
Mission Statement 
Providing efficient 

services with innovation 
and accountability. 

Vision Statement 
Setting the standard for providing superior and efficient county 

government services through leadership, accountability and 
innovation to a growing and diverse society. 

Core Values 
Leadership. Integrity. 

Accountability. 
Efficiency. Innovation. 

Nicollet County Government Center ● 501 South Minnesota Avenue ● St. Peter, MN  56082 

BOARD OF ADJUSTMENT & APPEALS AGENDA 
Date: August 19, 2024 
Time: 7:00 p.m. (doors open at 6:45) 

Location: County Board Room - Government Center, 501 S. Minnesota Avenue, St. Peter 

Copies of the meeting agenda and packet are available on Nicollet County’s website: www.co.nicollet.mn.us/Agendas 
Questions or comments regarding the meeting can be directed to the Nicollet County Property Services Department by 
calling 507-934-7070, or by emailing niccopermitapps@co.nicollet.mn.us. 

1. Call to Order
2. Roll Call
3. Silence Your Cell Phone
4. Review of Cancellations and Additions
5. Approval of Minutes: July 15, 2024
6. Approval of Findings of Fact: 7/15/2024

• PLN 24-13:  Miller
7. Public Appearances
8. PUBLIC HEARING:   PLN24-10 (continued from 7/15/24)

Applicant: Darv Turbes with United Farmers Cooperative 
Landowner: United Farmers Cooperative 

Request: Reduction of the front yard setback in the Limited Industry Zoning District from one 
hundred feet to seventy-three feet for a bulk storage tank, and placement of a bulk 
storage tank without a berm. 

Location: Southeast ¼ of the Northwest ¼, Section 3-110-30, in Lafayette Township 
Parcel Number: 06.541.0020 

Zoning Specialist:  Spencer Crawford 
9. PUBLIC HEARING:   PLN24-14

Applicant: Angela Honstad 
Landowner: Angela & Ryan Honstad 

Request: After-the-fact reduction of bluff setback and construction in bluff for a home 
addition 

Location: Part of Northwest ¼ of Southwest ¼ and Government Lot 1, Section 22-110-30, in 
Courtland Township 

Parcel Number: 04.022.1015 
Zoning Specialist:  John Zehnder 

10. Old Business
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11. Other Business
12. Communications
13. Adjourn

http://www.co.nicollet.mn.us/


BOARD OF ADJUSTMENT & APPEALS 
REGULAR MONTHLY MEETING MINUTES 

JULY 15, 2024 7:00 PM E.O.C. CONFERENCE ROOM 

ROLL CALL COMMISSIONERS PRESENT COMMISSIONERS ABSENT EXCUSED NICOLLET COUNTY STAFF PRESENT 

☐ Lloyd Hoffmann, Vice Chair

☒ Justin Laven

☒ Randy Schwab, Chair

☐ Jon Thoreson

☒ Dave Ubel

☒ Lloyd Hoffmann, Vice Chair

☐ Justin Laven

☐ Randy Schwab, Chair

☒ Jon Thoreson

☐ Dave Ubel

☒ Spencer Crawford, Zoning Specialist (ZS)

☒ John Zehnder, Zoning Specialist (ZS)

☒ Michelle Zehnder Fischer, County Attorney (CA)

☒ Justin Hughes, Assistant County Attorney (ACA)

☒ Crystal Madden, Recording Secretary

APPROVAL OF JUNE 10, 2024 MINUTES MOTION SECOND 

APPROVE 

☐ Lloyd Hoffmann, Vice Chair

☒ Justin Laven

☐ Randy Schwab, Chair

☐ Jon Thoreson

☐ Dave Ubel

☐ Lloyd Hoffmann, Vice Chair

☐ Justin Laven

☐ Randy Schwab, Chair

☐ Jon Thoreson

☒ Dave Ubel

VOTE TO APPROVE MINUTES ☒ PASS ☐ FAIL VOTE: 3 - 0 

FINDINGS OF FACT 

PLN24-10, ZIMMERMAN 
MOTION SECOND 

APPROVE 

☐ Lloyd Hoffmann, Vice Chair

☐ Justin Laven

☐ Randy Schwab, Chair

☐ Jon Thoreson

☒ Dave Ubel

☐ Lloyd Hoffmann, Vice Chair

☒ Justin Laven

☐ Randy Schwab, Chair

☐ Jon Thoreson

☐ Dave Ubel

VOTE TO APPROVE THE FINDINGS OF FACT ☒ PASS ☐ FAIL VOTE: 3 – 0 

PUBLIC APPEARANCES None. 

