
  

SITE PLAN AND TRAFFIC ADVISORY REVIEW COMMITTEE
Internal Staff Meeting

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

           
1. SITE PLAN ITEMS   
 
1. CY47-26

Request of Jon Kietzer for a conditional use permit to allow apartments above the ground floor in
the CBD-C, Central Business District Core. The subject property is described as Lot 5, Block 14,
City of Mankato South subdivision (100 and 112 E. Walnut Street). 
 

 
2. CY48-26

Request of the Planning Agency to amend Chapter 10 of Mankato City Code related to cannabis
and definitions generally. 

For information purposes only. 
 
3. CY49-26

Request of the Planning Agency to review the proposed 2027-2031 Capital Infrastructure Plan. 

For information purposes only.
 

 
4.  

***SITE PLAN AND TRAFFIC ADVISORY COMMITTEE REVIEW ONLY. Request of ISG, on
behalf of the owner, Rolls-Royce Solutions, for a Site Plan and Traffic Advisory Committee review
for the project consisting of the construction of pavement, removals, utilities, grading, landscaping,
and other related site work. 

 
5.  



***SITE PLAN AND TRAFFIC ADVISORY COMMITTEE REVIEW ONLY. Range Street
re-addressing. 

For information purposes only. 
 
2. TRAFFIC ITEMS   
 



   
Site Plan and Traffic Advisory Review Committee 1. 1.        
Meeting Date: 10/13/2026  

Title

CY47-26

Request of Jon Kietzer for a conditional use permit to allow apartments above the ground floor in the
CBD-C, Central Business District Core. The subject property is described as Lot 5, Block 14, City of
Mankato South subdivision (100 and 112 E. Walnut Street). 
  

Applicant
The applicant is Jonathan Kietzer of Landmark Real Estate.  

Request
The applicant is seeking a conditional use permit to allow apartments above the ground floor in the CBD-C,
Central Business District Core, zoning district.  

Location
The subject property is addressed at 100 and 112 E. Walnut Street and is legally described as being located in Lot
5, Block 14, City of Mankato South subdivision. 

  

Existing Land Use
The property has an existing commercial building on it, and is the location of "The Flask" and "The Title Team"
businesses.  

Zoning
The subject property is zoned CBD-C, Central Business District Core.  

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

Review
The applicant, John Kietzer of Landmark Assets, has applied for a conditional use permit to allow apartments
above the ground floor in the CBD-C, Central Business District Core, zoning district. The property is addressed as
100 and 112 E. Walnut Street. 

The applicant’s narrative states that the intent is to convert the second-floor office space into three new dwelling
units. The first floor tenants, "Flask", a bar restaurant, and The Title Team, a real estate closing office, will
remain. No physical expansion of the footprint is proposed. The proposed apartments will include one 1-bedroom,
one 2-bedroom and one 3-bedroom units. 

The applicant intends to provide the required parking for the subject development through participation in the
Downtown Parking District. 

A similar request was approved by the City of Mankato City Council on  April 11, 2022, but was never

https://public.destinyhosted.com/agenda_publish.cfm?id=62652&mt=CCREG&get_month=4&get_year=2022&dsp=agm&seq=4196&rev=0&ag=2577&ln=17223&nseq=4193&nrev=0&pseq=4195&prev=0#


implemented.   

Attachments
General Location Map 
Aerial Plan 
Floor Plans 
Unit layout 
Narrative 

https://public.destinyhosted.com/agenda_publish.cfm?id=62652&mt=CCREG&get_month=4&get_year=2022&dsp=agm&seq=4196&rev=0&ag=2577&ln=17223&nseq=4193&nrev=0&pseq=4195&prev=0#
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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: October 6, 2026
Produced by: City of Mankato GIS
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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: October 6, 2026
Produced by: City of Mankato GIS
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NARRATIVE STATEMENT 

Application for Conditional Use Permit 

Conversion of Second-Floor Office Space to Three Upscale Dwelling Units 

To:  Community Development Director, Planning Commission, and City Council 

Applicant / Owner:  Landmark Assets, LLC, Jon Kietzer, sole member, 931 Madison Avenue, 

Mankato, MN  507-345-1599 

Property:  100 E Walnut Street, Mankato, MN 56001 (the LaSalle Building) 

PID:  R01.09.07.381.013 

Zoning District:  District in which upper-story dwellings are a listed conditional use. No rezoning is 

requested; only a CUP is required. 

Present Use:  Ground floor: Flask bar and restaurant, and The Title Team (real estate closing office). 

Second floor: professional office space proposed for conversion. 

Proposed Use:  Ground-floor commercial/office use to remain; second floor converted to three upscale 

apartments: one 1-bedroom/1-bath, one 2-bedroom/1-bath, and one 3-bedroom/2-bath. 

Intended Occupancy:  Young professionals and graduate students seeking quality downtown housing. 

Not a high-occupancy undergraduate rooming house. 

Property Manager:  KCPM, LLC d/b/a Landmark Manager, 931 Madison Avenue, Mankato, MN  

507-345-1599. Local multifamily operator with more than ten years of experience; an established City 

of Mankato rental licensee. 

