence South 00 degrees 18 minutes 44 seconds East, 245.65 feet to the
northwest corner of Parcel K2 of said Blue Earth County Highway Right of Way Plat No. 30;
thence North 89 degrees 37 minutes 28 seconds East, along the north line of said Parcel K2, a
distance of 33.00 feet; thence North 00 degrees 18 minutes 44 seconds West, 585.65 feet; thence
North 89 degrees 37 minutes 06 seconds East, 135.35 feet; thence North 00 degrees 22 minutes 32
seconds West, 45.55 feet to the point of beginning; Excepting therefrom all of Freyberg Addition,
Blue Earth County, Minnesota (Blue Earth County PIDR430911300021). 

 
3. CY43-26

Request of RJC Rental Properties LLC for a conditional use permit to allow the operation of an
Intensive Outpatient Treatment clinic in the R-3, Limited Multiple dwelling zoning district. The
subject properties are described as Lots 3, 4, and 5, Block 25, Mankato City subdivision (1618,
1620 and 1622 3rd Avenue). 

 
4. CY44-26

Request of the Planning Agency to review Mankato Development District No. 51 Plan (“Plan”) to
determine conformity of said plan to the General Development Plan for Development or
Redevelopment of the Municipality as a whole. The subject properties are described as Lots 1
through 8, Block 1, Quarry View Addition subdivision. 

For Information Purposes Only.
 
5. CY45-26

Request of the Planning Agency to amend Chapter 10 of Mankato City Code related to permitted
and conditional units in the R-3, Limited Multiple-Family Dwelling District and the R-4, Multiple
Family Dwelling District.  

For Information Purposes Only.
 
6. CY46-26

Request of the Planning Agency to amend Chapter 10 of Mankato City Code in the M-1, Light
Industrial District related to cannabis.  

For Information Purposes Only.
 
2. TRAFFIC ITEMS   



 
1. STOP (R1 1) signs on the northbound and southbound approaches of Dane Street at the

intersection of Marsh Street (west leg)
 



   
Site Plan and Traffic Advisory Review Committee 1. 1.        
Meeting Date: 09/08/2026  

Title

CY36-26 tabled at August 26, 2026 PC meeting

Request of Bolton and Menk, on behalf of Kody Schendel of New Hope Board and Lodge and KD2 Properties, LLC, for an amended conditional use
permit to allow a building addition and an operational expansion; and for a variance to decrease the rear yard from 66’ to 11.2’ in the R-3, Limited
Multiple Family Dwelling District.  The variance is being requested in order to allow for a building addition. The property is described as Lots 6, 7, 8
and the westerly half of Lot 9, Block 16 of Mankato City, Blue Earth County (1429 3rd Avenue).     

Applicant
The applicant is Bolton and Menk, on behalf of the property owner, Kody Schendel.  

Request
The applicant is requesting a conditional use permit to construct and operate a 16-unit congregate micro-apartment addition; and for a variance to decrease the
rear yard from 66’ to 25' in the R-3, Limited Multiple Family Dwelling District.  

The variance is being requested in order to allow for an approximately 52.5' X 60' building addition. 
  

Location
The address for the property is 1429 3rd Ave.  

Existing Land Use
The property is the location of New Hope Board and Lodge, formally House of Hope.  

Zoning
The property is zoned R-3, Limited Multiple Dwelling District.  

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

Public Utilities
The property is currently served by public utilities.  

City Code
The City Code pertaining to the R-3, Limited Multiple Dwelling District may be viewed at the following link. 

https://library.municode.com/mn/mankato/codes/code_of_ordinances?nodeId=PTIICOOR_CH10LAUSDE_ARTIIREDI_DIV5LIMUDWDI 

Site Plan Review Comments
The Site Plan and Traffic Review Committee met on August 11, 2026 and submitted the following comments: 
  

The applicants shall evaluate the need for upgraded/additional sewer and water services to the property to support the new building addition as soon as
possible.  3rd Avenue is being reconstructed currently; late summer/early fall would be an opportune time to upgrade utilities if needed. Applicant: Owner
to have a plumber review the existing service connection to the building. If required, he will work with City Staff to get the new services installed during the construction of 3rd
Avenue. This step will move forward after review and approval of the project.

1.

The applicants will be required to pay SAC & WAC connection charges based on the City of Mankato assessment policy and fee schedule. Applicant -
Noted. 

2.

The applicants shall be aware that the building is located within the FlexZone, which requires advanced scheduling for curb-to-curb service. The nearest
Route 10 bus stop is approximately 0.75 miles away on foot. Applicant - Noted.

3.

The applicant shall meet all parking requirements for residents and staffing based on the calculations in Mankato City Code Chapter 10. Applicant - The
current use of the property is congregate housing which requires one-half space per doweling unit. The building currently has 18 rooms with an additional 16 rooms being
proposed (total of 34). The required stalls for the current and proposed stalls would be 17 stalls, plus the number of employees on the major shift. The current employees on
the major shift are as follows: two staff members plus 2 caterers during dining time. So, in conclusion, the required stalls would be 17 for th units plus 4 for staff totaling 21.
Most of the current individuals that live in the building do not have their own vehicle and depend on public transportation. The owner plans to work with the City Staff to
coordinate access to public transportation. 

4.

Applicant shall license the facility through the State of Minnesota and coordinate all necessary services through Blue Earth County.  Applicant - Noted. 5.

Review
The applicant is requesting a conditional use permit to allow a building addition and an operational expansion of the current facility; and a variance to



The applicant is requesting a conditional use permit to allow a building addition and an operational expansion of the current facility; and a variance to
decrease the rear yard from 66’ to 25' in the R-3, Limited Multiple Family Dwelling District.  

Conditional Use Permit: 
The current facility located at the site operates as a state licensed Rate 1 Room and Board. There are currently 18 bedrooms that are being rented by
individuals seeking recovery housing.

In 1997, a conditional use permit was granted allowing the House of Hope operations. The original 1997 Planning Commission report and City Council
resolution from 1997 are included as attachments. 

The property owner requested that the Planning Commission table a review of the items at their August 26, 2026, meeting to make modifications to their
request. As requested, the Planning Commission tabled the item and will take it up at their September 23, 2026, meeting. 

A newly revised site plan shows a 60' X 52.5', approximately 3,150 square foot, addition located on the southerly side of the existing facility. The August 2026
submission has been modified to now contain 16 new bedrooms, each having their own bathroom. There are eight bedroom units on each floor of the
proposed 2-story addition. The proposed new addition also includes shared kitchen, dining and living room spaces on each floor. This replaces the previous
apartment-type units. 

Variance: 
The applicant is requesting a variance to reduce the rear yard setback from 66' to 25'. The Mankato City Code requires a rear yard setback for all principal
buildings other than one-and-two family dwellings of 25 percent of lot depth, provided the yard is a minimum of 25 feet or a maximum of 75 feet. The
variance is being requested in order to allow for an approximately 60' X 52.5' building addition.

The applicant has modified their August 2026 submission from an initially proposed 11.2' setback, to a proposed 25' rear yard setback. 

  

Attachments
General Location Map 
Aerial Plan 
Site Plan 
Site Plan - variance 
Floor Plans 
Exterior rendering 
Narrative 
Neighborhood Meeting Responses 
1997 Planning Commission report 
1997 City Council report and details 

https://public.destinyhosted.com/agenda_publish.cfm?id=62652&mt=PLANC&get_month=8&get_year=2026&dsp=agm&seq=7489&rev=0&ag=3010&ln=24274&nseq=7490&nrev=0&pseq=7488&prev=0#ReturnTo24274


: 0 0.1 0.20.06 mi

General Location Map

This information is to be used for reference purposes only.  The City of Mankato does not guarantee accuracy of the material contained herein and is not responsible for misuse or misinterpretation. Published: August 4, 2026
Produced by: City of Mankato GIS



: 0 0.1 0.20.06 mi

Aerial Map

This information is to be used for reference purposes only.  The City of Mankato does not guarantee accuracy of the material contained herein and is not responsible for misuse or misinterpretation. Published: August 4, 2026
Produced by: City of Mankato GIS
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KD2 Properties
Mankato, Minnesota

Revised Conditional Use Permit (CUP) Drawing
August, 2026

FEETSCALE

0 25 50

R

UTILITY & SITE DATA
All Zoning and Setback information was obtained from the City of
Mankato Code. For detailed zoning information and specific
interpretation of code requirements, contact the City of Mankato.

ZONING:
Property is Zoned R-3, Limited Multiple-Family Dwelling District

SETBACKS:
Front
Main and Accessory Building 25 feet

Side
Main and Accessory Buildings 6 feet

Rear
Main and Accessory Building 
25 feet (one- and two-family dwellings)
25% of the lot depth provide is minimum of 25 feet to a max of 75 feet
(for all other principal buildings)

Lot Area (minimum) = 10,000 sq.ft. (for the first 4 units)
Lot Width (minimum) = 60 feet
Maximum Ground Coverage = 35% by all structures
Maximum Building Height = 35 feet (principal) and 20 feet (accessory)

SITE DATA

BUILDING INFO:
Existing Building Area = 8,213 sqft
Proposed Building Area = 3,150 sqft
Total Building Area = 11,363 sqft
Ground Coverage by all structures = 31.2%

Existing number of units = 16 bedrooms (board and lodge units)
Proposed number of units = 16 bedrooms (board and lodge units)
Total number of units = 32 bedrooms

PARKING:
Existing parking stalls = 22
Required parking stalls = 16 (0.5 stalls per bedroom) + 4 stalls for
emploees = 22 stalls.
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KD2 Properties
Mankato, Minnesota

Variance Request Drawing
September, 2026

FEETSCALE

0 25 50

R

UTILITY & SITE DATA
All Zoning and Setback information was obtained from the City of
Mankato Code. For detailed zoning information and specific
interpretation of code requirements, contact the City of Mankato.

ZONING:
Property is Zoned R-3, Limited Multiple-Family Dwelling District

SETBACKS:
Front
Main and Accessory Building 25 feet

Side
Main and Accessory Buildings 6 feet

Rear
Main and Accessory Building 
25 feet (one- and two-family dwellings)
25% of the lot depth provide is minimum of 25 feet to a max of 75 feet
(for all other principal buildings)

Lot Area (minimum) = 10,000 sq.ft. (for the first 4 units)
Lot Width (minimum) = 60 feet
Maximum Ground Coverage = 35% by all structures
Maximum Building Height = 35 feet (principal) and 20 feet (accessory)

VARIANCE REQUEST DETAIL
NOT TO SCALE
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MANKATO PLANNING COMMISSION & CITY COUNCIL  

SUBMITTAL PACKET  

  

Project: Proposed 16-Unit Congregate Micro-Apartment Addition  
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Applicant: New Hope Board and Lodge LLC / Kody Schendel (KD2 Properties, LLC)  

Civil Engineer / Project Lead: Bolton & Menk, Inc. (Nate Myhra)  
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1. COVER LETTER & PROJECT OVERVIEW  

TO: City of Mankato Planning Commission & City Council  

DATE: July 27, 2026  - Revised September 2, 2026 

SUBJECT: Joint Application for Revised Conditional Use Permit (CUP) and Variance 
Request for 1429 Third Ave  

  

Dear Commissioners and Council Members,   

On behalf of New Hope Board and Lodge LLC and KD2 Properties, LLC, we submit this 
comprehensive application package for a revised Conditional Use Permit (CUP) and 
variance request to construct an additional 16-unit board and lodge units to our existing 
facility located at 1429 Third Ave.  

This addition is specifically designed as supportive recovery housing for past and present 
residents of New Hope Board and Lodge who are stepping down into more independent, 
long-term recovery living while maintaining a connection to a supportive peer community.  



Notably, this project is 100% privately financed by the applicant without relying on 
government grants, public subsidies, or outside investors. It represents a direct, private 
capital investment into Mankato's supportive housing infrastructure to address a critical 
local housing gap.   

Currently, our facility is experiencing an acute capacity crisis. Due to physical footprint 
constraints of our existing building, we are routinely forced to turn away individuals who are 
committed to their recovery. This proposed 16-unit contiguous expansion directly 
addresses a severe regional shortage of supportive recovery housing in Blue Earth County 
while preserving the residential character of the neighborhood.  

Respectfully submitted,  

Kody Schendel  

New Hope Board and Lodge LLC / KD2 Property, LLC  

PO Box 123, Elysian, MN 56028 

 

 

2. RESPONSES TO CITY COMMENTS (SITE PLAN & TRAFFIC ADVISORY)  

 In response to the City of Mankato Site Plan and Traffic Advisory Committee review 
comments provided on June 15, 2026, the applicant submits the following responses:   

• Water & Sewer Availability Charges (WAC/SAC) & Utilities:  

The applicant acknowledges and accepts all applicable Water Availability Charges 
(WAC) and Sewer Availability Charges (SAC) associated with the additional 16-unit 
board and lodge units.  In coordination with our civil design team (Bolton & Menk, 
Inc.) and ahead of the planned 3rd Avenue reconstruction, the existing water and 
sewer service lines will be fully inspected to evaluate capacity and structural 
integrity. Any required utility upgrades or new service connections will be 
incorporated directly into the civil construction plans to meet City engineering 
standards.  

  

• Licensing, Project Scope, & Operation Type:  

The current facility operates as a licensed Rate 1 Board and Lodge. The proposed 
addition will provide an additional 16-unit of board and lodge-style living designed 
specifically to serve past and present New Hope residents. (the new units will be 
defined as a shared living arrangement where people have a private bedroom and 



bedroom, but share common areas.) This model provides an essential transitional 
bridge, allowing individuals in active recovery to progress into independent micro-
units while remaining connected to on-site peer support, shared services, and 
administrative oversight. Full operational details will be provided as required.  

  

• Density & Conditional Use Permit (CUP) Requirements:  

While standard R-3 Limited Multiple Dwelling District zoning permits up to 8 units 
per building/lot, this proposal requests a revised Conditional Use Permit (CUP) and 
associated density/setback variance to allow an expansion of 16 new board and 
lodge units. Expanding the existing contiguous footprint is critical for operational 
efficiency, centralized intake, shared dining/common spaces, and supervisory 
oversight under one roof—eliminating the need for duplicate overhead or a 
secondary remote facility.  

  

• Financial Viability & Project Execution:  

The project is entirely privately funded by the developer/owner with zero reliance on 
public grant cycles, government tax credits, or external private investor approval 
processes. This ensures immediate project readiness and reliable execution upon 
municipal approval.  

  

• Site Performance Elements:  

The revised site plan prepared by Bolton & Menk addresses all performance 
standards outlined in City Code. This includes engineered hard-surfacing, dedicated 
off-street parking calculations for micro-units, code-compliant exterior fixtures 
(downward-shielded dark-sky lighting), perimeter screening/landscaping buffers 
adjacent to surrounding properties, and dedicated outdoor amenity space for 
residents.  

• Security, Staffing, & Neighborhood Compatibility:  

The facility maintains direct administrative oversight during core operational hours, 
paired with on-site house management during evenings and weekends, continuous 
electronic security monitoring, controlled access keypads, and strictly enforced 
house rules (including zero-tolerance substance policies along with drug/alcohol 
screening, guest curfews, and mandatory check-ins). Surrounding neighbors have 



expressed support during our recent neighborhood informational meeting on July 
23, 2026.  

  

3. CITY OF MANKATO VARIANCE QUESTIONNAIRE  

  

We would like to formally request a variance to the rear yard setback.  We would like to 
reduce the rear yard setback from the required 25% of the lot depth to the regular standard 
of 25 feet.   

  

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

Yes. The intent of the R-3 district and local zoning ordinances is to ensure orderly, safe, and 
compatible residential development that serves community needs. Granting this variance 
allows an existing, legally established board and lodge to expand its contiguous footprint 
with 16 new board and lodge units tailored for past and present residents. Because the site 
operates with shared central common spaces, and administrative oversight, expanding on-
site rather than constructing a separate building preserves land efficiency and keeps the 
visual scale compatible with the surrounding residential neighborhood.  

  

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

Yes. The City of Mankato Comprehensive Plan emphasizes diverse housing options, 
redevelopment of infill properties, and micro-unit/flexible housing models for vulnerable 
populations. Expanding New Hope Board and Lodge with private capital directly aligns with 
these goals by expanding stable, substance-free housing, preventing housing instability, 
and supporting workforce reintegration—all within a designated mixed-density residential 
corridor.  

  

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

Yes. The continuous operation of a board and lodge housing is a reasonable and 
established use of this property. Adding 16 new board and lodge units directly addresses a 



severe capacity crisis where qualified past and present residents seeking independent 
recovery living are routinely placed on waitlists. Constructing an attached addition rather 
than purchasing a separate, detached site is the only operationally viable method to 
maintain shared staffing, centralized security, common dining, and unified administrative 
oversight.  

  

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

Yes. The primary structure was positioned centrally on the parcel prior to modern 
expansion needs and modern setback rules, establishing fixed access points, parking 
alignments, and utility corridors. The physical lot dimensions and fixed position of the 
existing foundation limit where new construction can attach. Forcing strict adherence to 
standard yard setbacks shrinks the buildable footprint to a point where an addition 
becomes structurally infeasible and economically unviable, creating a unique physical 
hardship tied directly to the property's layout.  

   

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

Yes. The property has functioned seamlessly as a board and lodge in this neighborhood. 
The architectural design of the proposed additional 16 board and lodge units will mirror the 
scale, rooflines, and exterior finishes of the existing building and neighboring multi-family 
structures. Parking lot and landscape buffers will ensure the expansion integrates quietly 
into the neighborhood without causing off-site parking congestion or altering the 
streetscape. Furthermore, adjacent neighborhood stakeholders have provided 
documented support for this proposal.  