VARIANCE PUBLIC HEARINGS

PLN24-13 APPLICANT/LANDOWNER: Zachary Miller 

DESCRIPTION OF REQUEST Reduction of the Bluff setback in the Conservancy Zoning District from thirty (30) feet to zero (0) feet 
for the purpose of constructing a home addition. 
PID: 07.131.0900 

CONFLICT OF INTEREST None. 

SITE VISIT & PUBLIC CONTACT Board Member Schwab Thoreson & Ubel visited the site.  
There was no contact with Board Members from members of the public. 

STAFF REPORT PRESENTED BY ZS Crawford 
An engineering report made by Brent Krohn, Structural Engineer with Midwest Engineering,  was 
submitted into the Record, and read to the Board during the meeting.  

REVIEW OF CANCELLATIONS & ADDITIONS PLN24-10, Turbes/United Farmers Cooperative is being continued until August 19, 2024 
due to lack of quorum. The applicant has consented to the continuance. A motion was 
made by Member Laven, and seconded by Member Ubel for the continuance, and the 
motion passed by vote 3-0. 

DRAFT



APPLICANT TESTIMONY Present to represent the application was Gary Miller, located at 40415 State Highway 22, St. Peter. 
Mr. Miller updated the Board that the second survey showing the thirty (30) by thirty-three (33) foot 
home addition is the current plan.   

PUBLIC TESTIMONY No one was present to provide public testimony. 
No other correspondence was received.  

BOARD DISCUSSION Further discussion between the Applicant, Board, and Staff took place. 

BOARD ACTION - MOTION MOTION SECOND 

APPROVE VARIANCE with conditions, as 
recommended by Staff 

☐ Lloyd Hoffmann, Vice Chair

☐ Justin Laven

☐ Randy Schwab, Chair

☐ Jon Thoreson

☒ Dave Ubel

☐ Lloyd Hoffmann, Vice Chair

☒ Justin Laven

☐ Randy Schwab, Chair

☐ Jon Thoreson

☐ Dave Ubel

VOTE TO APPROVE REQUEST ☒ PASS ☐ FAIL VOTE: 3 - 0 

SPENCER CRAWFORD, 
ZONING SPECIALIST 

DATE 8/19/2024 

RANDY SCHWAB, 
CHAIR 

DATE 8/19/2024 

ADDITIONAL ITEMS
OLD BUSINESS None. 

OTHER BUSINESS None. 

COMMUNICATIONS None. 

ADJOURN MEETING MOTION SECOND 

  07:34 PM 

☐ Lloyd Hoffmann, Vice Chair

☒ Justin Laven

☐ Randy Schwab, Chair

☐ Jon Thoreson

☐ Dave Ubel

☐ Lloyd Hoffmann, Vice Chair

☐ Justin Laven

☐ Randy Schwab, Chair

☐ Jon Thoreson

☒ Dave Ubel

VOTE TO ADJOURN MEETING ☒ CARRIED ☐ FAILED VOTE: 3 – 0 

DRAFT
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BOARD OF ADJUSTMENTS AND APPEALS 
CRITERIA FOR GRANTING AN AFTER-THE-FACT VARIANCE 

Applicant Zachary Miller Hearing 7/15/2024 
Property Owner Zachary Miller Continuation N/A 

File PLN24-13 Parcel ID     07.131.0900 
Request A reduction of the bluffline setback from thirty (30) feet to zero (0) feet 

for the purpose of constructing a dwelling addition

FINDINGS OF FACT 

A variance may be granted only where the strict enforcement of the Nicollet County zoning 
controls results in a practical difficulty. A determination that a practical difficulty exists is based 
upon criteria defined by the Minnesota Supreme Court; Minnesota State Statute 394.27, 
subdivision 7; and Nicollet County Zoning Ordinance, Section 503.1. 