Variance Requested:  None. 

I.  Purpose of the Request 

The Applicant respectfully requests a Conditional Use Permit to convert existing second-floor office 

space into three (3) independent, upscale dwelling units within the LaSalle Building at 100 E Walnut 

Street (PID R01.09.07.381.013). Ground-floor tenants Flask bar and restaurant and The Title Team, a 

real estate closing office, will remain. No expansion of the building footprint is proposed. 

Downtown Mankato is in the middle of a shift from a largely nine-to-five employment district to a 

walkable place where people live, work, and spend evenings. Hotel Mankato — the AC by Marriott and 

Element by Westin project on Main Street between Riverfront Drive and Second Street — is the most 

visible piece of that shift: a roughly $100 million hospitality investment with skyway access to the Mayo 

Clinic Health System Event Center, a rooftop restaurant, and hundreds of new rooms. The city’s broader 

downtown strategy aims at several hundred additional multifamily units so those streets stay active after 

the workday ends. 

That strategy only works if people can actually live downtown. The LaSalle Building sits on East 

Walnut Street, a short walk from the Mayo Clinic Health System Event Center, Hotel Mankato, 

restaurants, and the rest of the city-center block. Upper-story office space that sits quiet after 5:00 p.m. 

does not help that block. Three well-finished apartments aimed at young professionals and graduate 
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students put residents in the building, support nearby businesses, and reuse a structure the City already 

serves with streets and utilities. This request is submitted pursuant to Mankato City Code Chapter 10, 

Article X, and is intended to meet the standards of Section 10-1883. 

II.  Project Description 

The LaSalle Building at 100 E Walnut Street is an existing downtown mixed-use building. The ground 

floor contains 3,454 square feet and is occupied by Flask and The Title Team. The second floor is 

finished office space, reached by stair only — the building has no elevator. The Applicant proposes to 

remodel that floor into three dwelling units totaling approximately 2,161 square feet of residential area: 

Unit A — 1 bedroom / 1 bathroom.  Approximately 493 square feet. Compact professional or graduate 

unit: full kitchen, living area, bedroom, one bath, and in-unit washer and dryer. Suited to a single 

occupant or couple. 

Unit B — 2 bedroom / 1 bathroom.  678 square feet. Second bedroom usable as a home office, guest 

room, or roommate arrangement for two working adults. In-unit washer and dryer. 

Unit C — 3 bedroom / 2 bathroom.  Approximately 990 square feet. The largest unit, with a second 

bath so two working adults or a small household can share the space without the wear of an 

undergraduate suite. In-unit washer and dryer. Marketed to professionals, graduate students, or a small 

household — not as a five-person rooming unit. 

Each unit will be a complete housekeeping unit with kitchen, bath, living area, sleeping area, and its 

own washer and dryer. Finishes will be above a standard student-rental package: quality flooring and 

counters, updated lighting and hardware, high-speed internet ready, and dedicated in-unit laundry. The 

intent is a product that can compete with newer downtown buildings such as Silos Apartments and with 

the residential component of projects now planned around Front Street and the civic-center block — 

small in count, high in quality. 

Units will be separately metered for electric and gas to the extent required by City utility policy. Access 

to the apartments is by the existing stair. Common systems (entry, stairs, trash, mail) will meet 

Minnesota State Building Code standards for mixed-use occupancy, including fire separation between 

residential and non-residential uses, means of egress, smoke and carbon-monoxide detection, and sound 

attenuation so ground-floor commerce and upstairs living can coexist. 

Exterior changes will be limited to what the Building Official requires for residential egress (for 

example, window wells or relocated windows if a bedroom needs a code-compliant opening) plus 

lighting at the residential entry and bicycle storage. No elevator will be added. The street-facing 

commercial frontage of Flask and The Title Team, and the overall building massing, will be unchanged. 

Construction will occur primarily from the interior. 

The Applicant will obtain a City rental license before occupancy and will comply with the occupancy 

limits that apply to the zoning district (in higher-density and office-residential districts, generally a 

family or up to five individuals). Day-to-day operations will be handled by KCPM, LLC, doing business 

as Landmark Manager, 931 Madison Avenue, Mankato (507-345-1599). Landmark Manager has 
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operated multifamily housing in Mankato for more than a decade and is already known to the City’s 

rental-licensing and inspections staff. It will lease the units to young professionals and graduate students, 

assign parking, enforce quiet hours and trash rules, receive maintenance calls, and serve as the City’s 

and neighbors’ point of contact. That is a different operating model from an owner-absent student house. 

III.  Market and Downtown Context 

The City’s 2025 Comprehensive Housing Needs Analysis projects demand on the order of 6,500 new 

housing units in Mankato through 2035, including roughly 2,400 apartments. Market-rate rental vacancy 

in the two-county area has been reported near 2.6 percent; student-oriented market-rate vacancy has 

been reported under 1 percent. Housing is Goal 1 in the City’s strategic plan. Those figures are citywide. 

Downtown has an additional problem: too little housing of the quality that keeps graduates and early-

career workers in the city center instead of sending them to the Hilltop, to North Mankato, or out of the 

region. 