  

4. OPERATIONAL, SECURITY, AND STAFFING NARRATIVE  

  

I. Overview & Facility Mission  

New Hope Board and Lodge operates at 1429 Third Ave as a licensed Rate 1 Board and 
Lodge. The facility provides structured, supportive, and substance-free transitional housing 
for adults ($18+).  



The proposed new 16-unit addition consists of additional board and lodge-style units 
engineered specifically for past and present New Hope residents. This project fills a critical 
post-treatment and transitional housing gap by offering an affordable, structured step-
down environment.  

Centralizing this expansion within the existing contiguous structure allows for unified 
management, shared amenities, and continuous supervisory oversight.  

  

II. Project Financing & Independence  

• 100% Private Capital: The construction and ongoing operation of these additional 16 
units are fully self-financed by the owner/applicant.  

• No Public Burden: The project requires no government grants, public tax subsidies, 
or outside investors, ensuring long-term operational stability and eliminating 
bureaucratic delays during construction.  

  

III. Operational Structure & Supervisory Staffing  

To ensure safety, accountability, and seamless daily operations, the facility utilizes a 
structured staffing model across both the primary lodge and the new lodge units:  

• On-Site Management & Administrative Oversight: Operational leadership and 
program management maintain on-site office hours Monday through Friday during 
core daytime business hours to oversee resident activity, conduct intake 
assessments, and coordinate support if needed.  

• On-Site House Management: Dedicated Resident Managers reside on-site and 
provide oversight during evening and weekend hours, providing a physical presence 
and direct point of contact for staff.  

• On-Call Emergency Coverage: Program leadership and designated supervisory 
personnel are available 24 hours a day, 7 days a week via on-call to respond 
immediately to any operational, physical plant, or resident emergency. 

IV. Comprehensive Security Protocols & Access Control  

The security framework at 1429 Third Ave combines modern hardware systems with strict 
house policy enforcement:  

• Controlled Building Entry: All exterior entry doors remain locked 24/7. Access is 
strictly controlled via electronic keypad/fob systems issued only to authorized 



residents and staff. Key codes are uniquely assigned and promptly revoked upon 
program completion.  

• Surveillance System: High-definition security cameras monitor primary building 
perimeter entry/exit points, common hallways, parking areas, and shared spaces. 
Camera feeds are monitored by staff and archived for review.  

• Visitor & Guest Policies: To maintain a safe environment, guest visitation is strictly 
regulated. All visitors must remain accompanied by a resident in designated 
common areas. No unapproved overnight guests are permitted under any 
circumstances.  

  

V. Residence Rules, Accountability, & Substance Policies  

The core of our operational strategy is maintaining a structured, peer-supported 
environment that respects surrounding neighborhood properties:  

• Zero-Tolerance Substance Policy: The residence enforces a strict zero-tolerance 
policy for alcohol, illicit drugs, and unprescribed controlled substances. Regular, 
unannounced drug and alcohol screenings are conducted as a condition of 
residency.  

• Curfew & House Accountability: All residents adhere to established evening curfews 
(typically 10:00 PM, with adjustments for documented employment shifts). Random 
nightly check-ins ensure resident accountability.  

• Good Neighbor Policy: Residents agree to a comprehensive Code of Conduct that 
explicitly prohibits loitering, outdoor smoking outside designated rear screened 
areas, excessive noise, and disruptive behavior. Compliance is required for 
continued residency.  

  

VI. Community Liaison & Emergency Contacts  

New Hope Board and Lodge is committed to being an open, responsive neighbor within the 
3rd Avenue corridor:  

• Direct Neighborhood Contact: Facility leadership provides adjacent neighbors and 
local emergency services (Mankato Public Safety) with direct cell phone contact 
information for the primary Facility Manager and On-Call Supervisor.  

• Incident Escalation: Any neighborhood concerns or inquiries are directed to on-site 
management for immediate resolution.  



  

5. CIVIL ENGINEERING & SITE PLAN SUPPORTING NARRATIVE  

  

I. Overview & Site Integration  

This narrative supports the engineering submission prepared by Bolton & Menk, Inc. for the 
proposed 16-unit board and lodge expansion to New Hope Board and Lodge at 1429 Third 
Ave. The proposed expansion is designed to integrate into the existing parcel layout, 
optimizing land use while fully addressing City of Mankato site performance standards, 
access efficiency, and utility connectivity.  

II. Off-Street Parking & Circulation  

• Parking Capacity & Demand: Because residents in recovery rely heavily on public 
transit, micro-mobility, and local employment within walking distance, vehicle 
ownership among micro-unit residents is significantly lower than standard multi-
family developments. We would like the City of Mankato to consider a reduction in 
the required parking to 0.5 stalls per bedroom plus four employees stalls. (16 
existing bedrooms (0.5 stalls per bedroom) + 16 new proposed bedrooms  (0.5 stalls 
per bedroom)  + 4 employees = 22 stalls. The site has 22 stalls.) 

• Layout & Traffic Flow: All parking stalls are configured with standard drive aisles to 
ensure safe, unimpeded vehicle maneuvering, clear emergency vehicle access, and 
efficient trash/recycling pickup.  

• Surface & Markings: Parking surfaces will feature full bituminous asphalt or 
concrete hard-surfacing, with designated stall striping and accessible stall signage 
conforming to ADA standards.  

  

III. Exterior Lighting & Photometrics  

• Dark-Sky Compliance: All proposed exterior light fixtures will be modern, energy-
efficient LED luminaires equipped with full-cutoff, downward-shielded housing to 
eliminate upward light spill and skyglow.  

• Property Line Shielding: Lighting layout and photometric levels are designed 
toprovide clear, uniform illumination for resident safety along walkways, entry 
points, and parking lots while maintaining zero foot-candles of light trespass across 
adjacent residential property lines.  



  

 

IV. Utility Evaluation & Services Coordination  

• Water & Sanitary Sewer Connections: In response to feedback from the City Site 
Plan and Traffic Advisory Committee, the engineering design evaluates existing 
water and sanitary sewer service connections. In coordination with the City of 
Mankato’s planned reconstruction of 3rd Avenue, existing utility connections will be 
inspected for capacity and structural integrity. Any required utility adjustments, 
resizing, or new taps will be integrated directly into the civil construction plans to 
prevent future right-of-way disruption.  

• Stormwater Management: The site plan addresses localized drainage to ensure 
post-development runoff patterns match or improve upon pre-development 
conditions, directing surface runoff efficiently to existing municipal storm 
infrastructure.  

V. Landscaping, Screening, & Amenities  

• Perimeter Buffering: Landscaping buffers and decorative perimeter screening 
(fencing and native plantings) will be placed along sensitive lot boundaries to 
provide visual separation and preserve the residential character of the corridor.  

• Outdoor Amenity Space: Dedicated outdoor green space and a rear patio area are 
designated for resident use, keeping outdoor gathering areas fenced from direct 
street view.  

• Refuse & Screening: Trash and recycling dumpsters will be situated on a concrete 
pad enclosed by an opaque, architecturally compatible screening fence with 
latching gates.  

 











































































   
Site Plan and Traffic Advisory Review Committee 1. 2.        
Meeting Date: 09/08/2026  

Title

CY42-26

Request of Jones Haugh & Smith, with permission of the property owner, Scott Brown, for a final plat
review of Metcon Addition, and a conditional use permit to allow a wetland replacement on the subject site.
The subject property is described as That part of the Southwest Quarter of Section 11, Township 108 North
Range 26 West, Blue Earth County, Minnesota, described as: commencing at the southwesterly corner of
Parcel D of Blue Earth County Highway Right of Way Plat No. 27, on file and of record with the Blue
Earth County Recorder; thence South 52 degrees 36 minutes 53 seconds East, (Minnesota County
Coordinate System - Blue Earth County Zone - HARN NAD83 - 1996), along the southerly line of said
Parcel D, 196.59 feet to the point of curvature of a circular curve to the left; thence southeasterly, along
said southerly line, along a 500.00 foot radius curve, central angle = 01 degrees 42 minutes 19 seconds, an
arc distance of 14.88 feet; thence South 00 degrees 22 minutes 32 seconds East, not radially to said curve,
763.46 feet to the point of beginning, said point being on a circular curve which center of radius bears
South 28 degrees 10 minutes 32 seconds West; thence northwesterly, along a 283.15 foot radius curve,
central angle = 28 degrees 33 minutes 27 seconds, an arc distance of 141.13 feet to the point of tangency of
said curve; thence South 89 degrees 37 minutes 06 seconds West, along the tangent of said curve, 371.30
feet to the point of curvature of a circular curve to the right; thence northwesterly, along a 320.00 foot
radius curve, central angle = 56 degrees 19 minutes 18 seconds, an arc distance of 314.56 feet to the point of
tangency of said curve; thence North 34 degrees 03 minutes 36 seconds West, along the tangent of said
curve, 25.30 feet; thence North 10 degrees 56 minutes 24 seconds East, 70.71 feet to a point on the
southeasterly line of Parcel C of said Blue Earth County Highway Right of Way Plat No. 27; thence South
55 degrees 56 minutes 24 seconds West, along said southeasterly line and along the southeasterly line of
Parcel B of said Blue Earth County Highway Right of Way Plat No. 27, 192.96 feet to the point of
curvature of a circular curve to the left; thence southwesterly, along said southeasterly line, along a 971.35
foot radius curve, central angle = 49 degrees 57 minutes 56 seconds, an arc distance of 847.08 feet to the
most northerly corner of Parcel K1 of Blue Earth County Highway Right of Way Plat No. 30, on file and of
record with the Blue Earth County Recorder; thence South 44 degrees 41 minutes 23 seconds East, not
radially to said curve, along the northerly line of said Parcel K1; a distance of 118.21 feet; thence South 89
degrees 27 minutes 10 seconds East, along said northerly line, 376.49 feet; thence North 89 degrees 37
minutes 28 seconds East, along said northerly line, 366.29 feet to the northeasterly corner of said Parcel
K1; thence North 00 degrees 18 minutes 44 seconds West, 245.61 feet; thence North 89 degrees 37 minutes
06 seconds East, 366.00 feet; thence South 00 degrees 18 minutes 44 seconds East, 245.65 feet to the
northwest corner of Parcel K2 of said Blue Earth County Highway Right of Way Plat No. 30; thence North
89 degrees 37 minutes 28 seconds East, along the north line of said Parcel K2, a distance of 33.00 feet;
thence North 00 degrees 18 minutes 44 seconds West, 585.65 feet; thence North 89 degrees 37 minutes 06
seconds East, 135.35 feet; thence North 00 degrees 22 minutes 32 seconds West, 45.55 feet to the point of
beginning; Excepting therefrom all of Freyberg Addition, Blue Earth County, Minnesota (Blue Earth
County PIDR430911300021). 

Applicant
The applicant is Jones Haugh & Smith, with permission of the property owner, Scott Brown. 

Request
The applicant is seeking a Final Plat review of Metcon Addition, and a Conditional Use Permit to allow for
wetland replacement on the subject site. 



Location
The subject property is located at Blue Earth County PID R430911300021 and is legally described as: That part
of the Southwest Quarter of Section 11, Township 108 North Range 26 West, Blue Earth County, Minnesota,
described as: commencing at the southwesterly corner of Parcel D of Blue Earth County Highway Right of Way
Plat No. 27, on file and of record with the Blue Earth County Recorder; thence South 52 degrees 36 minutes 53
seconds East, (Minnesota County Coordinate System - Blue Earth County Zone - HARN NAD83 - 1996), along
the southerly line of said Parcel D, 196.59 feet to the point of curvature of a circular curve to the left; thence
southeasterly, along said southerly line, along a 500.00 foot radius curve, central angle = 01 degrees 42 minutes
19 seconds, an arc distance of 14.88 feet; thence South 00 degrees 22 minutes 32 seconds East, not radially to said
curve, 763.46 feet to the point of beginning, said point being on a circular curve which center of radius bears
South 28 degrees 10 minutes 32 seconds West; thence northwesterly, along a 283.15 foot radius curve, central
angle = 28 degrees 33 minutes 27 seconds, an arc distance of 141.13 feet to the point of tangency of said curve;
thence South 89 degrees 37 minutes 06 seconds West, along the tangent of said curve, 371.30 feet to the point of
curvature of a circular curve to the right; thence northwesterly, along a 320.00 foot radius curve, central angle =
56 degrees 19 minutes 18 seconds, an arc distance of 314.56 feet to the point of tangency of said curve; thence
North 34 degrees 03 minutes 36 seconds West, along the tangent of said curve, 25.30 feet; thence North 10
degrees 56 minutes 24 seconds East, 70.71 feet to a point on the southeasterly line of Parcel C of said Blue Earth
County Highway Right of Way Plat No. 27; thence South 55 degrees 56 minutes 24 seconds West, along said
southeasterly line and along the southeasterly line of Parcel B of said Blue Earth County Highway Right of Way
Plat No. 27, 192.96 feet to the point of curvature of a circular curve to the left; thence southwesterly, along said
southeasterly line, along a 971.35 foot radius curve, central angle = 49 degrees 57 minutes 56 seconds, an arc
distance of 847.08 feet to the most northerly corner of Parcel K1 of Blue Earth County Highway Right of Way
Plat No. 30, on file and of record with the Blue Earth County Recorder; thence South 44 degrees 41 minutes 23
seconds East, not radially to said curve, along the northerly line of said Parcel K1; a distance of 118.21 feet;
thence South 89 degrees 27 minutes 10 seconds East, along said northerly line, 376.49 feet; thence North 89
degrees 37 minutes 28 seconds East, along said northerly line, 366.29 feet to the northeasterly corner of said
Parcel K1; thence North 00 degrees 18 minutes 44 seconds West, 245.61 feet; thence North 89 degrees 37 minutes
06 seconds East, 366.00 feet; thence South 00 degrees 18 minutes 44 seconds East, 245.65 feet to the northwest
corner of Parcel K2 of said Blue Earth County Highway Right of Way Plat No. 30; thence North 89 degrees 37
minutes 28 seconds East, along the north line of said Parcel K2, a distance of 33.00 feet; thence North 00 degrees
18 minutes 44 seconds West, 585.65 feet; thence North 89 degrees 37 minutes 06 seconds East, 135.35 feet;
thence North 00 degrees 22 minutes 32 seconds West, 45.55 feet to the point of beginning; Excepting therefrom
all of Freyberg Addition, Blue Earth County, Minnesota. 

Existing Land Use
The subject property is currently an undeveloped agricultural field. 

Zoning
Following the recent annexation into the City of Mankato, the subject property has been zoned T- Transition
District. 

At the August 26th, 2026, Planning Commission Meeting, the applicant received a recommendation to rezone the
Subject Property to M-1, Light Industrial District and B-3, Highway Business District. 

Other Board or Commission
The Preliminary Plat of Metcon Addition and Rezoning of the Subject Property to a mix of M-1, Light Industrial
and B-3, Highway Business Districts was reviewed by the Planning Commission at their August 26th, 2026,
meeting and recommended for approval.  

Environmentally Sensitive Areas
Environmentally Sensitive Areas, Wetlands: Three wetland basins are present on the subject property. The



Environmentally Sensitive Areas, Wetlands: Three wetland basins are present on the subject property. The
preliminary plat represented the locations of these wetlands. Two wetlands are present within the proposed Block
1 and one wetland is located within Ponderosa Court & Outlot A. Due to the location of these wetlands, the
applicant would be unable to construct the proposed subdivision as intended. It is the applicant's intent to remove
these wetlands and purchase wetland replacement credits from a wetland bank.

The applicant has provided wetland application documentation for removal of said wetlands. Until such time as
all required documentation has been provided and the TEP has completed their review of the proposal, the
wetlands delineated onsite shall not be permitted to be impacted by the applicant.  

Review
The applicant, Jones Haugh & Smith, with permission of the property owner, Scott Brown, is requesting a Final
Plat review of Metcon Addition, and a Conditional Use Permit to allow for replacement of three wetlands located
within the subject site.

Final Plat:
The applicant has submitted a request for a Final plat review of the Metcon Addition. The plat creates a new
public cul-de-sac, identified as “Ponderosa Court”, a new retention pond within Outlot B, and depicts a potential
future extension of Evergreen Drive.

The proposed Final Plat contains two Outlots that will be platted during the development of those lots and one
block. Block 1 contains three new lots. Lot 1 is proposed to contain 1.64 acres. Lot 2 is proposed to contain 2.41
acres. Lot 3 is proposed to contain 2.00 acres of area.

On the western side of the newly created Ponderosa Court is Outlot A, which the applicant proposes to zone for
Highway Commercial use. As an Outlot, Outlot A will require future subdivision prior to development occurring.
Outlot B is proposed to encompass the south-west corner of the subdivision and will serve as the location of a
public stormwater pond. A development agreement will be drafted to outline the intended development
conditions of the stormwater pond. The agreement shall also ensure that once the required stormwater
improvements have been completed, Outlot B will be dedicated to the City for use as a public stormwater pond.

Access to Lots 1 and 2 will be via a connection to the newly proposed Ponderosa Court. Conceptually, a second
access to Lot 2 will be via a connection to Adams Street.  The proposed second access would be shared with Lot
3.  Access is restricted to County State Aid Highway 12 and County State Aid Highway 17/Madison Avenue.

In addition to Ponderosa Court, the applicant is proposing to install a dedicated turn lane on Adams Street to serve
Ponderosa Court. The right-of-way will also include a continuation of the existing dedicated bike lane. The
applicant has provided a sidewalk network along the full duration of Ponderosa Court.

Evergreen Drive is being platted on the eastern side of the subdivision.  This access will not be constructed at this
time but will provide access to the subdivision if the level of County State Aid Highway 12/Adams Street access is
reduced. The applicant shall be a willing petitioner for full roadway improvement of Evergreen Drive,
particularly if the CSAH 12/Adams Street or Ponderosa Court/Adams Street intersection results in operational or
safety issues.