1. The variance is in harmony with the general purpose and intent of the official control.

2. The variance is consistent with the intent of the Comprehensive Plan.

3. The variance establishes a practical difficulty in complying with the official controls.

BOARD MEMBER YES NO ABSTAIN ABSENT REASON 

Lloyd Hoffmann ☐ ☐ ☐ ☒ The intent of the official control in regard to
the proposal is to maintain slope stability. 
An engineering study was completed by a 
licensed engineer, which reported the 
ground suitable for construction. 

Justin Laven ☒ ☐ ☐ ☐ 
Randy Schwab ☒ ☐ ☐ ☐ 

Jon Thoreson ☐ ☐ ☐ ☒ 

Dave Ubel ☒ ☐ ☐ ☐ 

BOARD MEMBER YES NO ABSTAIN ABSENT REASON 

Lloyd Hoffmann ☐ ☐ ☐ ☒ The intention of the Comprehensive Plan is
to maintain slope stability. An engineering 
study was done with the recommendation 
to stabilize the slope during and after 
construction.  Following the engineer’s 
recommendation - the ground should 
remain stable. 

Justin Laven ☒ ☐ ☐ ☐ 
Randy Schwab ☒ ☐ ☐ ☐ 
Jon Thoreson ☐ ☐ ☐ ☒ 

Dave Ubel ☒ ☐ ☐ ☐ 

BOARD MEMBER YES NO ABSTAIN ABSENT REASON 

Lloyd Hoffmann ☐ ☐ ☐ ☒ The Applicant would like to construct the
building with a walkout basement for use as 
an emergency egress. The age and location 
of the home make it difficult to modify to 
meet their needs.  The ground is not greater 
than a 12%  slope.  

Justin Laven ☒ ☐ ☐ ☐ 
Randy Schwab ☒ ☐ ☐ ☐ 

Jon Thoreson ☐ ☐ ☐ ☒ 

Dave Ubel ☒ ☐ ☐ ☐

DRAFT
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4. The plight of the landowner is due to circumstances unique to the property and not created
by the landowner.

5. The variance will not alter the essential character of the locality.

6. The practical difficulty includes more than economic considerations alone.

THE NICOLLET COUNTY BOARD OF ADJUSTMENT AND APPEALS 

SPECIAL CONDITIONS ARE LISTED ON THE RECORDED VARIANCE AND IN THE RECORD. 

FACTS SUPPORTING THE ANSWER TO EACH QUESTION ABOVE ARE HEREBY CERTIFIED AS THE 
FINDINGS OF THE NICOLLET COUNTY BOARD OF ADJUSTMENT & APPEALS. 

Date: __________________    Chair: ___________________________________________________ 

BOARD MEMBER YES NO ABSTAIN ABSENT REASON 

Lloyd Hoffmann ☐ ☐ ☐ ☒ The plight is due to the location of the house
in relation to the slope, and not created by 
the landowner. The dwelling was built 
before current zoning ordinances. 

Justin Laven ☒ ☐ ☐ ☐ 

Randy Schwab ☒ ☐ ☐ ☐ 
Jon Thoreson ☐ ☐ ☐ ☒ 

Dave Ubel ☒ ☐ ☐ ☐ 

BOARD MEMBER YES NO ABSTAIN ABSENT REASON 

Lloyd Hoffmann ☐ ☐ ☐ ☒ The use of the property is not changing.
There is currently a house on location with a
walkout basement. All slopes will be 
restored and maintained during, and after, 
construction. The request is screened from 
the neighboring properties, and will have 
minimal impact on the bluff. 

Justin Laven ☒ ☐ ☐ ☐ 
Randy Schwab ☒ ☐ ☐ ☐ 
Jon Thoreson ☐ ☐ ☐ ☒ 

Dave Ubel 
☒ ☐ ☐ ☐ 

BOARD MEMBER YES NO ABSTAIN ABSENT REASON 

Lloyd Hoffmann ☐ ☐ ☐ ☒ The Applicant wishes to replace the aging
foundation and square up the house. The 
practical difficulty is due to the slope in 
relation to where the house was  built.  