Public reporting on downtown’s small-area strategy has described a target of 800 or more new 

multifamily units over time, with walkability and evening activity as the point of the exercise. Hotel 

Mankato is the hospitality anchor of that strategy. Other approved or advancing work — Silos 

Apartments in Old Town, Front Street Place with on the order of 160 apartments above retail, and 

additional infill — shows the City has already accepted the premise that downtown needs residents, not 

just office workers and event visitors. 

Minnesota State University, Mankato is a short trip from Walnut Street. Graduate students and young 

professionals who work downtown, at the university, in health care, or at the Event Center and 

professional offices around Main, Second, and Riverfront are the tenants these units are built for. A 493-

square-foot 1-bedroom, a 678-square-foot 2-bedroom, and a 990-square-foot 3-bedroom give that 

market three sizes, each with in-unit laundry, without turning the second floor into a high-occupancy 

student house. Three units will not satisfy the housing study. They will put three households in the 

LaSalle Building on a walkable block that should not go dark when the offices close. 

IV.  Findings Addressing Section 10-1883 Standards 

The Planning Commission and City Council may recommend and grant a conditional use permit only 

upon written findings as to each of the following standards. The Applicant offers the following 

responses. 

Standard 1.  The use is one of the conditional uses listed in the particular district. 

Upper-story dwelling units are a listed conditional use in the district that applies to 100 E Walnut Street. 

The Applicant has confirmed with City staff that the zoning classification is correct for this conversion 

and that a conditional use permit — not a rezoning — is the required approval. The proposal keeps a 

principal non-residential use on the ground floor and places all three dwellings on the second floor of the 

LaSalle Building. 

Standard 2.  The use is in keeping with the comprehensive planning policies of the City. 
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The Land Use Plan supports mixed-use development, reuse of existing buildings, and housing close to 

jobs, transit, and services. The housing study and the City’s strategic plan treat housing supply as a first-

order problem. Downtown policy, reflected in recent Council actions on Hotel Mankato, Front Street 

Place, and other mixed-use projects, is to make the city center livable after 5:00 p.m. — walkable 

streets, hospitality, and residents who support retail. 

Converting underused second-floor office space into three upscale apartments advances those policies 

without consuming vacant land, without demolition, and without removing street-level commercial 

space. It is the same mixed-use pattern the City has already endorsed at a larger scale, executed here as a 

small adaptive-reuse project. 

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

vicinity. 

The building already exists. The change is internal. Ground-floor hours, customer access, and the 

commercial character of the street remain. Three households is a modest increment. Residential arrivals 

and evening occupancy are compatible with mixed-use surroundings and are generally quieter after 

business hours than a fully occupied office floor. 

The units are finished and leased for professional and graduate occupancy, not as a high-turnover 

undergraduate house. Landmark Manager (KCPM, LLC) will enforce lease terms on occupancy, 

parking, quiet hours, and refuse. The Applicant will manage trash internally, screen any new mechanical 

equipment, and keep residential lighting directed onto the property. Construction will be scheduled to 

limit disruption to neighboring businesses. The use will not generate industrial noise, odor, outdoor 

storage, or late-night commercial assembly. 

Standard 4.  The use can be adequately served by public facilities and services. 

The property is already connected to municipal sanitary sewer, water, storm sewer, electric, gas, police, 

fire, and refuse service. Three dwelling units will increase water and sewer demand modestly compared 

with occupied offices. The Applicant will coordinate with City Utilities on any required separate 

metering, connection or availability charges, and capacity confirmation, and will complete any building-

side upgrades the Building Official requires. 

Fire protection will be reviewed with the change-of-occupancy building permit. [Note whether the 

building has or will receive a fire sprinkler system, alarm system, and a second means of egress.] Solid 

waste will be handled with [shared dumpster / individual totes] in a location already used for 

commercial service or as approved by Public Works. 

Standard 5.  The use does not cause undue traffic congestion. 

Three apartments generate a small number of daily vehicle trips — on the order of two dozen weekday 

trips for a building of this size, many of them off-peak or reverse-peak relative to office use. Replacing 

office occupancy with residences typically reduces midday parking demand and adds modest evening 

and weekend activity, which is the traffic pattern downtown policy is trying to produce. 
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The intended tenants — young professionals and graduate students — are the household type most 

likely to walk, bike, or use transit for some trips once downtown has a hotel, restaurants, events at the 

civic center, and daily services within a short walk. Residents will park in the City lot behind the LaSalle 

Building and/or in the Civic Center Parking Ramp under Core Block permits, in the stall count the CBD 

/ Core Block rules require for this CUP. No new curb cut is proposed. Flask already operates on the 

ground floor; the apartments add no drive-through, loading dock, or new high-turnover commercial use. 

Standard 6.  The use preserves significant historical and architectural resources. 

[If the building is not historic:] The building is not designated on a local or National Register historic list 

to the Applicant’s knowledge. Exterior alterations will be minimal and will not remove character-

defining features. Interior remodeling will not change the public face of the street. 