Each lot also contains utility and drainage easements.

The applicant states that Met-Con is planning to construct an office and shop on Lot 2.

Payment In Lieu of Parkland Dedication:
The subdivision has not designated an area for a playground or park in the comprehensive development plan. The
owner or subdivider, in lieu of property dedication, shall provide a payment-in-lieu of parkland dedication fee in
the specified amount determined by an analysis based on the City's Section 10–2193 Standards. Payment will
be due prior to affixing signatures to the final plat of the subject property.



As the proposed subdivision depicts one block and two Outlots, only the block shall be subject to the parkland
dedication at this time. At the time that Outlot A is platted for development, it shall be subject to the parkland
dedication standards. 

Wetland Replacement:
Three wetland basins are present on the subject property. Two wetlands are present within the proposed Block 1
and one wetland is located within Ponderosa Court & Outlot A. Due to the location of these wetlands, the
applicant would be unable to construct the proposed subdivision as intended. It is the applicant's intent to remove
these wetlands and purchase wetland replacement credits from a wetland bank.

The applicant intends to seek replacement of all three wetlands located within the subject property, as each
wetland would be permanently impacted by the proposed development. The three wetlands, identified as Seasonal
Flood Basins within a farm field, total approximately 18,792 Sq. Ft. or 0.4314 acres in area: 

Basin 1 is approximately 6,262 Sq. Ft. in area and is located in the path of the proposed Ponderosa Ct
roadway. 
Basin 2 is approximately 2,811 Sq. Ft. in area and is located in the proposed Lot 1 site. 
Basin 3 is approximately 9,719 Sq. Ft. in area and is located along the boundary of the proposed Lots 2 &
3. 

The applicant is requesting sequencing flexibility to allow for impacts on the wetlands in order to construct the
development as proposed.  It is the applicant's intention to replace the impacted wetlands by purchasing wetland
bank credits. In total, 0.4314 acres will be impacted and 0.8628 (a rate of 2:1) acres of wetland credits will be
purchased. The SWC  wetland credits will be purchased from a Wetland Bank located within Blue Earth County,
specifically the Wetland Bank Account #1804, an account owned by "Guentzel Family Farms", which is located
within the same major water shed (#28), and in Bak Service Area #9.   
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EXISTING LEGAL DESCRIPTION: OWNERS / DEVELOPERS:

METCON
15760 Acorn Trail
Faribault, MN 55021
(597)-332-2266

AREA TABLE:

Lot 1 Block 1 = 1.64 acres
Lot 2 Block 1 = 2.41 acres
Lot 3 Block 1 = 2.00 acres
Outlot A = 4.12 acres
Outlot B = 2.49 acres

PONDEROSA COURT = 1.14 acres
EVERGREEN DR = 0.67 acres

Total = 14.47 acres

FLOOD ZONE:
The surveyed property shown on this survey map is in Flood Zone
X, according to Flood Insurance Rate Map Community Panel No.
27013C0116F, published by the Federal Emergency Management
Agency, effective date February 22, 2024

METCON ADDITION

ZONING NOTES:
Outlot A to be Zoned B-3 Highway Business
Commercial Gateway Overlay

Setbacks:
Front: 15' Impervious Surface or Structure

Structure Min. 15' and 20' Max Corner Lot
Structure Min. 15' and 85' Interior Lot

Rear: 3' Impervious Surface or Structure
Side: 6' Impervious Surface or Structure

Maximum Height:  None

Lots 1-3 Block 1 to be Zoned M-1 Light Industrial
Setbacks:

Front: 15' Impervious Surface, 30' Structure
Rear: None
Side: 6' Impervious Surface or 15' Building
Transitional to Residential: 30'

Maximum Height:  None
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SHEET NO. 1 OF 2 SHEETS

OFFICIAL PLAT

METCON ADDITION

TITLE OPINION

I , _________________________, licensed attorney, State of Minnesota, do hereby certify that the owner(s), as indicated hereon represents all
ownership interests in the land encompassed by this plat.

_____________________________________________

CITY COUNCIL, CITY OF MANKATO, MINNESOTA

This plat of METCON ADDITION was approved and accepted by the City Council of the City of Makato, Minnesota at a regular meeting thereof held this

______ day of ________________, ______, and said plat is in compliance with the provisions of Minnesota Statutes, Section 505.03, Subd. 2.

_______________________________________               ____________________________________________
Chair Person County Administrator

MANKATO PLANNING COMMISSION

Be it known that on this the _____ day of _______________ , ______ , the Planning Commission of City of Mankato, Minnesota did duly review this plat of
METCON ADDITION.

_______________________________________               _________________________________________
Chair Person Secretary

COUNTY RECORDER, BLUE EARTH COUNTY, MINNESOTA

I hereby certify that this instrument was filed in my office for record on this, the _____ day of _______________ , ______, at ____

o'clock ___.M., and that it was duly recorded on _____ of Plats, as Document Number _____________________________.

_____________________________________________
Blue Earth County, County Recorder

TAXPAYER SERVICES, BLUE EARTH COUNTY, MINNESOTA

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

been entered on the land described herein on the _____ day of _______________ ,______.

___________________________________________________________
Blue Earth County Property and Public Services Director

CERTIFICATE OF DEDICATION

KNOW ALL PERSONS BY THESE PRESENTS: That McDonough Farms LLC, a Minnesota Limited Liablity Company, fee owner of the
following described property:

That part of the Southwest Quarter of Section 11, Township 108 North Range 26 West, Blue Earth County, Minnesota, described as:
Commencing at the southwesterly corner of Parcel D of Blue Earth County Highway Right of Way Plat No. 27, on file and of record with the Blue
Earth County Recorder; thence South 52 degrees 36 minutes 53 seconds East, (Minnesota County Coordinate System - Blue Earth County
Zone - HARN NAD83 - 1996), along the southerly line of said Parcel D, 196.59 feet to the point of curvature of a circular curve to the left; thence
southeasterly, along said southerly line, along a 500.00 foot radius curve, central angle = 01 degrees 42 minutes 19 seconds, an arc distance of
14.88 feet; thence South 00 degrees 22 minutes 32 seconds East, not radially to said curve, 763.46 feet to the point of beginning, said point
being on a circular curve which center of radius bears South 28 degrees 10 minutes 32 seconds West; thence northwesterly, along a 283.15
foot radius curve, central angle = 28 degrees 33 minutes 27 seconds, an arc distance of 141.13 feet to the point of tangency of said curve;
thence South 89 degrees 37 minutes 06 seconds West, along the tangent of said curve, 371.30 feet to the point of curvature of a circular curve
to the right; thence northwesterly, along a 320.00 foot radius curve, central angle = 56 degrees 19 minutes 18 seconds, an arc distance of
314.56 feet to the point of tangency of said curve; thence North 34 degrees 03 minutes 36 seconds West, along the tangent of said curve, 25.30
feet; thence North 10 degrees 56 minutes 24 seconds East, 70.71 feet to a point on the southeasterly line of Parcel C of said Blue Earth County
Highway Right of Way Plat No. 27; thence South 55 degrees 56 minutes 24 seconds West, along said southeasterly line and along the
southeasterly line of Parcel B of said Blue Earth County Highway Right of Way Plat No. 27, 192.96 feet to the point of curvature of a circular
curve to the left; thence southwesterly, along said southeasterly line, along a 971.35 foot radius curve, central angle = 49 degrees 57 minutes 56
seconds, an arc distance of 847.08 feet to the most northerly corner of Parcel K1 of Blue Earth County Highway Right of Way Plat No. 30, on file
and of record with the Blue Earth County Recorder; thence South 44 degrees 41 minutes 23 seconds East, not radially to said curve, along the
northerly line of said Parcel K1; a distance of 118.21 feet; thence South 89 degrees 27 minutes 10 seconds East, along said northerly line,
376.49 feet; thence North 89 degrees 37 minutes 28 seconds East, along said northerly line, 366.29 feet to the northeasterly corner of said
Parcel K1; thence North 00 degrees 18 minutes 44 seconds West, 245.61 feet; thence North 89 degrees 37 minutes 06 seconds East, 366.00
feet; thence South 00 degrees 18 minutes 44 seconds East, 245.65 feet to the northwest corner of Parcel K2 of said Blue Earth County Highway
Right of Way Plat No. 30; thence North 89 degrees 37 minutes 28 seconds East, along the north line of said Parcel K2, a distance of 33.00 feet;
thence North 00 degrees 18 minutes 44 seconds West, 585.65 feet; thence North 89 degrees 37 minutes 06 seconds East, 135.35 feet; thence
North 00 degrees 22 minutes 32 seconds West, 45.55 feet to the point of beginning.  Excepting therefrom all of Freyberg Addition, Blue Earth
County, Minnesota.

Has caused the same to be surveyed and platted as METCON ADDITION and does hereby dedicate to the public for public use the public
way(s) and/or the drainage and utility easement(s) as created by this plat.

In witness whereof said McDonough Farms LLC, a Minnesota limited liability company, has caused these presents to be signed by

its proper officer this _____ day of ____________________, 20_____.

_______________________________________________________________
Randy McDonough, Manager

STATE OF MINNESOTA
COUNTY OF _______________________

The forgoing Instrument was acknowledged before me on this _____ day of _______________, 20____ by Randy McDonough, Manager of
McDonough Farms LLC, a Minnesota limited liability company.

__________ ____________________________________________________ Notary Public,________________ County, Minnesota
(Notary Signature)

__________ ____________________________________________________ My Commission expires __________________________
(Notary Printed Name)

SURVEYOR'S CERTIFICATE

I Scott A. Tuchtenhagen do hereby certify that this plat was prepared by me or under my direct supervision; that I am a duly Licensed Land
Surveyor in the State of Minnesota; that this plat is a correct representation of the boundary survey; that all mathematical data and labels are
correctly designated on this plat; that all monuments depicted on this plat have been, or will be correctly set within one year; that all water
boundaries and wetlands, as defined in Minnesota Statutes, Section 505.021, Subd. 11, as of the date of this certificate are shown and labeled
on this plat; and all public ways are shown and labeled on this plat.

Dated _____ day of _______________, 20____.

_____________________________________________
Licensed Land Surveyor
Minnesota Licensed No. 52646

STATE OF MINNESOTA
COUNTY OF ______________

This Instrument was acknowledged before me on _____ day of _______________, 20____ by Scott A. Tuchtenhagen, a Licensed Land
Surveyor, Minnesota License No. 52646

__________ _______________________________________________ Notary Public,________________ County, Minnesota
(Notary Signature)

__________ ____________________________________________________ My Commission expires __________________________
(Notary Printed Name)

PROFESSIONAL ENGINEERS & LAND SURVEYORS
JONES, HAUGH & SMITH
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Joint Application Form for Activities Affecting Water Resources 
in Minnesota 

This joint application form is the accepted means for initiating review of proposals that may affect a water resource (wetland, 
tributary, lake, etc.) in the State of Minnesota under state and federal regulatory programs. Applicants for Minnesota Department 
of Natural Resources (DNR) Public Waters permits MUST use the MPARS online permitting system for submitting applications to 
the DNR.  Applicants can use the information entered into MPARS to substitute for completing parts of this joint application form 
(see the paragraph on MPARS at the end of the joint application form instructions for additional information). This form is only 
applicable to the water resource aspects of proposed projects under state and federal regulatory programs; other local 
applications and approvals may be required. Depending on the nature of the project and the location and type of water resources 
impacted, multiple authorizations may be required as different regulatory programs have different types of jurisdiction over 
different types of resources.  

Regulatory Review Structure 

Federal 

The St. Paul District of the U.S. Army Corps of Engineers (Corps) is the federal agency that regulates discharges of dredged or fill 
material into waters of the United States (wetlands, tributaries, lakes, etc.) under Section 404 of the Clean Water Act (CWA) and 
regulates work in navigable waters under Section 10 of the Rivers and Harbors Act.  Applications are assigned to Corps project 
managers who are responsible for implementing the Corps regulatory program within a particular geographic area. 

State 

There are three state regulatory programs that regulate activities affecting water resources.   The Wetland Conservation Act 
(WCA) regulates most activities affecting wetlands. It is administered by local government units (LGUs) which can be counties, 
townships, cities, watershed districts, watershed management organizations or state agencies (on state-owned land). The 
Minnesota DNR Division of Ecological and Water Resources issues permits for work in specially-designated public waters via the 
Public Waters Work Permit Program (DNR Public Waters Permits).  The Minnesota Pollution Control Agency (MPCA) under Section 
401 of the Clean Water Act certifies that discharges of dredged or fill material authorized by a federal permit or license comply 
with state water quality standards. One or more of these regulatory programs may be applicable to any one project.   

Required Information 

Prior to submitting an application, applicants are strongly encouraged to seek input from the Corps Project Manager and LGU staff 
to identify regulatory issues and required application materials for their proposed project. Project proponents can request a pre-
application consultation with the Corps and LGU to discuss their proposed project by providing the information required in 
Sections 1 through 5 of this joint application form to facilitate a meaningful discussion about their project.  Many LGUs provide a 
venue (such as regularly scheduled technical evaluation panel meetings) for potential applicants to discuss their projects with 
multiple agencies prior to submitting an application. Contact information is provided below. 

The following bullets outline the information generally required for several common types of determinations/authorizations. 

• For delineation approvals and/or jurisdictional determinations, submit Parts 1, 2 and 5, and Attachment A. 

• For activities involving CWA/WCA exemptions, WCA no-loss determinations, and activities not requiring mitigation, 
submit Parts 1 through 5, and Attachment B. 

• For activities requiring compensatory mitigation/replacement plan, submit Parts 1 thru 5, and Attachments C and D. 

• For local road authority activities that qualify for the state’s local road wetland replacement program, submit Parts 1 
through 5, and Attachments C, D (if applicable), and E to both the Corps and the LGU.
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Submission Instructions  

Send the completed joint application form and all required attachments to: 

U.S Army Corps of Engineers. Applications may be sent directly to the appropriate Corps Office.  For a current listing of areas of 
responsibilities and contact information, visit the St. Paul District’s website at: 
http://www.mvp.usace.army.mil/Missions/Regulatory.aspx and select “Minnesota” from the contact Information box.  
Alternatively, applications may be sent directly to the St. Paul District Headquarters and the Corps will forward them to the 
appropriate field office. 

Section 401 Water Quality Certification: Applicants do not need to submit the joint application form to the MPCA unless 
specifically requested.  The MPCA will request a copy of the completed joint application form directly from an applicant when they 
determine an individual 401 water quality certification is required for a proposed project.   

Wetland Conservation Act Local Government Unit:  Send to the appropriate Local Government Unit. If necessary, contact your 
county Soil and Water Conservation District (SWCD) office or visit the Board of Water and Soil Resources (BWSR) web site 
(www.bwsr.state.mn.us) to determine the appropriate LGU.   

DNR Public Waters Permitting: In 2014 the DNR will begin using the Minnesota DNR Permitting and Reporting System (MPARS) for 
submission of Public Waters permit applications (https://webapps11.dnr.state.mn.us/mpars/public/authentication/login).   
Applicants for Public Waters permits MUST use the MPARS online permitting system for submitting applications to the DNR.  To 
avoid duplication and to streamline the application process among the various resource agencies, applicants can use the 
information entered into MPARS to substitute for completing parts of this joint application form.  The MPARS print/save function 
will provide the applicant with a copy of the Public Waters permit application which, at a minimum, will satisfy Parts one and two 
of this joint application.  For certain types of activities, the MPARS application may also provide all of the necessary information 
required under Parts three and four of the joint application.  However, it is the responsibility of the Applicant to make sure that 
the joint application contains all of the required information, including identification of all aquatic resources impacted by the 
project (see Part four of the joint application).  After confirming that the MPARS application contains all of the required 
information in Parts one and two the Applicant may attach a copy to the joint application and fill in any missing information in the 
remainder of the joint application.  
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 Project Name and/or Number:  Metcon Addition 

PART ONE: Applicant Information 
If applicant is an entity (company, government entity, partnership, etc.), an authorized contact person must be identified.  If the 
applicant is using an agent (consultant, lawyer, or other third party) and has authorized them to act on their behalf, the agent’s 
contact information must also be provided. 

Applicant/Landowner Name: Randy McDonough, McDonough Farms, LLC. 

Mailing Address:  15760 Acorn Trail, Faribault, MN 55021 

Phone: 507, 332-2266 

E-mail Address: scott.brown@met-con.com  

 
Authorized Contact (do not complete if same as above): John Schulte, PE, Jones Haugh & Smith, Inc. 

Mailing Address: 415 West North Street, Owatonna, MN 55060 

Phone: 507, 451-4598 

E-mail Address:  john5@jhseng.com  

 

Agent Name: Robert Merila, Aquatic EcoSolutions, Inc. 

Mailing Address: PO Box 497, Nevis, MN 56467 

Phone: 877, 346-3474 

E-mail Address: robertmerila@arvig.net  

 

PART TWO: Site Location Information 
County: Blue Earth City/Township: Mankato 

Parcel ID and/or Address: R430911300021 

Legal Description (Section, Township, Range):  Sec 11, T 108 N, R 26 W 

Lat/Long (decimal degrees): 44.16908 / 93.92710 

Attach a map showing the location of the site in relation to local streets, roads, highways. 

Approximate size of site (acres) or if a linear project, length (feet): Approximately 17 acres 

 
If you know that your proposal will require an individual Permit from the U.S. Army Corps of Engineers, you must provide the 
names and addresses of all property owners adjacent to the project site.  This information may be provided by attaching a list to 
your application or by using block 25 of the Application for Department of the Army permit which can be obtained at:  

http://www.mvp.usace.army.mil/Portals/57/docs/regulatory/RegulatoryDocs/engform_4345_2012oct.pdf 

PART THREE: General Project/Site Information 
If this application is related to a delineation approval, exemption determination, jurisdictional determination, or other 
correspondence submitted prior to this application then describe that here and provide the Corps of Engineers project number. 