Justin Laven ☒ ☐ ☐ ☐ 

Randy Schwab ☒ ☐ ☐ ☐ 
Jon Thoreson ☐ ☐ ☐ ☒ 

Dave Ubel ☒ ☐ ☐ ☐ 

☒ APPROVES THE REQUESTED VARIANCE ☐ DENIES THE REQUESTED VARIANCE

THIS DECISION WAS BASED UPON 

☒ Application ☒ Site visit ☒ Staff Report ☒ Photographs

☒ Information received at public hearing

DRAFT



VARIANCE 

REDUCTION OF THE FRONT YARD 
SETBACK & INSTALLATION OF A BULK 

STORAGE TANK WITHOUT A BERM  

United Farmers Cooperative 

PLN24-10 

NICOLLET COUNTY 
BOARD OF ADJUSTMENT AND APPEALS 
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SUBJECT: Variance PLN24-10 

APPLICANT: Darv Turbes with United Farmers Cooperative 

LANDOWNER: United Farmers Cooperative 

LOCATION: Southeast ¼ of the Northwest ¼, Section 3-110-30, in 
Lafayette Township 

PARCEL NO: 06.541.0020 

EXISTING ZONING: Limited Industry 

HEARING DATE: 07/15/24 

60 DAYS FROM REQUEST: 08/20/24 

REQUEST 

United Farmers Cooperative is requesting the following variances: 

• Reduction of the front yard setback in the Limited Industry Zoning District from 100 feet
to 73 feet.

• Installation of a bulk storage container without a berm.

ORDINANCE 

• Nicollet County Zoning Ordinance Section 608.5 Dimensional Standards (2) Front Yard:
Required setback from road right-of-way, State Highway, 100 feet.

• Nicollet County Zoning Ordinance Section 708 Bulk Storage (Liquid) (5): The County
Board shall require the development of berming around bulk storage containers. Berming
shall be suitably sealed and shall hold a leakage capacity equal to one hundred fifteen (115)
percent of the largest container capacity.

PROJECT DESCRIPTION 

UFC is seeking to consolidate their operations by moving a 30,000-gallon propane tank from their 
Lafayette location to Klossner. It would sit alongside an existing tank, bringing the propane 
capacity at the site up to 60,000 gallons. The propane would be sold locally for both home an 
agricultural use. Per the Applicant, the additional tank will help to meet increased demand in the 
area. Both tanks will have bollards on the west side facing the road. See the associated Conditional 
Use Permit request PLN24-11 for additional information.  

UFC believes the proposed location of the tank is the only possible area for it to be placed. They 
cite two primary reasons for this:  
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• The location of the other buildings and structures prohibit the placement of the tank
elsewhere.

• The width of the right of way makes compliance with the 100-foot setback difficult.

There are four large sheds, twelve liquid storage containers, multiple buried tanks, and a service 
station on the property. Given the 40-foot setback from structures as allowed by the New Ulm Fire 
Department and 100-foot right of way setback required by the Zoning Ordinance, there are limited 
locations in which the new tank could be placed. There appears to be other locations which could 
meet these requirements (particularly in the southwest of the property), but the Applicant has stated 
that placing a tank there would interfere with the loading and unloading of trucks. This is plausible 
as the south half of the property has several above and below ground storage tanks.  

In regard to the second claim, the size of the right of way is not atypical for a State Highway. 
Moreover, it does not protrude into the UFC property any more so than the neighboring parcels. 
The right of way is a shared burden between all properties located along this part of Highway 15.  

UFC has provided a letter from Arrow Tank and Engineering Company stating that there is no 
practical reason to construct a berm. The letter explains that propane has a boiling point of -44 F, 
meaning it would vaporize if spilled from the tank. Berming is not an industry practice for propane 
tanks. 

MNDOT STATEMENT  

MNDOT provided the following statement in regard to the landscaping: 

The main concern we have about the landscaping for the Cenex station propane tank is keeping it 
out of MnDOT R/W and the clear zone for this portion of the road.  Traffic indicated it would be 
advisable to plant something that would grow to have a stem/truck diameter less than 4 inches. 
That way it should act in more of a breakaway manner if it got hit. 

EXISTING LAND USE 

The approximately three-acre property contains a variety of structures centered around energy, 
including: a service station, existing propane tank, fuel storage tanks, and several sheds that hold 
vehicles and liquid petroleum related equipment. The service station is not manned and the 
property may be unattended during some parts of the day. 