[If the building is historic or in Old Town / a design overlay:] The Applicant will retain the existing 

façade, storefront rhythm, and roofline. Any new windows or an added residential entry will be 

compatible with the building’s period and materials and will be submitted for [Certificate of Design 

Compliance / staff design review] as required. Occupied upper floors are a preservation tool: buildings 

that earn rent are maintained. 

Standard 7.  The use preserves significant natural and environmental features. 

The project is an interior conversion of an existing building on an already-developed lot. No wetlands, 

floodplain fill, tree removal, or increase in impervious surface is proposed. Stormwater patterns will not 

change. Reuse of an existing structure is preferable to three new units on a greenfield site. 

Standard 8.  The use will not cause a negative cumulative effect on the immediate neighborhood or 

the City as a whole. 

Three units is a small addition next to the housing-study gap and next to the several hundred downtown 

units already planned. The cumulative effect of putting residents over existing commercial space is the 

effect the City is seeking: more evening activity, more customers for downtown businesses, and less 

vacant upper-story space. The project does not remove housing, does not convert a residential block to 

commercial use, and does not concentrate a high-impact use. Leasing to professionals and graduate 

students rather than packing the 3-bedroom as a five-person undergraduate unit further limits 

neighborhood wear. 

Standard 9.  The use complies with all other applicable regulations of the district and other 

ordinances, except as modified by variance or planned development. 

The Applicant will comply with zoning bulk standards applicable to the existing building; off-street 

parking and loading standards in Article X, Divisions 5 and 6, including any CBD reduction or in-lieu 

option and any condition the Council attaches to this CUP; Minnesota State Building Code change-of-

occupancy requirements; City rental licensing and occupancy limits; utility connection and metering 

policy; and any overlay standards that apply to the parcel. 

No variance is requested with this application. Parking will be met through Core Block / CBD 

arrangements described in Section V rather than by a dimensional variance. 
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V.  Parking and Circulation 

City Code generally requires two off-street spaces per dwelling unit for multifamily residential uses, 

subject to district-specific reductions in the Central Business District and to shared-parking rules for 

mixed-use buildings. Three units therefore point to six stalls unless CBD-C (no requirement for 

permitted uses, though the Council may condition a CUP), CBD-F (one-half the ordinary standard 

unless the CUP specifies otherwise), or a shared-parking calculation applies. 

The 3-bedroom unit does not automatically mean three cars. The unit will be leased as an upscale 

household for professionals or graduate students, with occupancy capped by rental licensing. Parking 

will be assigned by unit so the 1-bedroom and 2-bedroom are not competing with an oversized 

assignment to the 3-bedroom. 

The LaSalle Building is inside the City’s Core Block Parking District, on East Walnut Street 

immediately adjacent to the municipal lot behind the building and a short walk from the Civic Center 

Parking Ramp (125 S Riverfront Drive). Flask, on the ground floor, already sits next to that ramp. The 

Applicant will not construct a new private parking lot. Instead, the Applicant requests that the number of 

stalls required under the core / CBD parking standards applicable to this CUP be satisfied by reserved or 

contracted use of: 

(a) existing stalls in the City parking lot immediately behind the LaSalle Building; and/or 

(b) reserved or non-reserved permit stalls in the Civic Center Parking Ramp. 

Core Block addresses qualify for the City’s downtown ramp-permit program, including non-reserved 

permits at no monthly charge and reserved 10-hour or 24-hour stalls at the published Core Block rates. 

Landmark Manager will assign stalls to the three units, include the assignment in each lease, and hold 

the City parking agreement. Bicycle parking will be provided at the building. The Applicant will accept 

a CUP condition stating the stall count staff calculates under the applicable CBD / Core Block rule, and 

identifying the lot, the ramp, or a split between the two, before residential occupancy. 

This arrangement uses parking the City already owns and operates, keeps the Walnut Street frontage 

walkable, and matches how other downtown residences and businesses in the Core Block meet their 

parking obligation. No new curb cut is proposed. 

VI.  Construction, Operations, and Conditions the Applicant Will Accept 

The Applicant is prepared to accept reasonable conditions typical of similar approvals, including: 

1. Recording of the CUP with Blue Earth County before building permits are issued or the residential 

use begins. 

2. Building-permit review and inspections for change of occupancy to mixed-use / residential. 

3. Fire-separation, alarm, egress, and any sprinkler requirements determined by the Building Official 

and Fire Marshal. 
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4. Rental license prior to occupancy; compliance with district occupancy limits; professional 

management by KCPM, LLC d/b/a Landmark Manager, 931 Madison Avenue, Mankato, 507-345-1599; 

leasing consistent with the professional / graduate-student market described in this narrative. 

5. The number of parking stalls required under the applicable CBD / Core Block standard shall be under 

contract or permit in the City lot behind the LaSalle Building and/or the Civic Center Parking Ramp 

before residential occupancy. Landmark Manager shall assign stalls by unit. 

6. Trash and recycling enclosed or screened; no outdoor storage of household goods. 

7. Exterior lighting shielded and directed onto the property. 

8. Construction hours consistent with City ordinance; notice to neighboring businesses before major 

interior demolition if staff requests it. 