Describe the project that is being proposed, the project purpose and need, and schedule for implementation and completion. The 
project description must fully describe the nature and scope of the proposed activity including a description of all project elements 
that effect aquatic resources (wetland, lake, tributary, etc.) and must also include plans and cross section or profile drawings 
showing the location, character, and dimensions of all proposed activities and aquatic resource impacts.   

 
The Met-Con Addition project is a Commercial/Industrial subdivision with large lots in the eastern developing fringe of 
Mankato immediately south of an exit from Trunk Highway 14 at the location of a popular truck stop.  This is a premier location 
for Commercial/Industrial buildings to be built because of the quick access to a well-used divided highway that reduces heavy 
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truck travel on City roads and increases the number of businesses in Mankato.  It has been determined that development 
within Blue Earth County is encouraged to be done within City limits instead of outside cities, so this property is being annexed 
into the City of Mankato with the goal of maximizing it for Commercial/Industrial development.  By maximizing the number of 
Commercial/Industrial lots that are built on this property, it will reduce the demand for other properties to be annexed into 
the City of Mankato and will reduce overall suburban sprawl along with reducing heavy truck travel on City roadways. 
 
The lots are large because Commercial/Industrial buildings are sprawling by nature, and because large trucks need room to 
maneuver into and out of the loading/unloading docks.  This former agricultural field with three degraded farmed wetlands is 
the ideal location to add these large lots to the City of Mankato. 
 
As required by engineering specifications, this subdivision has a properly sized stormwater management pond that will collect 
hard-surface runoff and hold it on-site for the proper length of time and will treat it before that water either percolates into 
the ground or runs off beyond the perimeter of this subdivision to flow down-slope.  This stormwater ponding area takes up a 
sizable portion of this subdivision in order to provide this water management. 
 
By using this property on the western fringe of Mankato next to the highway access and adjacent to a truck stop, large truck 
traffic on City roadways will be reduced.  If this Commercial/Industrial subdivision were located along the southern developing 
fringe of Mankato, the large trucks would have to drive through the busy roadways in Mankato and would degrade the roads 
faster than if they did not have to travel on them.  Truck traffic slowdowns on City roadways would also be eliminated by 
having this subdivision right next to on-off ramps to a main highway.   
 

Site Location 
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Preliminary Site Design with Anticipated Land Useage 

 
Topography 
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I hereby authorize Robert Merila to act on my behalf as my agent in the processing of this application and to furnish, upon 
request, supplemental information in support of this application.  
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 Project Name and/or Number:  Metcon Addition 

Attachment A 
Request for Delineation Review, Wetland Type Determination, or 

Jurisdictional Determination 

By submission of the enclosed wetland delineation report, I am requesting that the U.S. Army Corps of Engineers, St. Paul District 
(Corps) and/or the Wetland Conservation Act Local Government Unit (LGU) provide me with the following (check all that apply):  

 Wetland Type Confirmation  

 Delineation Concurrence.  Concurrence with a delineation is a written notification from the Corps and a decision from the LGU 

concurring, not concurring, or commenting on the boundaries of the aquatic resources delineated on the property. Delineation 
concurrences are generally valid for five years unless site conditions change. Under this request alone, the Corps will not address 
the jurisdictional status of the aquatic resources on the property, only the boundaries of the resources within the review area 
(including wetlands, tributaries, lakes, etc.). 

 Preliminary Jurisdictional Determination. A preliminary jurisdictional determination (PJD) is a non-binding written indication 

from the Corps that waters, including wetlands, identified on a parcel may be waters of the United States. For purposes of 
computation of impacts and compensatory mitigation requirements, a permit decision made on the basis of a PJD will treat all 
waters and wetlands in the review area as if they are jurisdictional waters of the U.S.  PJDs are advisory in nature and may not be 
appealed. 

 Approved Jurisdictional Determination. An approved jurisdictional determination (AJD) is an official Corps determination that 

jurisdictional waters of the United States are either present or absent on the property. AJDs can generally be relied upon by the 
affected party for five years. An AJD may be appealed through the Corps administrative appeal process.  

In order for the Corps and LGU to process your request, the wetland delineation must be prepared in accordance with the 1987 
Corps of Engineers Wetland Delineation Manual, any approved Regional Supplements to the 1987 Manual, and the Guidelines for 
Submitting Wetland Delineations in Minnesota (2013). 
http://www.mvp.usace.army.mil/Missions/Regulatory/DelineationJDGuidance.aspx  
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 Project Name and/or Number: Metcon Addition 

Attachment B 
Supporting Information for Applications Involving Exemptions, No Loss 

Determinations, and Activities Not Requiring Mitigation 
 

Complete this part if you maintain that the identified aquatic resource impacts in Part Four do not require wetland 
replacement/compensatory mitigation OR if you are seeking verification that the proposed water resource impacts are either 
exempt from replacement or are not under CWA/WCA jurisdiction. 

Identify the specific exemption or no-loss provision for which you believe your project or site qualifies: 

 
Provide a detailed explanation of how your project or site qualifies for the above. Be specific and provide and refer to attachments 
and exhibits that support your contention. Applicants should refer to rules (e.g. WCA rules), guidance documents (e.g. BWSR 
guidance, Corps guidance letters/public notices), and permit conditions (e.g. Corps General Permit conditions) to determine the 
necessary information to support the application. Applicants are strongly encouraged to contact the WCA LGU and Corps Project 
Manager prior to submitting an application if they are unsure of what type of information to provide: 
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 Project Name and/or Number:  Metcon Addition 

Attachment C 
Avoidance and Minimization 

Project Purpose, Need, and Requirements. Clearly state the purpose of your project and need for your project.  Also include a 
description of any specific requirements of the project as they relate to project location, project footprint, water management, 
and any other applicable requirements. Attach an overhead plan sheet showing all relevant features of the project (buildings, 
roads, etc.), aquatic resource features (impact areas noted) and construction details (grading plans, storm water management 
plans, etc.), referencing these as necessary: 

The Met-Con Addition project is a Commercial/Industrial subdivision with large lots in the eastern developing fringe of 
Mankato immediately south of an exit from Trunk Highway 14 at the location of a popular truck stop.  This is a premier location 
for Commercial/Industrial buildings to be built because of the quick access to a well-used divided highway that reduces heavy 
truck travel on City roads and increases the number of businesses in Mankato.  It has been determined that development 
within Blue Earth County is encouraged to be done within City limits instead of outside cities, so this property is being annexed 
into the City of Mankato with the goal of maximizing it for Commercial/Industrial development.  By maximizing the number of 
Commercial/Industrial lots that are built on this property, it will reduce the demand for other properties to be annexed into 
the City of Mankato and will reduce overall suburban sprawl along with reducing heavy truck travel on City roadways. 
 
The lots are large because Commercial/Industrial buildings are sprawling by nature, and because large trucks need room to 
maneuver into and out of the loading/unloading docks.  This former agricultural field with three degraded farmed wetlands is 
the ideal location to add these large lots to the City of Mankato. 
 
As required by engineering specifications, this subdivision has a properly sized stormwater management pond that will collect 
hard-surface runoff and hold it on-site for the proper length of time and will treat it before that water either percolates into 
the ground or runs off beyond the perimeter of this subdivision to flow down-slope.  This stormwater ponding area takes up a 
sizable portion of this subdivision in order to provide this water management. 
 

Purpose and Need 
By using this property on the western fringe of Mankato next to the highway access and adjacent to a truck stop, large 
truck traffic on City roadways will be reduced.  If this Commercial/Industrial subdivision were located along the southern 
developing fringe of Mankato, the large trucks would have to drive through the busy roadways in Mankato and would 
degrade the roads faster than if they did not have to travel on them.  Truck traffic slowdowns on City roadways would 
also be eliminated by having this subdivision right next to on-off ramps to a main highway. The proposed subdivision is 

zoned as zoned by the City of Mankato as Commercial (Fast Food, Mixed Use Strip Mall, Auto Parts, Coffee Shop, etc.) 

west of the proposed Ponderosa Court and Industrial west of Ponderosa Ct. 

 

Ponderosa Ct. needs to be short and straight enough that emergency vehicles such as large fire trucks or ambulances will 

visibly see the end of it in case they mistakenly turn into this roadway while driving quickly to an emergency situation.  If 

Ponderosa Ct. was curved or any longer, it would create a dangerous situation because there is no way to drive straight 

ahead with the stormwater ponding area at the far end of the dead-end roadway.  It is for this reason that Ponderosa Ct. 

needs to be straight and as short as possible to still accommodate access to the property. 

 

The traffic study performed by SSTS LLC dated 6/3/26 determined that the location of Ponderosa Ct. and the other access 

point as the only locations allowed on this stretch of Adams St.  Those locations are shown on the proposed plan. 

 

Ponderosa Ct. cannot enter from Evergreen Drive along the east side of the property because it would be a dead end 

roadway that is more than 850 feet long and would need to be curved to reach the Commercial zoned portion of the 

property.  This longer dead end roadway would be too long and too curvy for the safety of emergency vehicles such as 

large fire trucks or ambulances.    Fire trucks that mistakenly drive into this roadway could not visually see that there is 

not an outlet on the other end (during emergency runs) and could get stuck because they are difficult to back up and the 

curves.  For this reason, this alignment is not a feasible option.  In addition, an ambulance that mistakenly drives into a 

long curvy dead end road might think that it is a short cut across to avoid CSAH 12 turnabouts, but would lose valuable 

time to reach a heart attack victim because of the time it takes to realize the mistake and turn around.  Again, this makes 

the long alignment from Evergreen Dr. a non-feasible option.   
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The proposed alternative of the shorter and straighter Ponderosa Ct. allows fire trucks and ambulances to see the far end 

of the dead end and avoid the dangerous scenarios described above. 

 

To accommodate health, safety, and welfare, the City of Mankato recommended the shorter version of Ponderosa Ct. and 

split the zoning of the property to have Commercial on the west side (fronting on CSAH 12) and Industrial to the east of 

Ponderosa Ct. (to be less visible from CSAH 12).  This allows the future businesses to have direct frontage on a busy 

roadway to market their goods and services and keeps the industrial land use away from busy roadways. 

 

The MetCon property is an Industrial land use, so it cannot be constructed west of Ponderosa Ct. in the Commercial zoned 

area. 

 

Metcon Property 

The MetCon property is planned to be constructed on Industrial Lot 1 and has the purpose of being an industrial office 

space with an area for outdoor storage of heavy equipment such as backhoe excavators, front-end loaders, highlift 

machines, and the lowboy semi tractor and trailers to haul them in and out of this area.  MetCon does construction of 

industrial sized buildings and needs to house this equipment at this location so that it reduces the travel on roadways from 

its Faribault location when working on sites in south central Minnesota.   

 

This property needs to have a 125 foot wide area between parking spaces to accommodate the turning radius of the semi 

tractor and trailers for parking and maneuvering the off-loading of the heavy equipment.  Currently, MetCon is leasing 

office space in Mankato to be closer to sites in south central Minnesota; they want to  build their own office space instead 

of leasing.   

 

The current Trump administration has provided incentives for manufacturers to build manufacturing facilities within the 

United States by allowing rapid expensing in 2026, which has motivated many manufacturers including Hyundai auto 

maker to drastically increase production within the United States thus increasing the need for the construction of 

commercial buildings to manufacture parts in the supply chain.  Manufacturing facility construction has increased 

drastically in 2026, and is anticipated to increase in future years.  MetCon builds commercial buildings such as 

manufacturing facilities, so they are preparing for this anticipated increase in commercial building within Southern 

Minnesota, which has a desirable potential workforce to draw from.   

 

Industrial Lot 2 is positioned at the southeastern corner of Ponderosa Ct., north and east of the stormwater ponding area 

that needs to be in the southwestern portion of the property to accommodate the gravity flow of the site and to satisfy the 

requirements of stormwater retention and treatment before it is released downstream in the watershed. 

 

The buyer of this lot zoned as Industrial will almost certainly require the 125 foot wide turning area for semi tractor and 

trailers for docking into the facility to bring raw materials for industrial use and to haul out product if a manufacturer 

purchases this site.  If a distributor purchases this site, the semi tractors and trailers will bring in bulk volumes of product 

and sell lesser volumes of product.  Both potential buyers would need to have the semi tractor and trailer maneuvering flat 

space for loading and off-loading of large trucks.  The demand for manufacturing and distribution of American made parts 

and supply chains has been increasing in 2026 and is anticipated to increase in future years.  This property is in line with 

that anticipated demand.  Basin 2 cannot be avoided because any configuration of this lot would require a large flat 

pavement area to accommodate the large trucks that would come and go from this Industrial zoned property.  If this 

Industrial zoned property were not built here, more land would need to be annexed to the west and there are more 

wetlands that would need to be impacted.  Replacement of Basin 2 at a 2:1 replacement ratio from a Wetland Bank in 

Blue Earth County provides an increase of wetland functions and values within the county. 

 

Industrial Lot 3 is located in the eastern part of the property, farthest away from CSAH 12 to have the most amount of 

distance screening from the busy roadway.  As an industrial property, the entire site would need to be utilized in order to 

justify the annexation of this property from the Township into the City limits.  If this property were not fully utilized, 

there would need to be more land annexed to the east, and more wetlands would need to be impacted (the property 

immediately to the west has wetlands on it).  By fully utilizing this property and replacing Basin 3 with Wetland Bank 

Credits at a 2:1 replacement ratio from a Wetland Bank within Blue Earth County, the wetland functions and values 

within the county are in a way envisioned by the Wetland Conservation Act of 1991: to concentrate development within 

urban areas and create wetland bank sites within rural areas near the urban centers.  This part of the City of Mankato is 

zoned Industrial in order to encourage Industrial development here instead of having large semi tractor and trailer trucks 

drive around the roundabouts and through the City streets clogging traffic and increasing the wear on City streets. 

 

One possible land use for this property is to provide short-term outdoor storage of outdoor semi tractors and trailers 

waiting for off-loading and / or waiting for picking up a load to haul to the next location.  There is a Walmart Distribution 
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Center located in the Mankato area that services the region, which would need this type of a short term storage location.  

There are other large businesses in south-central Minnesota that utilize over-the-road trucking for obtaining raw materials 

and hauling their products across the state and the country.  Trunk Highway 14 is a main trucking artery heading east 

toward Rochester and eastern states, and Mankato is a major Minnesota River crossing for loads heading to and from the 

northwestern states and avoiding the Twin Cities Metro Area traffic slowdowns.  For this reason, this outdoor storage 

location would be appealing for semi tractor and trailer haulers to utilize as a carry-over location, especially with the 

walking distance proximity of the travel center across the road to the north that has a restaurant and more amenities than a 

typical truck stop, built for the purpose of being a destination location for truckers.  The short term outdoor storage would 

provide a benefit to the travel center and also to the truckers who are driving the large trucks. 

 

Commerical Lots West of Ponderosa Ct. 

 

Within the Preferred Alternative, there are four Commercial zoned lots to the west of Ponderosa Ct. with frontage on 

CSAH 12 but accessed from Ponderosa Ct.  The frontage allows for good marking of products and services, and the 

access from Adams Street allows for good access for customers.  The quick access to Trunk Highway 14 will allow the 

businesses to pull business from travelers on the divided highway because of the quick and easy on-off access to Fast 

Food, Auto Parts, a Strip Mall, and/or a Coffee Shop.  Because of this desirable access, businesses would see the value in 

placement of their business at this location and would provide goods and services to not just Mankato but also to the high 

volume of travelers that pass through the trunk highway corridor. 

 

In addition, these businesses would provide goods and services to truckers and travelers who pull off of the trunk highway 

to refuel at the travel center immediately to the north, specifically within walking distance of truckers who are taking their 

daily breaks and parking in the truck stop or the potential use of Industrial Lot 3.  If these businesses were not built here, it 

would be more difficult for the truckers to utilize these types of businesses that are not within walking distance of this 

area. 

Preliminary Site Design 

 
 
 

Stormwater Pond 

Basin 3 
Basin 2 

Basin 1 
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Avoidance. Both the CWA and the WCA require that impacts to aquatic resources be avoided if practicable alternatives exist.  
Clearly describe all on-site measures considered to avoid impacts to aquatic resources and discuss at least two project alternatives 
that avoid all impacts to aquatic resources on the site. These alternatives may include alternative site plans, alternate sites, and/or 
not doing the project. Alternatives should be feasible and prudent (see MN Rules 8420.0520 Subp. 2 C). Applicants are encouraged 
to attach drawings and plans to support their analysis: 

The No Build Alternative is the first avoidance alternative.  In this alternative, this Commercial/Industrial subdivision would not 
be built at this location at this time.  This is not a viable alternative because there is a strong demand for increasing the 
business capacity in the Mankato area to provide jobs for people, to increase Minnesota-made products, and to increase the 
logistical stability in this region.  

If this property is not utilized for Commercial/Industrial lots, the businesses that would have built here would build elsewhere 
and either impact more raw land outside of the City limits where infrastructure is not as readily available, or would build at 
other locations in a developing fringe area where truck traffic on City roads would increase.  The additional truck traffic on City 
roads would speed up breakdown of those roadways and also increase drive times unnecessarily. 

Because of these factors, the no-build alternative is not a viable alternative. 

The No Wetland Impact Alternative 
In the No wetland Impact Alternative, Ponderosa Court would come into the property at Evergreen.  This is because this 
roadway cannot come into the property from the south or the west (off of CSAH 17 and 12 respectively) because both 
County Roads are existing and were platted by Blue Earth County.  The County has restricted the access locations via 
those Right of Way plats.  This means that access into the property can only come in through Adams Street along the 
north side of the property. 