SURROUNDING LAND USE 

The property sits on the southern edge of the unincorporated community of Klossner. There are 
several homes to the north and northwest of the property, with the closest being about 280 feet 
from the tank. There is farmland to the east and south, and a Nicollet County Public Works Station 
to the northeast.  
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SITE REVIEW  

Property Services Staff visited the site and took pictures of the request on June 28, 2024. 

NEIGHBOR NOTIFICATION  

Property owners were notified of the request per the standards of Section 503 of the Zoning 
Ordinance and Minnesota Statutes Section 394.26. Public comment was received but not in regard 
to the variance request; see PLN24-11.  

VARIANCE CRITERIA 

Nicollet County Zoning Ordinance Section 503.1: A variance to a provision of the Zoning 
Ordinance may be issued to provide relief to the landowner in those zones where the intent of the 
official control creates practical difficulties for the property owner in the use of their land. No 
variance may be granted that would allow any use that is not allowed in the zoning district in which 
the subject property is located. No variance shall permit standards lower than those required by 
state law. A variance may be granted only in the event that the following circumstances exist: 

1. The variance is in harmony with the general purposes and intent of the official
control?

• The intent of the berming requirement is to keep dangerous liquids contained in the
event of tank failure.

• Propane has a boiling point around -44 Fahrenheit, and would vaporize if spilled from
the tank. A berm would not contain the gas in the event of a failure.

• The intent of the 100-foot right of way setback is to separate incompatible land uses.
The land uses being separated in this case are transportation & light industrial.

• Meeting the required setback may help to prevent transportation related incidents, such
as a vehicle running into the tank. However, the Applicant is proposing to install
bollards facing the road. The bollards may help to prevent or reduce the severity of any
transportation related incidents.

2. The variance is consistent with the intent of the Comprehensive Plan?

• The Comprehensive Plan emphasizes the importance of public safety in land use
decisions.

• Propane has a boiling point around -44 Fahrenheit, and would vaporize if spilled from
the tank. A berm does not appear to improve public safety.
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• Meeting the required setback may help to prevent transportation related incidents, such
as a vehicle running into the tank. However, the Applicant is proposing to install
bollards between the tanks and the road. The Bollards may help to prevent or reduce
the severity of any transportation related incidents.

3. The variance establishes a practical difficulty in complying with the official controls?

• Without a variance, the Applicant is not denied reasonable use of the property.

• Placing a storage tank of this size without a berm is reasonable as it does not appear to
impact public safety.

• Meeting the 100 foot right of way setback may be difficult due to existing structures
and infrastructure.

4. The plight of the landowner is due to circumstances unique to the property not
created by the landowner?

• In regard to the setback reduction, the Applicant’s plight is due to the location of the
existing structures, tanks, and equipment on the property.

• The landowner claims the width of State Highway 15 is also part of their plight, but
this is not unique to the property.

• In regard to the berm, the Applicant’s plight is related to it having no practical purpose.

5. The variance will not alter the essential character of the locality?

• The request will not alter the essential character of the locality. There is an existing
30,000 propane tank on site without a berm. The new tank would be no closer to the
right of way than the existing tank.

6. The practical difficulty includes more than economic considerations alone?

• In regard to the setback reduction, the practical difficulty (if one exists) is related to
existing structures, tanks, and equipment making it difficult to place the tank within the
required setbacks.

• In regard to the berm, the practical difficulty (if one exists) is related to the uselessness
of the berm.
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RECOMMENDED CONDITIONS        

Staff recommends the attachment of the following conditions if the variance request is approved: 

1. The Applicant undertakes the project according to the plans and specifications submitted
to the County with the application.

2. The County may enter onto the premises at reasonable times and in a reasonable manner
to ensure the permit holder is in compliance with the conditions and all other applicable
statutes, rules, and ordinances.

3. The Applicant must obtain the appropriate zoning permits prior to construction.

4. All planted landscaping shall be located outside of the MNDOT right of way and have a
stem/trunk diameter of less than 4 inches.
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Applicant/Property Owner:  
United Farmers Cooperative 

PLN24-10 

ATTACHMENT  A Application 

ATTACHMENT  B  Submitted by Applicant 

ATTACHMENT  C Aerial Map  

ATTACHMENT  D Location Map 

ATTACHMENT  E Site Photographs 

ATTACHMENT  F  Neighbor Notification List 

ATTACHMENT  G Criteria for a Variance 



ZONING PERMIT
TOTAL FEES: $496.00

Parcel#: 06.541.0020

Permit#: PLN24‐10
Date: 6/21/2024

Applicant: DARV TURBES‐ UFC 
Telephone:  507‐647‐6606 

Owner: UNITED FARMERS COOPERATIVE 
Property Address: 40339 STATE HIGHWAY 15, NEW ULM, MN 55396