9. Separate utility metering or billing as required by City policy. 

Residential use is 24-hour occupancy by nature. It is not a late-night commercial assembly use. Quiet-

hours language in the leases will be enforced by KCPM, LLC d/b/a Landmark Manager, a Mankato 

operator with more than ten years of multifamily experience and an existing relationship with City rental 

licensing. Landmark Manager will be the responsible party for tenant screening, lease enforcement, and 

complaint response at 931 Madison Avenue, 507-345-1599. 

VII.  Conclusion 

The proposal is a small interior conversion: one 1-bedroom, one 2-bedroom, and one 3-bedroom, 

finished for young professionals and graduate students, over ground-floor commercial space that stays in 

place, and operated by KCPM, LLC d/b/a Landmark Manager. It matches a listed conditional use, 

matches the City’s housing and downtown-walkability policies, and can be served by existing utilities 

and streets. Hotel Mankato and the rest of the downtown investment program create the demand for 

exactly this kind of housing. Three professionally managed units will not fill the housing-study gap. 

They will put three households on a block that should not go dark when the offices close. 

The Applicant respectfully requests that the Planning Commission recommend approval, and that the 

City Council grant a Conditional Use Permit, subject to the conditions listed above and any additional 

conditions the City finds necessary to protect the public health, safety, and welfare. 

Respectfully submitted, 

Jon Kietzer 

Sole Member, Landmark Assets, LLC 

September 22, 2026 



   
Site Plan and Traffic Advisory Review Committee 1. 2.        
Meeting Date: 10/13/2026  

Title

CY48-26

Request of the Planning Agency to amend Chapter 10 of Mankato City Code related to cannabis and
definitions generally. 

For information purposes only. 



   
Site Plan and Traffic Advisory Review Committee 1. 3.        
Meeting Date: 10/13/2026  

Title

CY49-26

Request of the Planning Agency to review the proposed 2027-2031 Capital Infrastructure Plan. 

For information purposes only.
  



   
Site Plan and Traffic Advisory Review Committee 1. 4.        
Meeting Date: 10/13/2026  

Title

 

***SITE PLAN AND TRAFFIC ADVISORY COMMITTEE REVIEW ONLY. Request of ISG, on behalf
of the owner, Rolls-Royce Solutions, for a Site Plan and Traffic Advisory Committee review for the project
consisting of the construction of pavement, removals, utilities, grading, landscaping, and other related site
work. 

Applicant
The applicant is ISG, on behalf of the property owner.  

Request
The applicant is seeking a Site Plan and Traffic Advisory Committee review for a project consisting of
the construction of pavement, removals, utilities, grading, landscaping, and other related site work.   

Location
The subject property is located at 100 Power Drive.  

Existing Land Use
The property is currently the location of Rolls-Royce, which will continue at the subject property.  

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

Review
The applicant, ISG, with permission of the property owner, is seeking a Site Plan and Traffic Advisory
Committee review of a project at 100 Power Drive. 

The project is noted to consist of construction of pavement, removals, utilities, grading, landscaping, and other
related site work. 

Plans submitted with the request show the installation of new tanks and other related infrastructure on the western
side of the existing facility. A fence is shown around the proposed installations.  

Attachments
General Location Map 
Aerial Plan 
Civil Plans 
Tank enclosure 
Lighting 
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POWER DRIVE CONCRETE TEST PAD
MANKATO, MINNESOTA                    

ROLLS ROYCE SOLUTIONS AMERICA

ISG PROJECT # 26-35003

PROJECT LOCATION

B.M. ELEVATION=1007.97
TNFH LOCATED APPROX. 960' NORTH
OF THE ENTRANCE OF ROLLS-ROYCE
SOLUTIONS AMERICA, INC. ON 

SPECIFICATIONS REFERENCE

ALL CONSTRUCTION SHALL COMPLY WITH THE CITY OF MANKATO
REQUIREMENTS AND MnDOT STANDARD SPECIFICATIONS FOR
CONSTRUCTION, 2025 EDITION, THE STANDARD SPECIFICATIONS FOR
SANITARY SEWER, STORM DRAIN AND WATERMAIN AS PROPOSED BY THE
CITY ENGINEERS ASSOCIATION OF MINNESOTA, 2025 EDITION, AND THE
CURRENT VERSION OF THE MINNESOTA STATE PLUMBING CODE UNLESS
DIRECTED OTHERWISE.

PROJECT DATUM
HORIZONTAL COORDINATES HAVE BEEN REFERENCED TO THE NORTH
AMERICAN DATUM OF 1983 (NAD83), 1996 ADJUSTMENT (NAD83(1996)) ON
THE BLUE EARTH COUNTY COORDINATE SYSTEM, IN U.S. SURVEY FEET.

ELEVATIONS HAVE BEEN REFERENCED TO THE NORTH AMERICAN
VERTICAL DATUM OF 1988 (NAVD 88).
RTK GPS METHODS WERE USED TO ESTABLISH HORIZONTAL AND VERTICAL
COORDINATES FOR THIS PROJECT.

TOPOGRAPHIC SURVEY
THIS PROJECT'S TOPOGRAPHIC SURVEY CONSISTS
OF DATA COLLECTED IN SEPTEMBER 2026 BY ISG.