 
Ponderosa Ct. cannot enter the property to the west of Basin 1 because the engineering requirements need enough 
distance from the intersection with CSAH 12 for safety in making the right turn into Ponderosa Ct.  Furthermore, 
Ponderosa Court must line up with the entry driveway on the north side of Adams St. per engineering requirement.  
Ponderosa Ct. cannot be moved eastward away from the curve because or the requirement that streets must be at least 
300 feet away from each other and the straight part of Adams St. is less than 300 feet from the platted Evergreen Dr.   

 
In addition, the City of Mankato engineers prefers that dead end streets be as short and as straight as possible so that 
emergency vehicles such as large fire trucks and ambulances can see that it is not a through street if they are forced to 
bypass traffic or an accident on a main roadway.  The Preferred Alternative of Ponderosa Court fits this criteria and the 
No Wetland Impact Alternative does not. 
 
If Ponderosa Ct. was required to enter the site from Evergreen Drive and avoid all wetland impacts, the dead-end 
roadway would be approximately 850 feet long and have curves in it that would make it difficult for emergency vehicles 
to see to the end of it during emergency runs.  When attempting to bypass traffic or a traffic accident, it is common for 
emergency vehicles to attempt to use back roads and this would create a very dangerous situation where a large fire 
truck would become entrapped and have much difficulty backing out and an entire convoy could become entrapped.  An 
ambulance driving to a heart attack victim that seeks to bypass traffic or an accident on CSAH 12 could attempt to take 
back roads and not realize that this is a dead end with a stormwater pond at the end and lose precious time on the way 
to save the life of a person.  These dangerous situations can be avoided by the preferred alternative that is straight and 
as short as practicable in order to reach the potential businesses identified. 
 
An additional reason why the No Wetland Impact Alternative is not feasible is because the site needs to be mass-graded 
for the large Commercial and Industrial businesses that will use the sites in this property that is zoned as Commercial 
and Industrial.  The Commercial buildings need to be placed on flat ground with large driveways and parking lots such 
that mass grading has to be done for them to be built.  The Industrial lots need to be mass graded to a flat contour 
because of the need for semi tractor and trailer vehicles to have at least 125 feet of flat space to turn and maneuver into 
parking and/or docking places.  It would be extremely difficult for these sites to be fully utilized unless they are mass 
graded to the elevations that allow for proper use of the properties. 
 
Furthermore, because of the extensive roof tops and hard surface roadways, sidewalks, and parking areas, most of the 
rainfall runoff within the immediate watershed would be directed to the stormwater ponding area that is at a lower 
elevation than the existing wetlands, so Basin 1, Basin 2, and Basin 3 would be starved of their hydrology and therefore 
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would be impacted even if a chain link fence were placed around them to keep vehicles from backing into them in the 
back ends of parking lots, or within parking lots.  Wetlands technically avoided but without much of an adjacent upland 
would seriously degrade over time.  This is precisely why the Wetland Conservation Act of 1991 started with a provision 
for the purchase of wetland bank credits for replacement of wetland functions and values in a place where larger 
wetland complexes could be restored/created instead of requiring on-site replacement of unavoidable wetland impacts 
that was the case prior to circa 1995.  The replacement ratio is 2:1 in Blue Earth County, so there will be a net gain of 
both wetland acreage and wetland quality through the purchase of wetland bank credits within Blue Earth County in the 
Preferred Alternative. 
 
Another reason why the No Wetland Impact Alternative is not feasible is because the City of Mankato has run out of 
room and needs to expand through the annexation of land from the perimeter townships.  By not maximizing the 
Commercial and Industrial potential of this property, the demand for Commercial and Industrial lots will require that 
more land me annexed into the City.  The property immediately to the east of this location has wetlands that would 
need to be impacted in order to build more Commercial and Industrial lots as this part of the City is zoned Commercial 
and Industrial.  If lots were placed farther to the south, there would be more wear and tear on the City roadways and 
the traffic would become more clogged, especially when semi tractor and trailers have to navigate the turnabouts and 
the stoplights within the city. 
 
Based on these things, the No Wetland Impact alternative is not a feasible alternative.   
 
In the Preferred Alternative, the Ponderosa Ct. roadway alignment allows for the best use of this property for the maximum 
amount of commercial or industrial businesses to utilize the lots in the best way based on the shape of the property and the 
need for hard-surface runoff retention and treatment.  The wetland impacts to Basin 1 cannot be avoided because the ultimate 
purpose of this property is to provide the maximum number of Commercial/Industrial lots to reduce the need to annex more 
land into the city in the future. 

Basin 2 is located right in the middle of the entrance to one of the properties, so it would be impossible to grade for a 
Commercial/Industrial building entrance and avoid this wetland. 

Basin 3 is located on the property line between two ideal-sized Commercial/Industrial lots where surface water flow is planned 
to be directed within the property to flow down to the stormwater ponding area for retention/treatment; if this wetland had 
to be avoided, one or both of these lots would be un-buildable for the intended Commercial/Industrial use.  In addition, hard-
surface runoff would flow off the property to the south and potentially flood out the neighboring property, which is not a 
desirable situation.   

Single family subdivisions have much smaller lot sizes that would allow for the avoidance of wetlands within a subdivision.  
Commercial/Industrial areas require large expanses of flat ground for the square or rectangular buildings needed for 
commercial and industrial use along with the requirement of trucking loading/unloading docks to drop off raw components 
and load finished products. 

Based on these factors, it is not practicable to build around and avoid impacts to the farmed wetlands that are present 
on the property.  
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Sketch of the No Wetland Impact Alternative 

 

Minimization. Both the CWA and the WCA require that all unavoidable impacts to aquatic resources be minimized to the greatest 
extent practicable.  Discuss all features of the proposed project that have been modified to minimize the impacts to water 
resources (see MN Rules 8420.0520 Subp. 4): 

As described above, the design criteria for this property to be annexed into the City of Mankato is to provide the greatest 
number of Commercial/Industrial units within this property so that it reduces the need to annex more land for 
Commercial/industrial land use.  The location of this property being very close to both the entry/exit of a major divided 
highway and also a truck stop makes this a prime location for Commercial/Industrial land use where large trucks are 
anticipated to be entering and exiting.  By utilizing this land to the greatest extent possible, there would be reduced wear-and-
tear on the roadways from reduced truck traffic; with increased truck traffic, roadways would need to be rebuilt sooner and 
that rebuilding effort would increase the risk of sediment events to adjacent wetlands, so concentrating Commercial/Industrial 
development here would reduce ecological impacts in the future. 

Basin 1 (6,262 square feet) is right on the roadway that needs to be in the middle of the property so that the commercial 
buildings could be built to the west and the Industrial properties can be built to the east.  The roadway location cannot be 
farther west because it would be too close to CSAH12 and it cannot be farther to the east because it must line up with the 
entry roadway across to the north (and needs to be at least 300 feet away from platted Evergreen Dr.) 

Basin 2 (2,811 square feet) is in the middle of the parking/loading area for Industrial Lot 1 south of the MetCon lot.  Because 
this lot is within the Industrial zoning, it is expected to have semi tractor and trailer use, which requires 125 feet of open space 
for turning around and backing into parking spaces or loading docks.  Basin 2 is directly underneath where this maneuvering 
activity would be located.  The stormwater ponding area needs to be in the southwestern portion of the property to satisfy the 
stormwater retention and treatment requirements, and this is the best place on the property to place it.   

Sizing and location of the subdivision’s stormwater pond and surface swales to said pond restrict the buildable area of this lot 
such that it would be unbuildable as an industrial lot without impact to Basin 2. If this basin were left alone, it would lose its 
source of surface water because the surface water is being directed to the stormwater pond immediately to the southwest and 
the functions and values of this basin would not exist even if it were avoided.  Therefore, it is better for this basin to be 

Basin 1 

Basin 2 

Basin 3 

Stormwater Pond 
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replaced at a 2:1 replacement ratio through the purchase of wetland bank credits from within Blue Earth County. 

Basin 3 (9,719 square feet) is in the middle of the surface water drainage that is necessary to prevent flooding onto the 
adjoining property and divert the surface stormwater into the stormwater retention and treatment pond in the SW portion of 
the property.  If this is avoided, the water from the hard surface rooftops and roadways on the eastern lot would flood into the 
adjoining property and there would not be proper flow to the stormwater pond that is designed to retain and treat the 
stormwater from the hard surface on the property.  Furthermore, if this spot were avoided, it would grow up in agricultural 
field weeds and would be starved of water because of the need to treat hard surface in a stormwater pond before letting it 
flow into natural wetlands.  

Access to Adams Avenue NW for Lot 3 (the eastern lot) will also be required at the location shown along the Lot 2/Lot 3 shared 
lot line, adding even greater surface water treatment requirements before those waters could enter Basin 3. 

The current design includes a swale that goes from Adams Avenue NW southward then westward to the stormwater ponding 
area, collecting untreated stormwater from Lots 1, 2, and 3.   If this wetland was left on the landscape, stormwater basins 
would be required ringing the upstream portions of the basin.  Due to the very flat nature of the site, these basins would 
require the import of multiple feet of fill onto the sites to provide “dry” storage above the elevation of the wetlands.  The 
building pads would likewise be raised to maintain positive drainage to the ringing treatment systems resulting in match slopes 
within the sites to the proposed roadways greater than allowed by city standards. 

Additionally subsurface water flows will be impacted by the nearby required drainage swale on the south line of Lots 2 and 3 
which could have detrimental effects to Basin 3. 

The current plan is to grade the area of Basin 3 into a surface flowageway down to the stormwater pond and replace this 
wetland with the purchase of wetland bank credits in Blue Earth County at a 2:1 ratio. 

Total unavoidable wetland impacts are 18,792 square feet or 0.4314 acre 

Off-Site Alternatives.  An off-site alternatives analysis is not required for all permit applications.  If you know that your proposal 
will require an individual permit (standard permit or letter of permission) from the U.S. Army Corps of Engineers, you may be 
required to provide an off-site alternatives analysis.  The alternatives analysis is not required for a complete application but must 
be provided during the review process in order for the Corps to complete the evaluation of your application and reach a final 
decision.  Applicants with questions about when an off-site alternatives analysis is required should contact their Corps Project 
Manager. 

This property is an agricultural field that is annexed into the City of Mankato for the purpose of being used for 
Commercial/Industrial use.  As such, this has been identified as the next most logical annexation of land for the City in order to 
satisfy the demand for more Commercial/Industrial lots that are needed in south-central Minnesota.  By concentrating and 
maximizing the usage of these large lots on a property such as this, it reduces the demand for expansion and annexation of 
other properties around the developing fringe of the City of Mankato.  This is the best location for this large-lot 
Commercial/Industrial subdivision with a truck stop directly adjacent to this property.  These factors are not found elsewhere 
in the area and therefore there are no off-site alternatives. 
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 Project Name and/or Number:  Metcon Addition 

Attachment D 
Replacement/Compensatory Mitigation 

Complete this part if your application involves wetland replacement/compensatory mitigation not associated with the local road 
wetland replacement program. Applicants should consult Corps mitigation guidelines and WCA rules for requirements. 

Replacement/Compensatory Mitigation via Wetland Banking. Complete this section if you are proposing to use credits from an 
existing wetland bank (with an account number in the State wetland banking system) for all or part of your 
replacement/compensatory mitigation requirements. 

Wetland Bank 

Account # 
County 

Major 

Watershed # 

Bank 

Service 

Area # 

Credit Type 

(if applicable) 
Number of Credits 

1804 Blue Earth 28 9 SWC 0.8628 

                                    

                                    

                                    

                                    

Applicants should attach documentation indicating that they have contacted the wetland bank account owner and reached at 
least a tentative agreement to utilize the identified credits for the project. This documentation could be a signed purchase 
agreement, signed application for withdrawal of credits or some other correspondence indicating an agreement between the 
applicant and the bank owner.  However, applicants are advised not to enter into a binding agreement to purchase credits until the 
mitigation plan is approved by the Corps and LGU. 

Project-Specific Replacement/Permittee Responsible Mitigation. Complete this section if you are proposing to pursue actions 
(restoration, creation, preservation, etc.) to generate wetland replacement/compensatory mitigation credits for this proposed 
project. 

WCA Action Eligible 

for Credit1 

Corps Mitigation 

Compensation 

Technique2 

Acres 
Credit % 

Requested 

Credits 

Anticipated3 
County 

Major 

Watershed # 

Bank 

Service 

Area # 

                                                

                                                

                                                

                                                
1Refer to the name and subpart number in MN Rule 8420.0526. 
2Refer to the technique listed in St. Paul District Policy for Wetland Compensatory Mitigation in Minnesota. 
3If WCA and Corps crediting differs, then enter both numbers and distinguish which is Corps and which is WCA. 

Explain how each proposed action or technique will be completed (e.g. wetland hydrology will be restored by breaking the tile……) 
and how the proposal meets the crediting criteria associated with it. Applicants should refer to the Corps mitigation policy 
language, WCA rule language, and all associated Corps and WCA guidance related to the action or technique: 

      

Attach a site location map, soils map, recent aerial photograph, and any other maps to show the location and other relevant 
features of each wetland replacement/mitigation site. Discuss in detail existing vegetation, existing landscape features, land use 
(on and surrounding the site), existing soils, drainage systems (if present), and water sources and movement. Include a 
topographic map showing key features related to hydrology and water flow (inlets, outlets, ditches, pumps, etc.): 
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 Project Name and/or Number:  Metcon Addition 

Attachment E 
Local Road Replacement Program Qualification 

Complete this part if you are a local road authority (county highway department, city transportation department, etc.) seeking 
verification that your project (or a portion of your project) qualifies for the MN Local Government Road Wetland Replacement 
Program (LGRWRP).  If portions of your project are not eligible for the LGRWRP, then Attachment D should be completed and 
attached to your application. 

Discuss how your project is a repair, rehabilitation, reconstruction, or replacement of a currently serviceable road to meet 
state/federal design or safety standards/requirements. Applicants should identify the specific road deficiencies and how the 
project will rectify them. Attach supporting documents and information as applicable: 

      

Provide a map, plan, and/or aerial photograph accurately depicting wetland boundaries within the project area. Attach associated 
delineation/determination report or otherwise explain the method(s) used to identify and delineate wetlands. Also attach and 
discuss any type of review or approval of wetland boundaries or other aspects of the project by a member or members of the local 
Technical Evaluation Panel (TEP) or Corps of Engineers: 

      

In the table below, identify only the wetland impacts from Part 4 that the road authority has determined should qualify for the 
LGRWRP. 

Wetland Impact ID 

(as noted on 

overhead view) 

Type of Impact 

(fill, excavate, 

drain) 

Size of Impact 

(square feet or 

acres to 0.01) 

Existing Plant Community 

Type(s) in Impact Area1 

County, Major Watershed #, 

and Bank Service Area # of 

Impact2 

                              

                              

                              

                              

                              

1Use Wetland Plants and Plant Community Types of Minnesota and Wisconsin 3rd Ed. as modified in MN Rules 8420.0405 Subp. 2. 
2Refer to Major Watershed and Bank Service Area maps in MN Rules 8420.0522 Subp. 7. 

Discuss the feasibility of providing onsite compensatory mitigation/replacement for important site-specific wetland functions: 

      

Please note that under the MN Wetland Conservation Act, projects with less than 10,000 square feet of wetland impact are 
allowed to commence prior to submission of this notification so long as the notification is submitted within 30 days of the impact.  
The Clean Water Act has no such provision and requires that permits be obtained prior to any regulated discharges into water of 
the United States.  To avoid potential unauthorized activities, road authorities must, at a minimum, provide a complete application 
to the Corps and receive a permit prior to commencing work.  

By signature below, the road authority attests that they have followed the process in MN Rules 8420.0544 and have determined 
that the wetland impacts identified in Attachment D are eligible for the MN Local Government Road Wetland Replacement 
Program. 

Road Authority Representative:       Title:       

Signature:  Date:       
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Technical Evaluation Panel Concurrence:  Project Name and/or Number:  Metcon Addition 

TEP member:       Representing:       

Concur with road authority’s determination of qualification for the local road wetland replacement program?  Yes    No 

Signature:  _________________________________________  Date:        

TEP member:       Representing:       

Concur with road authority’s determination of qualification for the local road wetland replacement program?  Yes    No 

Signature:  _________________________________________  Date:        

TEP member:       Representing:       

Concur with road authority’s determination of qualification for the local road wetland replacement program?  Yes    No 

Signature:  _________________________________________  Date:        

TEP member:       Representing:       

Concur with road authority’s determination of qualification for the local road wetland replacement program?  Yes    No 

Signature:  _________________________________________  Date:        

 
 

Upon approval and signature by the TEP, application must be sent to: Wetland Bank Administration 
 Minnesota Board of Water & Soil Resources 
 520 Lafayette Road North 
 Saint Paul, MN 55155 



Special Considerations Metcon Addition 

 

Subp. 2.  Endangered and threatened species.  

 

The property is almost entirely an agricultural field that has been annually tilled for decades.  The likelihood of any 

endangered or threatened species present is very low.  This property has a busy truck stop immediately to the 

north, and urban land use to the west and south.  There is a limited access divided highway immediately north of 

the truck stop, so there would be no travel corridor from the north and it is mostly agricultural fields to the east.  

With all of the activity and minimal travel at this location, travelling wildlife use would be very low.  Since this land 

has been in row crop farming for decades, the likelihood of any unique plants at this location would be very 

unlikely. 

 

Subp. 3.  Rare natural communities.  

 

Being an agricultural field, the plant community has been row crop agricultural that is regularly tilled when the 

crops are harvested for decades.  It is unlikely that there would be a rare natural community on the property. 

 

Subp. 4.  Special fish and wildlife resources.  

 
A. fish passage and spawning areas; 

 
There are no areas on the property that have fish. 