Abbreviated Legal Description: SENW 3‐110‐30
Township: Lafayette Township

Zoning District(s): LIMITED INDUSTRY
Hearing Date:

Record Type: Variance

Subtype: New

Category: Commercial

Description:  FRONT YARD SETBACK REDUCTION FORGO BERMING AROUND TANK 

Copies of the meeting agenda and packet are available on the Nicollet County website: co.nicollet.mn.us/AgendaCenter

Questions regarding the hearing can be directed to: Spencer Crawford

Phone: 507‐934‐7071

Email: Spencer.Crawford@co.nicollet.mn.us

APPLICANT SIGNATURE DATE PROPERTY SERVICES DATE

PROPERTY SERVICES DIVISION

501 S MINNESOTA AVENUE, SAINT PETER, MN 56082

507‐934‐7070

Monday, July 15, 2024

06/21/24Darv Turbes (Jun 21, 2024 09:53 CDT)
Darv Turbes Jun 21, 2024
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App (unsigned)
Final Audit Report 2024-06-21

Created: 2024-06-21

By: Spencer Crawford (Spencer.Crawford@co.nicollet.mn.us)

Status: Signed

Transaction ID: CBJCHBCAABAAHzBTWSaCxRj6CdUxYfuKb7MQRBJrMAfi

"App (unsigned)" History
Document created by Spencer Crawford (Spencer.Crawford@co.nicollet.mn.us)
2024-06-21 - 1:47:17 PM GMT- IP address: 151.111.52.1

Document emailed to darv.turbes@ufcmn.com for signature
2024-06-21 - 1:48:01 PM GMT

Email viewed by darv.turbes@ufcmn.com
2024-06-21 - 1:48:54 PM GMT- IP address: 40.94.20.126

Signer darv.turbes@ufcmn.com entered name at signing as Darv Turbes
2024-06-21 - 2:53:02 PM GMT- IP address: 140.190.7.4

Document e-signed by Darv Turbes (darv.turbes@ufcmn.com)
Signature Date: 2024-06-21 - 2:53:04 PM GMT - Time Source: server- IP address: 140.190.7.4

Agreement completed.
2024-06-21 - 2:53:04 PM GMT



 VARIANCE 
 APPLICANT QUESTIONNAIRE 

PROJECT DESCRIPTION 

APPLICANT NAME: United Farmers Coopera�ve  DATE: June 13, 2024 
    REQUEST:  30,000 Gallon LP Tank Installa�on - Klossner 

Please describe the specific details related to your request, including but not limited 
to:  

• why you feel the project is a need rather than a want;
• what alterna�ves you explored and the reasons they were not reasonable for you; and

United Farmers Coopera�ve (“UFC”) is a full-service agricultural coopera�ve that provides 
agronomy products and services that include fuel and energy sales.  As a coopera�ve, United 
Farmers Coopera�ve is a business that is owned and controlled by the farmers that patrons of 
the coopera�ve.  Those patrons are called members.  Coopera�ves differ from other businesses 
because they are essen�ally owned by their members and operate for the benefit of members. 
As a coopera�ve, United Farmers Coopera�ve provides benefits to its members with improved 
bargaining power, reduced costs, expansion opportuni�es, improved products and services, 
and increased income. 

UFC seeks to install a 30,000 gallon liquid petroleum tank (“LP Tank”) at its facility located at 
40339 State Highway 15, Klossner, MN 56073 (“Loca�on”) near its exis�ng tank.  UFC seeks a 
variance so that the LP Tank can be placed with a setback from the road right of way less than 
100 feet, a setback from the side property line less than 75 feet, without berming.   The 
project is needed as there is increased demand for LP in the immediate area.  Installa�on of 
the LP Tank will provide greater and quicker access to LP by UFC’s members and customers.  
Access to LP is essen�al to farmers and home hea�ng customers in the fall and winter to meet 
their needs in a �mely manner.  Alterna�ves to installa�on of the LP Tank at the Loca�on 
include leaving the LP Tank at its current loca�on and con�nuing to operate the just exis�ng 
LP tank on the Loca�on.  These alterna�ves were dismissed as they would not allow UFC to 
meet the increasing needs of its members and customers in the immediate area.  Installing 
the LP Tank at the Loca�on will streamline UFC’s LP sales and deliveries in the area with 
reduced traffic and increased access to LP gas.  It will also allow UFC to use exis�ng facili�es at 
the Loca�on in a more efficient manner by consolida�ng LP tank opera�ons in a central 
loca�on. 
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 VARIANCE 
 APPLICANT QUESTIONNAIRE  