PROJECT GENERAL NOTES

LOCATION MAP

1. ALL WORK SHALL CONFORM TO THE CONTRACT
DOCUMENTS, WHICH INCLUDE, BUT ARE NOT LIMITED TO,
THE OWNER - CONTRACTOR AGREEMENT, THE PROJECT
MANUAL (WHICH INCLUDES GENERAL SUPPLEMENTARY
CONDITIONS AND SPECIFICATIONS), DRAWINGS OF ALL
DISCIPLINES AND ALL ADDENDA, MODIFICATIONS, AND
CLARIFICATIONS ISSUED BY ARCHITECT/ENGINEER.

2. CONTRACT DOCUMENTS SHALL BE ISSUED TO ALL
SUBCONTRACTORS BY THE GENERAL CONTRACTOR IN
COMPLETE SETS IN ORDER TO ACHIEVE THE FULL EXTENT
AND COMPLETE COORDINATION OF ALL WORK.

3. WRITTEN DIMENSIONS TAKE PRECEDENCE OVER SCALED
DIMENSIONS. NOTIFY ARCHITECT/ENGINEER OF ANY
DISCREPANCIES OR CONDITIONS REQUIRING INFORMATION
OR CLARIFICATION BEFORE PROCEEDING WITH THE WORK.

4. FIELD VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS.
NOTIFY ARCHITECT/ENGINEER OF ANY DISCREPANCIES OR
CONDITIONS REQUIRING INFORMATION OR CLARIFICATION
BEFORE PROCEEDING WITH THE WORK.

5. DETAILS SHOWN ARE INTENDED TO BE INDICATIVE OF THE
PROFILES AND TYPE OF DETAILING REQUIRED
THROUGHOUT THE WORK. DETAILS NOT SHOWN ARE
SIMILAR IN CHARACTER TO DETAILS SHOWN. WHERE
SPECIFIC DIMENSIONS, DETAILS, OR DESIGN INTENT
CANNOT BE DETERMINED, NOTIFY ARCHITECT/ENGINEER
BEFORE PROCEEDING WITH THE WORK.

6. ALL MANUFACTURED ARTICLES, MATERIALS, AND
EQUIPMENT SHALL BE APPLIED, INSTALLED, CONNECTED,
ERECTED, CLEANED, AND CONDITIONED ACCORDING TO
MANUFACTURERS' INSTRUCTIONS. IN CASE OF
DISCREPANCIES BETWEEN MANUFACTURERS'
INSTRUCTIONS AND THE CONTRACT DOCUMENTS, NOTIFY
ARCHITECT/ENGINEER BEFORE PROCEEDING WITH THE
WORK.

7. ALL DISSIMILAR METALS SHALL BE EFFECTIVELY ISOLATED
FROM EACH OTHER TO AVOID GALVANIC CORROSION.

8. THE LOCATION AND TYPE OF ALL EXISTING UTILITIES
SHOWN ON THE PLANS ARE FOR GENERAL INFORMATION
ONLY AND ARE ACCURATE AND COMPLETE TO THE BEST
OF THE KNOWLEDGE OF I & S GROUP, INC. (ISG). NO
WARRANTY OR GUARANTEE IS IMPLIED.  THE CONTRACTOR
SHALL VERIFY THE SIZES, LOCATIONS, AND ELEVATIONS OF
ALL EXISTING UTILITIES PRIOR TO CONSTRUCTION.
CONTRACTOR SHALL IMMEDIATELY NOTIFY ENGINEER OF
ANY DISCREPANCIES OR VARIATIONS FROM PLAN.

9. THE CONTRACTOR IS TO CONTACT "GOPHER STATE ONE
CALL" FOR UTILITY LOCATIONS A MINIMUM OF 2 BUSINESS
DAYS PRIOR TO ANY EXCAVATION / CONSTRUCTION
(1-800-252-1166).
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MANKATO MINNESOTA

TITLE

AAQ

AAQ/BMP

BMP

SHEET INDEX

PROJECT INDEX:
OWNER:

ROLLS-ROYCE
SOLUTIONS AMERICA, INC.
100 POWER DRIVE
MANKATO, MINNESOTA 56001
PHONE: 507.625.7973

PROJECT
ADDRESS / LOCATION:

100 POWER DRIVE
MANKATO, MINNESOTA 56001

PROJECT MANAGER: RANDY POTTER
EMAIL: RANDY.POTTER@ISGINC.COM

115 EAST HICKORY STREET
SUITE 300
MANKATO, MN 56001
PHONE: 507.387.6651

MANKATO OFFICE

MANAGING OFFICE:
I & S GROUP, INC. (ISG)

P
R

E
L

IM
IN

A
R

Y
 N

O
T

 F
O

R
 C

O
N

S
T

R
U

C
T

IO
N

  P
R

E
L

IM
IN

A
R

Y
 N

O
T

 F
O

R
 C

O
N

S
T

R
U

C
T

IO
N

LIC. NO.DATE

PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MINNESOTA.

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

BRYAN M. PETZEL
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THIS DOCUMENT IS THE PROPERTY OF I & S GROUP,
INC. AND MAY NOT BE USED, COPIED OR DUPLICATED
WITHOUT PRIOR WRITTEN CONSENT.
© 2024 I & S GROUP, INC.