 
B. colonial water bird nesting colonies; 

 
The property is mostly farmland without trees.  The likelihood for colonial bird nesting is low. 

 
C. migratory waterfowl concentration areas; 

 
The likelihood for waterfowl concentration is low because this farm field is relatively small compared to the fields 
that are typically used by waterfowl.  Also, this property is being annexed into the City of Mankato with 
development around it.  The stormwater ponding area will increase waterfowl habitat as compared to the farmed 
wetlands that are proposed to be impacted for the project; the stormwater pond would not be row cropped the 
way that the farmed wetlands are row cropped, so there would be a net gain for waterfowl habitat. 

 
D. deer wintering areas; and 

 
The property is a row cropped agricultural field that is being annexed into the City of Mankato.  There is 
development north, east, and south of this property, so it is unlikely that deer would winter here. 

 
E. wildlife travel corridors. 
 

With City development to the north, east, and south and a divided highway, there are no wildlife travel corridors. 



Subp. 5.  Archaeological, historic, or cultural resource sites.  

 

This property has been a row crop agricultural field for decades, so if there were any cultural resources previously, 

they would have been destroyed long ago. 

Subp. 6.  Groundwater sensitivity.  

 

This property is relatively flat and it is unlikely that there is much interaction with groundwater due to the tight 

nature of the soils commonly found in this area.  The wetlands proposed to be impacted were mild depressions 

within agricultural fields and were unlikely to recharge groundwater.  The stormwater pond that is planned to be 

constructed on the property is designed to have vegetation growing in it to allow the breakdown constituents of 

hard surface runoff before it flows downstream or percolates into groundwater. 

 

Subp. 7.  Sensitive surface waters.  

 

There are no trout waters or outstanding resource value waters adjacent to this property. 

 

Subp. 8.  Education or research use.  

 

There are no known wetlands used for educational or research purposes on the property. 

 

Subp. 9.  Waste disposal sites.  

 

The property appears to be an agricultural field that was used for growing crops that would be used for food.  As 

such, the likelihood for hazardous wastes is low. 

 

Subp. 10. Consistency with other plans.  

 

This proposed Commercial/Industrial large lot subdivision of land is consistent with the zoning and comprehensive 

plans of the City of Mankato as shown by the annexation of this land into the City.  The engineered stormwater 

pond that is designed to retain water to allow suspended colloidal solids to precipitate out and the vegetation 

designed to break down chemicals in solution is consistent with local/watershed management plans. 
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1. Credit User  This space for BWSR use only. 

Name: Randy McDonough Organization: McDonough Farms, LLC 

15760 Acorn Trail, Faribault, Email: scott.brown@met-con.com    

MN  55021  

Phone: 507-332-2266 LGU File #: 

Consultant: Rob Merila, Aquatic EcoSolutions, Inc. # 612-799-3238 

2. Wetland Impact Information 
To be completed for the project impacting wetlands and with which this withdrawal is intended to replace. 

Project Name: Metcon Addition Impact Size (acres): 0.4314 

Impact County: Blue Earth Impact Wetland type: Fresh (Wet) Meadow 

Impact Major Watershed/BSA: _28_ /__9__ Replacement Ratio: 2:1 

Sec/Twp/Range:    Sec 11 T 108 N, R 26 W  

*Projects with multiple locations should use the most central location in relation to the project as a whole. 

Are Federally authorized credits required for this impact?      Yes         No 

     Corps Regulatory File Number:                MVP- 

Comments: 

3. Credits to be Withdrawn To be completed by the seller of the credits (account holder) 

Account Information 

Account: 1804 County: Blue Earth Bank Service Area: 8 

Credit 
Subgroup Wetland Type/Plant Community Type Federally 

Approved? 
Cost per Credit Credit 

Amounts 

C SWC Y  0.8628 

     

     

     

     
Per Credit Withdrawal Fee by BSA Enter the Withdrawal Fee for 

the BSA of the account: 
Total Credits: 0.8628 

BSA 1   $520 BSA 6    $1,083 (Withdrawal Fee  x total credits) 

BSA 2   $371 BSA 7    $1,992 $2,628 Withdrawal Fee: $2,267.44 

BSA 3   $725 BSA 8    $2,577 Easement Stewardship Fee: (Easement Stewardship fee x total credits) 

BSA 4   $1,412 BSA 9    $2,628 $302 Stewardship Fee: $260.57 

BSA 5   $685 BSA 10  $3,099  Total Fees: $2,528.01 

Please make checks payable to the Minnesota Board of Water and Soil Resources. BWSR does not accept cash. 

BWSR fee policy: http://www.bwsr.state.mn.us/wetlands/wetlandbanking/fee_and_sales_data/Wetland_Banking_Fee_Policy_Effective_June1_2017.pdf 

Disclaimer: All transactions in the Wetland Bank system are public information 

If the layout of this form looks incorrect, click on View, Edit Document, then save it to your computer. 

Transaction Form to Withdraw Credits 
Minnesota Wetland Bank Program 
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4. Regulatory Authorization 
By signing below, the identified agency and authorized representative hereby certifies that they have: a) verified that 

the subject wetland credits are deposited in the account of the owner/seller, b) approved a wetland replacement plan or 
similar agreement under their jurisdiction, and c) approve the proposed use of the wetland bank credit described above. 

WCA LGU/Agency: LGU Representative: 

 Email Address: 

Signature Date 

For NRCS, DNR, etc. as applicable 

Agency Name and Location: Representative: 

 Email Address: 

Signature Date 

5. Credit User Signature 
By signing below the proposed credit user attests that he/she owns or has purchased the credits identified in this form 

and has received approval from the regulatory authority(ies). 

 

Signature Date 

6. Account Holder Signature 
By signing below I, the seller and holder of the aforementioned account in the State of Minnesota Wetland Mitigation 
Bank, certify that: 

1) The credits described in this transaction form have been sold to the credit user or will be used for my own project; 
2) I have received payment in full from the buyer (if applicable); 
3) The credits described in this transaction form have not been sold or used in any way to mitigate wetland losses 

other than for the project and location identified in the wetland impact information block on the previous page; 
4) The credits described in this application should be withdrawn from my account; and 
5) I will not have a negative balance of credits after the subject credits are debited from my account. 

 

Name/Representative: Email Address: 

Signature Date 

Send complete forms and fee payments to: 

Wetland Bank Administration 

Minnesota Board of Water and Soil Resources 

520 Lafayette Road North 

Saint Paul, MN 55155 

Confirmation email will be emailed to the user, seller, and regulatory representative when the transaction is complete. 

If anyone else should be notified please indicated their emails below: 

Disclaimer: All transactions in the Wetland Bank system are public information 

Project Name: Metcon Addition 
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METCON ADDITION

= Coniferous Tree

= Deciduous Tree
= FlowLine Elevation
= Rim Elevation
= Spot Elevation
= Elevation Contour Line

= Fire hydrant

= Power Pole
= Guy Anchor

= Flood Lights

= Control Access
= Chain Link Fence

= Overhead Electric
= Underground Electric

= Overhead Telephone
= Underground Telephone
= Gas Main
= Storm Sewer
= Sanitary Sewer
= Water Main

= Manholes & Manhole Numbers
= Catch Basin & Catch Basin Numbers

LEGEND

= Underground TV

= Fiber-Optics

= Judicial Landmark

= Culvert

= Sign
= Stop Sign

= Bush

= Water Main Valve

= Light Pole

FFE 1023.5±

FFE 1021.5±

FFE 1020.5±

FFE 1019.5±

FFE 1019.0±
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NOTE: CONTOUR SHOWN ARE FOR MASS GRADING
AND INCLUDE A 1' HOLD-DOWN AT BUILDING PADS

6:1 ACCESS SLOPE

10' POND ACCESS ROUTE

AutoCAD SHX Text
ADAMS STREET

AutoCAD SHX Text
C.S.A.H. NO. 12 (589TH AVE)

AutoCAD SHX Text
C.S.A.H. NO. 17

AutoCAD SHX Text
PARCEL B

AutoCAD SHX Text
PARCEL K1

AutoCAD SHX Text
PARCEL M

AutoCAD SHX Text
PARCEL K2

AutoCAD SHX Text
100

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
BLOCK 1

AutoCAD SHX Text
LOT 1

AutoCAD SHX Text
ST

AutoCAD SHX Text
S

AutoCAD SHX Text
ST

AutoCAD SHX Text
ST

AutoCAD SHX Text
ST

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
ST

AutoCAD SHX Text
ST

AutoCAD SHX Text
HORIZ. SCALE

AutoCAD SHX Text
60

AutoCAD SHX Text
60

AutoCAD SHX Text
FEET

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
NORTH

AutoCAD SHX Text
GRADING PLAN

AutoCAD SHX Text
DRAWINGS ON 11x17 SHEETS ARE HALF SCALE

AutoCAD SHX Text
REV.

AutoCAD SHX Text
BY

AutoCAD SHX Text
DATE

AutoCAD SHX Text
JHS5

AutoCAD SHX Text
BJJ

AutoCAD SHX Text
Date: 8/13/26

AutoCAD SHX Text
DWG:

AutoCAD SHX Text
DRAWN:

AutoCAD SHX Text
CHECKED:

AutoCAD SHX Text
DESIGNED:

AutoCAD SHX Text
License No. 44639   Date: 8/13/26

AutoCAD SHX Text
            I hereby certify that this plan, specification, or report was      

AutoCAD SHX Text
            prepared by me or under my direct supervision and that I 

AutoCAD SHX Text
            am a duly Licensed Professional Engineer under the laws            

AutoCAD SHX Text
            of the State of Minnesota.

AutoCAD SHX Text
John H. Schulte V

AutoCAD SHX Text
JHS5

AutoCAD SHX Text
OF

AutoCAD SHX Text
2

AutoCAD SHX Text
SHEET

AutoCAD SHX Text
25-1234PP

AutoCAD SHX Text
PRELIMINARY PLAT

AutoCAD SHX Text
METCON ADDITION

AutoCAD SHX Text
PART OF SW1/4 SECTION 11-T108N-R26W

AutoCAD SHX Text
JONESONESNESESS

AutoCAD SHX Text
HAUGHAUGHUGHGHH

AutoCAD SHX Text
SMITHMITHITHTHH

AutoCAD SHX Text
REVISION DESCRIPTION

AutoCAD SHX Text
ST

AutoCAD SHX Text
FL1262.34

AutoCAD SHX Text
RM1270.89

AutoCAD SHX Text
1271.23

AutoCAD SHX Text
1272

AutoCAD SHX Text
S

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
W

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
X

AutoCAD SHX Text
W

AutoCAD SHX Text
S

AutoCAD SHX Text
ST

AutoCAD SHX Text
G

AutoCAD SHX Text
UT

AutoCAD SHX Text
OT

AutoCAD SHX Text
UE

AutoCAD SHX Text
OE

AutoCAD SHX Text
UTV

AutoCAD SHX Text
FO

AutoCAD SHX Text
JLM

AutoCAD SHX Text
WV

AutoCAD SHX Text
PONDEROSA COURT



W

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G
G

G

G

G G G

ST

ST

ST

ST

ST

ST

ST

ST
ST

ST
ST

ST
ST

ST
ST ST ST ST ST ST ST ST ST ST ST ST ST ST

W

W

W

W

W

W

W

W
W

W
W

W
W

W
W W W W W W W W W W W W W W W W

SSSSSSSSSSSSSSSSS
S

S
S

S
S

S
S

S

S

S

S

S

S

S

ST

ST
ST

V

V

V

V

W

V

S
S

W
W

W

W

V
ST ST

W

W

W

W

W

W

W

W

W

W

W

W

W

<<

<<

W

W

V

V

V V V

WET STORMWATER POND
TOP OF BANK 1116
EOF 1115.5
HWL 1114.51
NWL 1111
WQV 42174
WQV ELEV. 1011.95
BOTTOM 1007

Engineers + Surveyors
415 West North Street Owatonna, MN    507-451-4598

- - - -

METCON ADDITION

20.00 DUE

20.00 DUE

20.00

= Coniferous Tree

= Deciduous Tree
= FlowLine Elevation
= Rim Elevation
= Spot Elevation
= Elevation Contour Line

= Fire hydrant

= Power Pole
= Guy Anchor

= Flood Lights

= Control Access

RM1020.48
FL1017.33

RM1020.84
FL1017.24

RM1020.20
FL1016.55

RM1018.99
FL1015.89

RM1018.39
FL1016.24

RM1018.39
FL1016.24

RM1020.16
FL1015.66

RM1018.90
FL996.70

RM1020.27
FL996.27

RM1022.14
FL996.14

12" WMN
24" SAN

18" RCP
18" RCP

12
" R

C
P

12
" R

C
P

15" RCP

15" RCP

12" RCP

TNFH
1021.50

TNFH
1023.64

TNFH
1023.66

RM17.1
FL13.1

CONNECT TO EX SAN SEWER STUB
RM19.0

FL97.0

8"
 P

VC
 S

AN
IT

AR
Y 

SE
W

ER
 @

  0
.4

0%

8"
 W

AT
ER

 M
AI

N

UTILIZE EX 6" WATER
MAIN STUB FOR
SERVICE TO LOT 3

GR18.2
FL14.2

20.00 DUE

20.00 DUE

5.00 DUE

30.00 DUE

5.00 DUE

RM20.2
FL03.4

BI
T.

 T
R

AI
L

BIT. TRAIL

FL
10

.0

FL09.6 18" RCP

FL12.9

12
" R

C
P

WET TAP CONNECT TO EX WMN
CONST. 11.25° BEND

= Chain Link Fence

= Overhead Electric
= Underground Electric

= Overhead Telephone
= Underground Telephone
= Gas Main
= Storm Sewer
= Sanitary Sewer
= Water Main

= Manholes & Manhole Numbers
= Catch Basin & Catch Basin Numbers

LEGEND

= Underground TV

= Fiber-Optics

= Judicial Landmark

= Culvert

= Sign
= Stop Sign

= Bush

= Water Main Valve

= Light Pole

20.00 DUE

MOVE CB & LP

12
 R

CP
 S

TS

12
" R

C
P 

ST
S

RM17.1
FL05.1

GR15.5
FL11.5

FL11.0

30.00 DUE
RM17.9

FL00.0

FL11.0

FL
10

.5

8"
 W

AT
ER

 M
AI

N

8" PVC SANITARY
SEWER @  0.40%

8" PVC SANITARY

SEWER @  2.3%
RM20.0
FL98.13
40' 8" SANITARY SEWER STUB @ 0.40%

30.00 DUE

AutoCAD SHX Text
ADAMS STREET

AutoCAD SHX Text
C.S.A.H. NO. 12 (589TH AVE)

AutoCAD SHX Text
C.S.A.H. NO. 17

AutoCAD SHX Text
PARCEL B

AutoCAD SHX Text
PARCEL K1

AutoCAD SHX Text
PARCEL M

AutoCAD SHX Text
PARCEL K2

AutoCAD SHX Text
100

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
BLOCK 1

AutoCAD SHX Text
LOT 1

AutoCAD SHX Text
BLOCK 1

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
ST

AutoCAD SHX Text
S

AutoCAD SHX Text
ST

AutoCAD SHX Text
ST

AutoCAD SHX Text
ST

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
ST

AutoCAD SHX Text
ST

AutoCAD SHX Text
S

AutoCAD SHX Text
EVERGREEN DR

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
OUTLOT A

AutoCAD SHX Text
OUTLOT B

AutoCAD SHX Text
REV.

AutoCAD SHX Text
BY

AutoCAD SHX Text
DATE

AutoCAD SHX Text
JHS5

AutoCAD SHX Text
BJJ

AutoCAD SHX Text
Date: 8/13/26

AutoCAD SHX Text
DWG:

AutoCAD SHX Text
DRAWN:

AutoCAD SHX Text
CHECKED:

AutoCAD SHX Text
DESIGNED:

AutoCAD SHX Text
License No. 44639   Date: 8/13/26

AutoCAD SHX Text
            I hereby certify that this plan, specification, or report was      

AutoCAD SHX Text
            prepared by me or under my direct supervision and that I 

AutoCAD SHX Text
            am a duly Licensed Professional Engineer under the laws            

AutoCAD SHX Text
            of the State of Minnesota.

AutoCAD SHX Text
John H. Schulte V

AutoCAD SHX Text
JHS5

AutoCAD SHX Text
OF

AutoCAD SHX Text
3

AutoCAD SHX Text
SHEET

AutoCAD SHX Text
25-1234PP

AutoCAD SHX Text
PRELIMINARY PLAT

AutoCAD SHX Text
METCON ADDITION

AutoCAD SHX Text
PART OF SW1/4 SECTION 11-T108N-R26W

AutoCAD SHX Text
JONESONESNESESS

AutoCAD SHX Text
HAUGHAUGHUGHGHH

AutoCAD SHX Text
SMITHMITHITHTHH

AutoCAD SHX Text
REVISION DESCRIPTION

AutoCAD SHX Text
ST

AutoCAD SHX Text
FL1262.34

AutoCAD SHX Text
RM1270.89

AutoCAD SHX Text
1271.23

AutoCAD SHX Text
1272

AutoCAD SHX Text
S

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
W

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
X

AutoCAD SHX Text
W

AutoCAD SHX Text
S

AutoCAD SHX Text
ST

AutoCAD SHX Text
G

AutoCAD SHX Text
UT

AutoCAD SHX Text
OT

AutoCAD SHX Text
UE

AutoCAD SHX Text
OE

AutoCAD SHX Text
UTV

AutoCAD SHX Text
FO

AutoCAD SHX Text
JLM

AutoCAD SHX Text
WV

AutoCAD SHX Text
HORIZ. SCALE

AutoCAD SHX Text
60

AutoCAD SHX Text
60

AutoCAD SHX Text
FEET

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
NORTH

AutoCAD SHX Text
UTILITY PLAN

AutoCAD SHX Text
DRAWINGS ON 11x17 SHEETS ARE HALF SCALE

AutoCAD SHX Text
PONDEROSA COURT

































































































































































































































































































































































   
Site Plan and Traffic Advisory Review Committee 1. 3.        
Meeting Date: 09/08/2026  

Title

CY43-26

Request of RJC Rental Properties LLC for a conditional use permit to allow the operation of an Intensive
Outpatient Treatment clinic in the R-3, Limited Multiple dwelling zoning district. The subject properties
are described as Lots 3, 4, and 5, Block 25, Mankato City subdivision (1618, 1620 and 1622 3rd Avenue). 