ROLLS-ROYCE
SOLUTIONS
AMERICA

POWER DRIVE
CONCRETE TEST

PAD

TECHNOLOGY DRIVE

G1-10 TITLE
C0-10 DETAILS
C2-10 EXISTING SITE AND REMOVAL PLAN
C3-10 SITE PLAN
C4-10 GRADING PLAN

SITE SUMMARY
ZONING: M1 LIGHT INDUSTRIAL

SITE/LOT AREA: 36,552 SF (0.8 AC)

EXISTING IMPERVIOUS: 13,912 SF (0.3 AC)

PROPOSED IMPERVIOUS: 25,809 SF (0.6 AC)

DISTURBED AREA: 27,623 SF (0.6 AC)

REQUIRED SETBACKS
PARKING BUILDING

FRONT YARD 15' 30'

SIDE YARD 15' 15'

REAR YARD 0' 0'



CONCRETE SLAB WITH REINFORCING (MIN 4500 PSI)

AGGREGATE BASE

8"

COMPACTED SUBGRADE

SAND SUBBASE

CONCRETE PAVEMENT
NTS

#3 BAR @ 12" O.C.

MnDOT CLASS 5

MnDOT 3149.2B2, SELECT GRANULAR BORROW

6"
24

"

CONCRETE SLAB (MIN 4500 PSI)

AGGREGATE BASE

5"
6"

COMPACTED SUBGRADE

CONCRETE WALK
NTS

MnDOT CLASS 5

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

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

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

X X X X

X X X X

X X X X

XXXX

XXXX

XXXX

XXXXXXXXXXXXXXXX

XXXXXXXXXXXXXXXX

XXXXXXXXXXXXXXXX

NOTES:
ALL GATE AND CORNER POSTS SHALL BE SET IN CONCRETE.
PROVIDE PRIVACY SLATS WITH MINIMUM 90% OPACITY FOR FENCE ON WEST SIDE OF
CONCRETE PAD

TOP RAIL OR TENSION WIRE

BRACE RAIL

TRUSS ROD
(3/8" MIN DIA)

12" MIN DIA
(TYP)

6"
5' 

MI
N

(T
YP

)
1"

TIE WIRES
OR CLIPS

(TYP)

6'

CHAIN-LINK
(#9 GAUGE, 2" MESH)

BOTTOM OF FABRIC

TENSION WIRE

GRADE

LINE POST

1 1
/2"

 M
IN

2 1
/2"

 M
AX

CORNER, END, OR
PULL POST

CONCRETE BASE

10' MAX 10' MAX
LINE POSTS TO BE EQUALLY SPACED

NO CONCRETE ON
LINE POSTS

HOG RINGS
(TYP)

TIE WIRES OR
HOG RINGS

(TYP)

CONCRETE BASE

TRUSS ROD
(3/8" MIN DIA)

1" (T
YP

)

TRUSS ROD & BAND

TRUSS ROD
(3/8" MIN DIA)

TENSION BAND

ROUND POST

H-BEAM

BRACE RAIL CLAMP

END OR GATE POST

TENSION BAND

TENSION BAND
(15" O.C. MAX AND WITHIN 4"
FROM TOP AND BOTTOM OF

FABRIC)

FABRIC

TENSION BAR TO ENGAGE EACH
FABRIC LINK

TENSION BAR
CARRIAGE BOLT

TENSION WIRE

9-GAGE STEEL TIE WIRES
(2'-0" O.C. MAX)

FABRIC

TOP OR BRACE RAIL ATTACHMENT 9-GAGE STEEL TIE WIRE (15" O.C. MAX
AND WITHIN 4" FROM TOP AND BOTTOM
OF FABRIC)

9-GAGE STEEL TIE WIRE (15" O.C. MAX
AND WITHIN 4" FROM TOP AND BOTTOM
OF FABRIC)

FENCE

FENCE FABRIC MUST BE WITHIN 1/2" OF THE
MILLINGS.  MILLINGS CANNOT BE MOUNDED UP
TO MEET FABRIC.

1.5' (MATCH EXISTING STRIP

FINISHED GRADE

RECYCLED BITUMINOUS MAINTENANCE STRIP
EXCAVATE 3" OF MATERIAL DISPOSE ON-SITE AS

TOPSOIL IN SUITABLE AREAS

WEED GROWTH PREVENTION FABRIC

LINE POST

BRACE RAILS

TRUSS ROD TRUSS ROD

BRACE RAILS

TOP RAIL OR TENSION WIRE

LINE POST

PULL POST

TENSION WIRE

10'-0"
MAX

10'-0"
MAX

NOTES:
PROVIDE BRACE PANEL WHENEVER STRAIGHT RUNS EXCEED 500 FEET.

NOTES:
1. PERIMETER FENCE SHALL BE SECURED AT ALL TIMES.  THE FENCE IS CONSIDERED SECURE WHEN IT IS IN ITS FULL

UPRIGHT POSITION, INCLUDING BARBED WIRE.
2. FENCE SHALL BE GROUNDED IN ACCORDANCE TO STANDARD SPECIFICATIONS, AND AT ALL LOCATIONS WHERE THE

FENCE CROSSES OVERHEAD POWER LINES.
3. CONTRACTOR IS REQUIRED TO LOCATE ALL UTILITIES, INCLUDING PRIVATE UTILITIES, CROSSING EXISTING AND

PROPOSED FENCE LINE.
4. EXCAVATED MATERIAL TO BE DISPOSED ON-SITE SHALL BE THINLY SPREAD INSIDE FENCE LINE.
5. DETAILS SHOWN ARE TO CLARIFY REQUIREMENTS AND ARE NOT INTENDED TO LIMIT OTHER TYPES OF FENCE

SECTIONS AND METHODS OF INSTALLATION THAT COMPLY WITH THE SPECIFICATIONS.
6. WIRE TIES, RAILS, POSTS AND BRACES SHALL BE CONSTRUCTED ON THE SECURE SIDE OF THE FENCE ALIGNMENT.

CHAIN-LINK FABRIC SHALL BE PLACED ON THE SIDE OPPOSITE THE SECURE AREA.
7. UNLESS SPECIFICALLY SHOWN OR SPECIFIED, ALL FENCE SHALL HAVE APRON EXTENDED OUTWARD FROM THE AREA

BEING PROTECTED.
8. C-SECTION POSTS SHALL BE INSTALLED SO THAT THE VOID INSIDE THE POST IS COMPLETELY FILLED WITH CONCRETE

UP TO THE TOP OF THE FOUNDATION.
9. ALL CORNER, END, PULL, AND LINE POSTS SHALL BE SIZED AND DESIGNED BY FENCE SUPPLIER USING THE WIND

LOAD CRITERIA LISTED BELOW (REFERENCE ASCE 7-10). FENCE SHALL NOT BE DESIGNED FOR ANY COVERINGS OR
PRIVACY SLATTING. PROVIDE CALCULATIONS FOR REVIEW PRIOR TO FABRICATION.

10. ALL MAN GATES SHALL HAVE CRASHBAR HARDWARE INSTALLED ON THE INTERIOR SIDE OF THE GATE.
11. FENCE SHALL HAVE FABRIC PIN/ STAKE BETWEEN POSTS.
12. MATCH EXISTING / ADJACENT FENCE IN ALL ASPECTS.

2' -
 1 1

/2"

8 1
/2"

(TYP)

1' - 6"

1' 
- 0

"

45°

3/8" PLAIN PIN
RIVETED FLUSH

LINE POST

3/8" PLAIN PIN
RIVETED FLUSH

35°

1' - 1
0" 7 1/2"

(TYP)

1' 
- 0

"

BARBED WIRE
(TYP)

LOCK PIN
(TYP)

CORNER POST

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

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

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

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

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

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

BARBED-WIRE APRON ON
EXTENSION ARMS

WIND LOAD CRITERIA:

A. ULTIMATE WIND SPEED, V, ult = 105 MPH (3 SEC GUST)
B. NOMINAL WIND SPEED, V, nom = 90 MPH (3 SEC GUST)
C. WIND RISK CATEGORY: I
D. WIND LOAD EXPOSURE: C
E. WIND TOPOGRAPHIC FACTOR: K, zt = 1.0

6" (T
YP

)

1' 
- 0

"

3/8" PLAIN PIN
RIVETED FLUSH

GATE POST

BARBED WIRE
(TYP)

LOCK PIN
(TYP)

6'-6" MINIMUM
ABOVE GRADE

LINE POST ATTACHMENT

BARBED WIRE
CHAIN-LINK FENCE
NTSBRACE PANEL

EXTENSION ARM DETAILS

MAINTENANCE STRIP DETAIL

CHAIN-LINK FENCE FASTENING DETAILS

PIN FABRIC BETWEEN POSTS

#9 GAUGE GALVANIZED
CHAINLINK FABRIC

WITH PRIVACY SLATS
PROVIDING

MIN. 90% OPACITY
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I=997.92 (OTHER" OTHER) CENTER
I=7.60 (UNKNOWN" RCP) W

T/C=1006.08
EX CB

I=1000.65 (15" HDPE) N
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R=1005.46
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REMOVAL LEGEND
SYMBOL DESCRIPTION

REMOVE BITUMINOUS
PAVEMENT

REMOVE CONCRETE
PAVEMENT

REMOVE DECIDUOUS TREE
(CLEAR AND GRUB)

CONTRACTOR SHALL VERIFY EXISTING PAVEMENT SECTION
AND NOTIFY ENGINEER OF ANY DISCREPANCIES.
PAVEMENT, CURB, AND WALK REMOVALS SHALL INCLUDE
FULL DEPTH SAWCUT AND SECTION REMOVAL.

PROTECT CATCH BASINS

PROTECT STORM SEWER (TYP)

PROTECT CLEANOUT

PROTECT STORM MANHOLE

PROTECT HYDRANT AND VALVE

SAWCUT AND REMOVE CURB AND GUTTER
PROTECT LIGHT POLE AND BASE

SALVAGE FENCE (TYP)

REMOVE LIGHT POLE AND BASE
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