Applicant
The applicant is RJC Rental Properties, LLC.  

Request
The applicant is seeking a conditional use permit to allow the operation of an Intensive Outpatient Treatment
clinic in the R-3, Limited Multiple dwelling zoning district.  

Location
The subject building is located at 1618 3rd Avenue, and properties located at 1614 and 1620 are also shown on
the current parking plan.  

Existing Land Use
The subject property is currently vacant.  

Zoning
The property is in the process of being rezoned to R-3, Limited Multiple dwelling, zoning district. The Mankato
City Council will take action on the request to zone the property R-3 on September 14, 2026.  

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

Public Utilities
The site is currently served by public utilities.  

Review
The applicant, RJC Rental Properties, LLC, has applied for a conditional use permit to allow an Intensive
Outpatient Treatment, IOP, clinic in the R-3, Limited Multiple Family Dwelling district.

The property is addressed at 1618 3rd Avenue and is currently being rezoned to R-3, Limited Multiple Family
Dwelling district to match the City’s underlying Land Use Plan. 

Plans provided do not show any site improvements, or any interior improvements associated with the request. 

The applicant’s narrative states that the use “will provide structured, evidence-based treatment services for adults
experiencing substance use and co-occurring mental health disorders. The program is designed to help
individuals achieve and maintain recovery while continuing to live independently within the community.” The
application states the Intensive Outpatient Treatment Program is a Minnesota Department of Human Services
licensed behavioral health service that provides comprehensive outpatient treatment without requiring overnight



stays or residential occupancy. Participants attend scheduled treatment sessions several days per week and return
to their homes following each session. Services offered include individual counseling, group therapy, family
education and counseling, substance use disorder assessments, mental health support and care coordination,
relapse prevention planning, recovery education and life skills development, and case management and referrals
to community resources. The hours of operation are proposed as Monday through Friday, from 8:00 a.m. to 8:00
p.m. and the operation will be closed on Saturday and Sunday. Three staff members are onsite during business
hours, and a maximum of 16 clients are proposed. 
  

Attachments
General Location Map 
Aerial 
Site Plan 
Floor Plans 
Narrative 
Additional Information 
Traffic Information from applicant 
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Conditional Use Permit Narrative 

Intensive Outpatient Treatment Program 

Applicant: Golden Anchor Treatment Services 

Property Address: 1618 3rd Ave.  

Purpose of Request 

This application requests approval of a Conditional Use Permit to operate an Intensive 

Outpatient Treatment (IOP) Program at the above-referenced property. The proposed use will 

provide structured, evidence-based treatment services for adults experiencing substance use 

and co-occurring mental health disorders. The program is designed to help individuals achieve 

and maintain recovery while continuing to live independently within the community. 

Program Description 

The Intensive Outpatient Treatment Program is a licensed behavioral health service that 

provides comprehensive outpatient treatment without requiring overnight stays or residential 

occupancy. Participants attend scheduled treatment sessions several days per week and return 

to their homes following each session. 

Services offered include: 

● Individual counseling 

● Group therapy (Tues, Wed, Thurs - 8am-12pm or Mon - 1pm-4pm)  

● Family education and counseling 

● Substance use disorder assessments 

● Mental health support and care coordination 

● Relapse prevention planning 

● Recovery education and life skills development 

● Case management and referrals to community resources 

The program operates in compliance with all applicable state licensing requirements and 

professional standards for behavioral health services. An application is pending with MN Dept of 

Human Services for a 245G program. Per the requirements of the license, a final walk through 

must be completed of the property to receive approval to open.  

Hours of Operation 

The proposed hours of operation are: 



● Monday through Friday: 8am-8pm 

● Saturday: Closed 

● Sunday: Closed 

Appointments and group sessions will be scheduled throughout the day to minimize traffic 

congestion and ensure efficient use of the facility. 

Staffing 

The facility will be staffed by qualified professionals, including licensed alcohol and drug 

counselors, licensed mental health professionals, clinical supervisors, and administrative 

personnel. Staffing levels will be appropriate to meet client needs while maintaining a safe and 

therapeutic environment. Golden Anchor will have 3-4 staff members with an average of 3 staff 

at the onsite throughout business hours.  

Client Population & Attendance 

The IOP program serves individuals age 18 and older within all demographic backgrounds.  

Clients arrive at scheduled times for counseling or group sessions and depart immediately 

following completion of services. Participants are not housed at the facility, and no overnight 

accommodations are provided. 

The anticipated daily attendance is approximately 16 clients, with staggered appointment times 

to reduce parking demand and vehicle traffic. 

Parking and Traffic 

The property provides adequate on-site parking to accommodate staff and clients. Appointment 

scheduling will be staggered to avoid peak traffic periods and minimize vehicle congestion.  

Traffic generated by the proposed use is expected to be comparable to or less than other 

professional office or medical clinic uses permitted within the zoning district. 

Safety and Security 

Maintaining a safe, respectful, and professional environment is a priority. Policies and 

procedures include: 

● Staff supervision during all operating hours 

● Controlled building access 

● Confidential client records maintained in compliance with HIPAA regulations 

● Emergency response procedures 

● Coordination with local emergency services when necessary 

● Zero tolerance for violence, illegal activity, or substance use on the premises 



Compatibility with Surrounding Area 

The proposed Intensive Outpatient Treatment Program is consistent with the surrounding 

neighborhood as there are other sober homes, treatment providers, recovery community 

buildings and the like within the blocks surrounding the property.  

Because the program functions similarly to a medical or professional office, it is not expected to 

negatively affect neighboring properties or surrounding land uses. 

Community Benefit 

The proposed facility addresses a significant community need by expanding access to 

behavioral health and substance use disorder treatment services. Providing local access to 

outpatient treatment helps individuals receive care close to home while maintaining 

employment, family responsibilities, and community connections. 

Research consistently demonstrates that outpatient treatment reduces emergency department 

utilization, decreases criminal justice involvement, supports long-term recovery, and improves 

overall public health outcomes. Expanding these services benefits not only program participants 

but also families, employers, healthcare providers, and the broader community. 

Findings 

The proposed use meets the intent of the Conditional Use Permit standards because it: 

● Is consistent with the goals and policies of the City's Comprehensive Plan. 

● Is compatible with surrounding land uses. 

● Will not create excessive traffic, noise, or parking impacts. 

● Will not adversely affect the health, safety, or welfare of neighboring properties. 

● Provides valuable community service by increasing access to behavioral health and 

substance use disorder treatment. 

● Will operate in compliance with all applicable local, state, and federal regulations. 

Conclusion 

The proposed Intensive Outpatient Treatment Program represents a needed healthcare service 

that promotes recovery, public safety, and community well-being. The use is compatible with 

surrounding development, generates minimal impacts, and satisfies the standards for approval 

of a Conditional Use Permit. 

For these reasons, the applicant respectfully requests approval of this Conditional Use Permit. 

Sincerely,  

Christina Rotert, LSW 



Conditional Use Permit - additional information 
 
Landscape - The current landscape is up to date with no changes 
being requested at this time.  
 
Lighting - All lighting is provided by the building and paid for by 
the tenant of the building. City lighting is located on 3rd Ave as 
required by the City compliances.  
 
Refuse- all refuse containers will be stored in an area designated 
and out of sight of the main roadways. If changes are required a 
permit will be completed at that time.  
 
Signage - A permit will be submitted when the approval for the 
Conditional Use and rezone have been received.  



TRAFFIC AND PARKING IMPACT DATA 
SHEET 
Program: Golden Anchor Treatment Services​
Program Type: Outpatient Substance Use Disorder Treatment Program​
Property Address: 1618 3rd Ave. Mankato​
Prepared for: City Planning / Conditional Use Permit Review​
Date: 9/1/26 

1. Program Overview 
Golden Anchor will provide scheduled outpatient treatment services. The program will serve 
approximately 32 clients, divided between high-intensity and low-intensity programming. 

Program Clients Schedule Treatment Hours 

High-Intensity 16 Tuesday, Wednesday & 
Thursday 

8:00 AM–12:00 PM 

Low-Intensity 16 Monday 12:00 PM–4:00 PM 

Total Clients 32 — — 

Staff 4 During program operations — 

The high-intensity and low-intensity groups are scheduled on separate days and therefore do 
not overlap. 

2. Weekly Client Visits 

High-Intensity Program 

16 clients × 3 days per week = 48 client visits per week 

Low-Intensity Program 

16 clients × 1 day per week = 16 client visits per week 

Total 



64 client visits per week 

Although the program generates approximately 64 client visits per week, these visits represent 
approximately 32 unique clients attending services at different frequencies. 

3. Daily Attendance and Hours 
Day Program Hours Client

s 
Staf

f 
Maximum Persons 

On-Site 

Monday Low-Intensity 12:00–4:00 PM 16 4 20 

Tuesday High-Intensity 8:00 AM–12:00 
PM 

16 4 20 

Wednesda
y 

High-Intensity 8:00 AM–12:00 
PM 

16 4 20 

Thursday High-Intensity 8:00 AM–12:00 
PM 

16 4 20 

Friday No scheduled 
group 

— 0 — — 

Maximum anticipated treatment occupancy: 20 individuals at one time. 

4. Anticipated Arrival and Departure Periods 
Because treatment services are scheduled, client traffic will primarily occur immediately before 
and after each treatment session. 

Monday – Low-Intensity Program 

●​ Primary arrival period: approximately 11:30 AM–12:00 PM 
●​ Treatment: 12:00 PM–4:00 PM 
●​ Primary departure period: approximately 4:00–4:30 PM 

Tuesday–Thursday – High-Intensity Program 

●​ Primary arrival period: approximately 7:30–8:00 AM 
●​ Treatment: 8:00 AM–12:00 PM 
●​ Primary departure period: approximately 12:00–12:30 PM 

Client traffic is therefore concentrated into predictable arrival and departure periods rather than 
occurring continuously throughout the day. 



5. Conservative Vehicle Trip Estimate 
For traffic-planning purposes, a conservative estimate assumes that all 16 clients and all 4 staff 
members arrive in separate vehicles. 

Under this maximum-case assumption, a treatment day could generate: 

●​ 16 client arrivals 
●​ 16 client departures 
●​ 4 staff arrivals 
●​ 4 staff departures 
●​ Maximum: 40 one-way vehicle trips per treatment day 

Over four scheduled treatment days, the conservative estimate would be approximately 160 
one-way vehicle trips per week if every client and staff member drove independently each 
day. 

Actual traffic is anticipated to be lower because some clients may utilize public transportation, 
ride-share services, medical or community transportation, family/support transportation, 
carpooling, walking, or biking. 

6. Parking and Traffic Management 
The program's structured schedule allows Golden Anchor to manage parking and traffic 
demand. High-intensity and low-intensity services occur on separate days, eliminating traffic 
overlap between the two treatment groups. 

A maximum of approximately 16 clients and 4 staff members will typically be present during 
scheduled treatment programming. 

Golden Anchor will manage scheduling and transportation needs to minimize congestion, 
maintain appropriate parking availability, and reduce impacts on neighboring properties and the 
surrounding roadway system. 

7. Traffic Impact Summary 
Golden Anchor's proposed treatment schedule creates a predictable and limited traffic pattern. 
Approximately 16 clients will attend the facility at one time, with approximately 4 staff 
members present. 

High-intensity services will operate Tuesday through Thursday from 8:00 AM to 12:00 PM, 
while low-intensity services will operate Monday from 12:00 PM to 4:00 PM. Because these 
programs operate on separate days, there will be no overlap between the two client groups. 



The program anticipates approximately 64 client visits per week. Traffic will primarily occur 
during short, predictable periods immediately before and after scheduled treatment sessions. 

This scheduling model allows Golden Anchor to actively manage client volume, parking 
demand, and traffic flow while minimizing the program's impact on surrounding properties. 

 

Prepared By: __Christina Rotert____________________________ 

Title: ___CEO___________________________ 

Signature: ___Christina Rotert_________________________ 

Date: ___9/1/26___________________________ 

 



   
Site Plan and Traffic Advisory Review Committee 1. 4.        
Meeting Date: 09/08/2026  

Title

CY44-26

Request of the Planning Agency to review Mankato Development District No. 51 Plan (“Plan”) to
determine conformity of said plan to the General Development Plan for Development or Redevelopment of
the Municipality as a whole. The subject properties are described as Lots 1 through 8, Block 1, Quarry
View Addition subdivision. 

For Information Purposes Only.
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Section 1 

Development Program for Development District No. 51 

Section 1A 
Establishment and Overview 
The City of Mankato proposes to establish Development District No. 51 and adopt this Development Program in 
conjunction with the establishment of Tax Increment Financing (Housing) District No. 51-1 (Quarry View Housing 
Project). The Development District will serve as the “Project Area” for purposes of the TIF Act. The Development 
District and TIF District are coterminous and consist of Lots 1 through 8, Block 1, as depicted in Exhibit I. The 
coterminous boundary is limited to the eight project lots shown on the supplied plat / boundary exhibit and does not 
include the remaining lots shown on that exhibit. 

This Development Program describes the City’s public-purpose objectives, authorized development activities, and 
administrative framework for the Development District. A separate Tax Increment Financing Plan for Tax Increment 
Financing (Housing) District No. 51-1 is proposed to be adopted in conjunction with this Development Program. The 
TIF District is proposed to be established within, and coterminous with, Development District No. 51. 

Section 1B 
Statutory Authority 
The City proposes to establish Development District No. 51 and adopt this Development Program pursuant to 
Minnesota Statutes, Sections 469.124 through 469.134, as amended (the “Development District Act”). [CONFIRM 
THAT MINNESOTA STATUTES, SECTIONS 469.124 THROUGH 469.134 ARE THE INTENDED DEVELOPMENT-DISTRICT 
ENABLING AUTHORITY FOR THE CITY.] 

The City is also authorized under Minnesota Statutes, Sections 469.174 through 469.1794, as amended (the “TIF Act”), 
to establish tax increment financing districts within a project area and to use tax increment to finance eligible public 
costs. The TIF District and the separate TIF Plan proposed to be adopted in conjunction with this Development Program 
are established under the TIF Act. 

Section 1C 
Statement of Need and Public Purpose 
The City finds that establishment of the Development District and implementation of this Development Program are 
intended to serve public purposes by facilitating attainable owner-occupied housing, supporting necessary site and 
infrastructure improvements, encouraging private investment, and increasing taxable market value within the City. 
The Development Program is intended to provide a coordinated framework for public actions and financing needed to 
facilitate development that is not reasonably expected to proceed in the same manner within the reasonably 
foreseeable future without public involvement. [CONFIRM / SUPPLEMENT CITY-SPECIFIC FINDINGS REGARDING 
HOUSING NEED, UNDERUTILIZED PROPERTY, INFRASTRUCTURE NEEDS, AND PUBLIC PURPOSE.] 

Section 1D 
Statement of Objectives 
The City intends, to the extent permitted by law, to accomplish the following objectives through implementation of the 
Development Program: 

•  Facilitate the orderly development of the Quarry View property for attainable, owner-occupied housing. 



•  Support land acquisition, entitlement, horizontal development, site preparation, public improvements, utility 
improvements, and related activities necessary to deliver finished residential lots. 

•  Encourage private investment and participation by third-party homebuilders by reducing the cost of delivering 
affordability-restricted residential lots to an economically supportable level. 

•  Increase the taxable value of property within the Development District and expand the tax base following expiration or 
decertification of the TIF District. 

•  Promote development consistent with the City’s comprehensive plan, zoning, subdivision regulations, housing 
policies, and other applicable land-use controls. 

•  Provide a framework for the use of tax increment financing and other legally available sources to pay or reimburse 
eligible public development costs. 

•  [INSERT / CONFIRM ANY ADDITIONAL CITY DEVELOPMENT-DISTRICT OBJECTIVES.] 

Section 1E 
Boundaries of Development District / Project Area 
The boundaries of Development District No. 51 are coterminous with the boundaries of Tax Increment Financing 
(Housing) District No. 51-1. The Development District / Project Area consists of Lots 1 through 8, Block 1, as shown in 
Exhibit I. The proposed district area is formed from portions of the three current Blue Earth County parcels identified 
in Section F. The final recorded plat name and complete legal description for Lots 1 through 8 will be inserted in Exhibit 
II when available. [INSERT FINAL RECORDED PLAT NAME AND LEGAL DESCRIPTION FOR LOTS 1 THROUGH 8, BLOCK 
1.] 

Section 1F 
Development Activities 
The City may perform or cause to be performed, to the extent permitted by law and as necessary to achieve the 
objectives of the Development Program, development activities within the Development District, including the 
following: 

•  Planning, studies, entitlement coordination, and administration of the Development Program. 
•  Acquisition or disposition of property or interests in property, if authorized and determined necessary by the City. 
•  Site preparation, grading, pad preparation, public improvements, streets, utilities, and other infrastructure supporting 

the Project. 
•  Execution and administration of development agreements, affordability covenants, assessment agreements, or other 

agreements related to the Project. 
•  Establishment and administration of tax increment financing districts within the Development District, including the 

issuance of pay-as-you-go notes, interfund loans, bonds, or other obligations permitted by law. 
•  Payment or reimbursement of eligible Public Development Costs from tax increment or other legally available 

revenues. 

Section 1G 
Payment of Public Development Costs 
Public Development Costs associated with the Development District will be described in the applicable tax increment 
financing plan and related development agreements. The City currently anticipates that eligible costs associated with 
the Quarry View Project will be financed primarily through tax increment generated by TIF District No. 51-1 on a pay-
as-you-go basis, subject to the limitations described in the TIF Plan. The City reserves the right to use other legally 
available sources, including special assessments, utility revenues, grants, loans, or other funds, where authorized 
and appropriate. 



Section 1H 
Environmental Controls and Land Use Regulations 
All City actions, public improvements, and private development undertaken pursuant to this Development Program 
will be carried out in a manner consistent with applicable environmental requirements, zoning and subdivision 
ordinances, the City’s comprehensive plan, and other applicable land-use regulations. [CONFIRM COMPREHENSIVE 
PLAN / LAND-USE CONSISTENCY AND IDENTIFY ANY APPLICABLE CITY PLAN OR POLICY REFERENCES.] 

Section 1I 
Property Acquisition and Reuse 
The City may acquire, hold, convey, or otherwise assist with property within the Development District to the extent 
permitted by law and consistent with the objectives of the Development Program. The current Project materials 
indicate that the Applicant is responsible for land acquisition and holding. The City [DOES / DOES NOT] anticipate 
acquiring property in connection with the Project. [CONFIRM CITY PROPERTY-ACQUISITION INTENT AND ANY REUSE 
/ CONVEYANCE CONDITIONS.] 

Section 1J 
Administration of Development District 
Administration and maintenance of Development District No. 51 will be the responsibility of [INSERT CITY 
ADMINISTRATOR / DESIGNATED OFFICIAL OR DEPARTMENT], subject to the direction and authorization of the City 
Council. The administrator will carry out the Development Program and related agreements in accordance with 
applicable law and City policy. 

Section 1K 
Amendments to Development Program 
The City reserves the right to amend the Development Program and the boundaries of Development District No. 51 as 
permitted by applicable law. Any amendment requiring notice, hearing, findings, or other approval procedures will be 
undertaken in accordance with the Development District Act and other applicable law. 



Exhibit I 

MAP OF COTERMINOUS DEVELOPMENT DISTRICT NO. 51 / PROJECT AREA 
(LOTS 1 THROUGH 8, BLOCK 1 - QUARRY VIEW HOUSING PROJECT) 

 
Proposed coterminous Development District / Project Area and TIF District: Lots 1 through 8, Block 1. 

 

Exhibit II 

BOUNDARY / LEGAL DESCRIPTION OF COTERMINOUS DEVELOPMENT DISTRICT 
AND TIF DISTRICT 

The Development District / Project Area and Tax Increment Financing (Housing) District No. 51-1 are coterminous and 
consist of Lots 1 through 8, Block 1, as depicted in Exhibit I. These proposed lots are being created from portions of 
current Blue Earth County Parcel IDs R01.09.06.180.008, R01.09.06.184.004, and R01.09.06.331.009. [INSERT FINAL 
RECORDED PLAT NAME AND COMPLETE LEGAL DESCRIPTION FOR LOTS 1 THROUGH 8, BLOCK 1.] 



   
Site Plan and Traffic Advisory Review Committee 1. 5.        
Meeting Date: 09/08/2026  

Title

CY45-26

Request of the Planning Agency to amend Chapter 10 of Mankato City Code related to permitted and
conditional units in the R-3, Limited Multiple-Family Dwelling District and the R-4, Multiple Family
Dwelling District.  
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City of Mankato, MN 
10 Civic Center Plaza 

PO 3368 
Mankato, MN 56002-3368. 

 
 

MEMORANDUM 
 
Date:  8/31/2026 
 
To:  Site Plan and Traffic Advisory Committee 
 
From:  Joe Smith, PE – Assistant City Engineer 
  Maury Hooper, PE – Traffic Engineer 
 
Subject:  Resolution for Directing Traffic Control Signage 
  Dane Street and Marsh Street (west leg) Intersection 
 
  

 
Construction Services staff recommend installing STOP (R1‑1) signs on the northbound and southbound 
approaches of Dane Street at the intersection of Marsh Street (west leg). Staff recommend sign 
installation on both sides of Dane Street to ensure visibility for the changed condition. The signs will be 
mounted on new supports to ensure proper placement and visibility.  
 

 
 

As part of the 2026 E Main Street resurfacing project, the intersection of Dane St and Marsh St 
(westbound) was placed into a temporary all-way stop-controlled condition. Staff anticipated the E Main 
Street resurfacing project could cause an increase in traffic volumes at this intersection. In general, the 
intersection functions adequately; however, shift changes from the adjacent Mayo Clinic cause traffic 
delays. The temporary all-way stop condition provided an opportunity to see how the intersection 
would function under all-way stop control. City staff monitored the all-way stop operations on separate 
occasions, including during the afternoon Mayo shift change and noted no operational concerns with 
the all-way stop condition. No additional operational concerns have been received from the public 
regarding the all-way stop operations. 
 
The Dane Street and Marsh Street intersection is in the Hilltop area near Mayo Clinic Health System,  
Bethany Lutheran College, Washington Elementary School, and Mount Olive Lutheran School. Dane  
Street and Marsh Street are both two-lane roadways with one travel lane in each direction. The  
intersection is side-street stop controlled on Marsh Street, which includes dedicated left and right-turn  
lanes. Dane Street provides a southbound through-right lane and a northbound through-left lane. 
 



Mr. Joh Harrenstein 

March 21, 2019 
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City of Mankato, MN 
10 Civic Center Plaza 

PO 3368 
Mankato, MN 56002-3368. 

 
 
On-street parking is permitted north of Marsh Street and restricted elsewhere near the intersection.  
Both roadways are posted at 30 mph and include sidewalks on all approaches. According to MnDOT's  
 
Enterprise MnDOT Mapping Application (EMMA), the AADT is 7,084 vehicles per day on Dane Street  
(2023) and 5,301 vehicles per day on the west leg of Marsh Street (2025). Dane Street is functionally  
classified as a major collector, while Marsh Street is a minor collector. A marked crosswalk is provided 
on the west leg of Marsh Street. However, based on available Google Street View imagery, accessible 
pedestrian connections appear incomplete, as no receiving curb ramps are present on the opposite side 
of Dane Street. As a result, pedestrians using wheelchairs or other mobility devices must travel to the 
east leg to cross Dane Street, creating out-of-direction travel and reducing accessibility. Street lighting is 
present at the intersection. 
 
The City of Mankato has received feedback regarding safety concerns at the intersection of Dane Street  
(MSAS 131) and west leg of Marsh Street (MSAS 110). The City requested assistance in evaluating  
changing from a side-street stop to an all-way stop controlled (AWSC) condition to help address  
reported safety concerns, which include both pedestrian and right-angle conflicts. The results of the 
evaluation recommend a permanent AWSC condition. 
 
 

Attachments: 
• AWSC_Dane at Marsh St_Memo 8_26_2026.pdf 
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MEMORANDUM 
Date: 8/26/2026 
 
To: Cory Bienfang, PE – City Engineer 
 
From: Maury Hooper, PE – City Traffic Engineer 
  
Subject: Dane Street and Marsh Street All-Way Stop Control (AWSC) Evaluation 
 City of Mankato, Minnesota 
 Project No.: 26X.143202 
 Task Order No.: 05 

Introduction 

The City of Mankato has received feedback regarding safety concerns at the intersection of Dane Street 
(MSAS 131) and west leg of Marsh Street (MSAS 110). The City requested assistance in evaluating 
changing from a side-street stop to an all-way stop controlled (AWSC) condition to help address 
reported safety concerns, which include both pedestrian and right-angle conflicts. The intersection is 
shown below in Figure 1. 

Figure 1. Existing Conditions – Dane St./Marsh St. (West Leg) Intersection 
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The Dane Street and Marsh Street intersection is in the Hilltop area near Mayo Clinic Health System, 
Bethany Lutheran College, Washington Elementary School, and Mount Olive Lutheran School. Dane 
Street and Marsh Street are both two-lane roadways with one travel lane in each direction. The 
intersection is side-street stop controlled on Marsh Street, which includes dedicated left and right-turn 
lanes. Dane Street provides a southbound through-right lane and a northbound through-left lane. On-
street parking is permitted north of Marsh Street and restricted elsewhere near the intersection. 

Both roadways are posted at 30 mph and include sidewalks on all approaches. According to MnDOT's 
Enterprise MnDOT Mapping Application (EMMA), the AADT is 7,084 vehicles per day on Dane Street 
(2023) and 5,301 vehicles per day on the west leg of Marsh Street (2025). Dane Street is functionally 
classified as a major collector, while Marsh Street is a minor collector. 

A marked crosswalk is provided on the west leg of Marsh Street. However, based on available Google 
Street View imagery, accessible pedestrian connections appear incomplete, as no receiving curb ramps 
are present on the opposite side of Dane Street. As a result, pedestrians using wheelchairs or other 
mobility devices must travel to the east leg to cross Dane Street, creating out-of-direction travel and 
reducing accessibility. Street lighting is present at the intersection. 

 

AWSC Warrant Evaluation 

Section 2B.12 of the Minnesota Manual for Minimum Uniform Traffic Control Devices (Mn MUCTD) 
establishes the engineering warrants under which all-way stop control should be considered. This 
evaluation is presented below. 

Warrant A – Crash Experience:  

Observed Existing Condition 

Crash data obtained from MnCMAT2 indicates one (1) angle-related crash has been reported at 
the intersection within the last 10 years. 

Source: Minnesota’s crash database (MnCMAT2) 

Warrant Requirements  (3-leg Intersection) 

Four (4) or more reported crashes within a 12-month period or five (5) or more reported crashes 
within a 36-month period, which are of a type susceptible to correction by the installation of all-
way stop control. 

Conclusion 

Warrant A is not met. 
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Warrant B – Sight Distance:  

Observed Existing Condition 

For the posted speed of 30 mph on Dane Street, a minimum sight distance of 335 feet measured 
along the roadway to in both directions is required. Based on review of Google Maps and Street 
View imagery, there may be intermittent sightline limitations caused by vegetation in the 
northwest quadrant of the intersection. The presence of tree branches extending into the right 
of way may impact sightlines for vehicles approaching the intersection from Marsh Street, 
particularly during periods of full foliage. The existing vertical and horizontal alignment of the 
roadways does not appear to create sight distance concerns for the posted speed. Minor tree 
trimming and ongoing vegetation maintenance are expected to address the localized sight 
distance limitations at the intersection. On-street parking on the north approach (along the west 
curb line) may result in intermittent sight-line challenges without restriction. 

Warrant Requirements 

All-way stop control may be installed at an intersection where an engineering study indicates 
that sight distance on the minor-road approaches controlled by a stop sign is not adequate for a 
vehicle to turn onto or cross the major uncontrolled road. 

Conclusion 

Warrant B is not met. Existing site conditions can be addressed with regular maintenance of 
vegetation, and parking restrictions if necessary.  

 
Warrant C – Transition to a Signal Control or Circular Intersection:  

Observed Existing Condition 

The intersection is not programmed for a traffic signal or circular intersection. It is 
acknowledged that the city’s CIP will include future funding to further investigate whether long-
term geometric changes at the intersection should be implemented. 

Warrant Requirements 

All-way stop control may be installed at locations where an all-way stop control is an interim 
measure that can be installed to control traffic while arrangements are being made for the 
installation of a traffic control signal or circular intersection. 

Conclusion 

Warrant C is not met. 
 
Warrant D – 8 Hour Volume:  

Observed Existing Condition 

Existing traffic volumes were collected on Thursday, April 30, 2026. The combined motor 
vehicle, bicycle, and pedestrian volume on the major street approaches of Dane Street exceeded 
300 vehicles per hour for 13 hours of the day, with a maximum hourly volume of 861. 

The combined motor vehicle, bicycle, and pedestrian volume on the minor street approach of 
Marsh Street exceeded 200 vehicles per hour for 6 hours of the day and a maximum hourly 
volume of 313. It is worth noting that two additional hours approached the threshold but fell 
short. Minor street volumes were present for the same hours as major street volumes. 
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Warrant Requirements 

All-way stop control may be installed at an intersection where an engineering study indicates: 

A. The combined motor vehicle, bicycle, and pedestrian volume entering the intersection 
from the major- street approaches is at least 300 units per hour for each of any 8 hours 
of a typical day; and 

B. The combined motor vehicle, bicycle, and pedestrian volume entering the intersection 
from the minor- street approaches is at least 200 units per hour for each of the same 8 
hours. 

If the 85th-percentile approach speed of the major street traffic exceeds 40 mph, the minimum 
vehicular volume warrant may be reduced to 70 percent of the values given in Items A and B. 

Conclusion 

Warrant D is not technically met; however, the observed volumes indicate the warrant is very 
nearly satisfied because the major-street volume threshold was met for 13 hours and the minor-
street volume threshold was met for 6 of the same hours, two additional hours approached the 
200 combined motor vehicle, bicycle, and pedestrian volume threshold. 
 

Warrant E – Other Factors:  

Observed Existing Conditions 

Data collection indicates that approximately 85 percent of vehicle volume from Marsh Street 
turns left onto Dane Street, and approximately 15 percent of northbound Dane Street volume 
turns left onto Marsh Street. 

Dane Street and Marsh Street are both Municipal State Aid Streets (MSAS) and are similar in 
operating characteristics, with both streets functionally classified as collectors, serving a more 
significant role on the network. Both facilitate connections between other MSAS routes in the 
area including Glenwood Ave (MSAS 109), Madison Avenue (MSAS 123) and Main (MSAS 108). 

Pedestrian counts were collected on Thursday, April 30th, 2026. Weather conditions were 
favorable for field observations, with mild spring temperatures, dry pavement conditions, and 
no significant precipitation. Pedestrian crossing activity was highest between 5:00 PM and 6:00 
PM where pedestrian crossings at the intersection totaled 20 over the 1-hour period. A total of 
43 pedestrians and cyclists were found to have crossed the intersection during the 13-hour data 
collection period. It should be noted that these counts may not fully capture overall pedestrian 
activity at the intersection as they represent just one spring day. There are institutional and 
residential uses near the intersection, including the Mayo Clinic Health System hospital, 
Cornerstone Lutheran School, and nearby multi-family residential developments along Marsh 
Street, which may generate increased pedestrian traffic. 

As part of the city’s CIP, this intersection was placed into a temporary all-way stop-controlled 
condition for the 2026 reconstruction of Main Street.  This provided an opportunity to see how 
the intersection would function under all-way stop control. City staff monitored the all-way stop 
operations on separate occasions, including during the afternoon Mayo shift change and noted 
no operational concerns with this temporary condition. No additional operational concerns have 
been received from the public regarding the all-way stop operations 
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. 

Warrant Requirements 

All-way stop control may be installed at an intersection where an engineering study indicates 
that all-way stop control is needed due to other factors not addressed in the other all-way stop 
control warrants. Such other factors may include, but are not limited to, the following: 

A. The need to control left-turn conflicts, 
B. An intersection of two residential neighborhood collector (through) streets of similar 

design and operating characteristics where all-way stop control would improve traffic 
operational characteristics of the intersection, or 

C. Where pedestrian and/or bicyclist movements support the installation of all-way stop 
control.  

Conclusion 

Warrant E is met. Based on engineering judgment, the observed conditions support all-way stop 
control under the other factors identified in Warrant E. The intersection experiences notable 
left-turn activity, including a high percentage of Marsh Street traffic turning left onto Dane 
Street, and both roadways function as collector-level Municipal State Aid Streets with similar 
operating characteristics. Pedestrian and bicyclist activity was also observed at the intersection, 
with nearby institutional and residential land uses expected to contribute to pedestrian 
demand. In addition, the temporary all-way stop condition implemented during the 2026 Main 
Street reconstruction was monitored by City staff and no operational concerns were noted. 
These factors support the installation of all-way stop control at this location. In addition, the 
volume warrant is very nearly satisfied, as the major-street volume threshold was met for 13 
hours of the 8 required and the minor-street volume threshold was met for 6 of the same hours, 
noting that two additional hours approached the 200 combined vehicle/bicycle/pedestrian 
threshold. 
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Conclusion and Recommendation 

An analysis of the study intersection finds that Warrant E supports the installation of all-way stop 
control based on observed left-turn activity, similar collector-street operating characteristics, pedestrian 
and bicyclist activity, and successful temporary all-way stop operations during the 2026 Main Street 
reconstruction project. While Warrants A, B, C, and D were not technically met, Warrant D is very nearly 
satisfied, with the major-street volume threshold met for 13 of 8 hours needed and the minor-street 
volume threshold met for 6 of the same 8 hours, noting two additional hours approaching the 200 
combined vehicle/bicycle/pedestrian threshold. A summary of the warrant review is provided in Table 1. 

Table 1 – Warrant Evaluation Summary 

Warrant Evaluation result 
Warrant A – Crash Experience Not met based on crash history. 

Warrant B – Sight Distance 
Not met because localized sight line issues can be 
addressed through maintenance and parking restrictions if 
needed. 

Warrant C – Transition to Signal 
Control or Circular Intersection 

Not met because the intersection is not currently being 
used as an interim measure before signal or circular 
intersection installation. 

Warrant D – 8 Hour Volume Not technically met, but very nearly satisfied. 

Warrant E – Other Factors Met based on other factors documented in the engineering 
study. 

 

Based on the engineering study and the additional factors identified under Warrant E, all-way stop 
control is recommended at the intersection of Dane Street and Marsh Street. This recommendation is 
supported by notable left-turn activity, the comparable collector function of both roadways, a nearly 
satisfied volume warrant, and the lack of operational concerns observed during the temporary all-way 
stop condition implemented for the 2026 Main Street reconstruction. 
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