APPLICANT NAME: United Farmers Coopera�ve  DATE: June 13, 2024 
    REQUEST:  30,000 Gallon LP Tank Installa�on - Klossner 

A variance may be granted only where the strict enforcement of the Nicollet 
County zoning controls results in a prac�cal difficulty.  A determina�on that a 
prac�cal difficulty exists is based upon criteria defined by the Minnesota Supreme 
Court; Minnesota State Statute §394.27, Subdivision 7; and Nicollet County 
Zoning Ordinance, Sec�on 503.1.  

WHY DO YOU FEEL THE REQUESTS MEETS THE FOLLOWING CRITERIA? 

1. The variance is in harmony with the general purposes and intent of the official
control.

The Loca�on is zoned as Limited Industry District.  Zoning and land use restric�ons allow 
governmental en��es to ensure land gets used in a way that promotes both the best use of the land 
and the prosperity, health, and welfare of residents.  The official controls at issue for the Limited 
Industry District allows for use of the property for bulk storage as a condi�onal use.  The Loca�on has 
been used as a bulk storage facility for over forty years without incident.  The Limited Industry District 
is intended to preclude the opera�on of “industries that pose problems of air pollu�on, noise, 
vibra�ons, etc.” The use of the Loca�on for the installa�on of a second LP Tank is not contrary to the 
official control and is in harmony with the general purpose of the official control.  First, the proposed 
use is allowed by the zoning ordinance.  Also, the Loca�on has already been used as a bulk facility for 
many years without complaint.  The installa�on of the LP will not increase pollu�on, noise, vibra�ons 
or any other problem.  The proposed use will be beneficial in many respects.  The proposed project 
will provide addi�onal access to LP fuel for UFC’s members and customers in the area, reduce traffic, 
and improve the appearance of the Loca�on with landscaping. 

2. The variance is consistent with the intent of the Comprehensive Plan.
 The Comprehensive Plan recognizes the agricultural heritage of Nicollet County and seeks to preserve 
agricultural land and encourage sustainable agricultural prac�ces.  The proposed installa�on of the 
proposed LP Tank will allow UFC to beter service its agronomy customers in the area that will in turn 
assist in preserving agricultural land and encourage sustainable agricultural prac�ces.  LP is essen�al 



to sustainable agriculture in that it provides farmers with a cost-effec�ve energy source with fewer 
emissions that other fuels, such as diesel or gasoline. Addi�onally, the loca�on will have an addi�onal 
LP Tank and increase the total capacity of the loca�on, traffic will be reduced as the tanks will require 
fewer deliveries to refill the LP Tanks. 

3. The variance establishes a prac�cal difficulty in complying with the official
controls.

 The use proposed by UFC is reasonable.  The proposed use is allowed by the zoning ordinance and 
the Loca�on has already been used as a bulk facility for many years without any issues.  The size and 
shape of the property at issue, along with exis�ng improvements make installa�on of the LP Tank in 
compliance with all setbacks impossible.  Furthermore, the berming requirement around bulk storage 
tanks is nonsensical when applied to LP tanks.  Berming is o�en required when dealing with liquid 
fuels so that in the event the tank leaks, the fuel will be contained by the berming.  While LP is liquid 
while it is under pressure inside a tank, in the event of a leak, the liquified petroleum will return to a 
gas and will dissipate in the atmosphere.  Berming will not do anything to contain a leak of LP gas. 

4. The plight of the landowner is due to circumstances unique to the property not
created by the landowner.

 The uniqueness of the Loca�on makes installa�on of the LP Tank on another por�on of the land 
impossible.  The various buildings and tanks located on the property prohibit installa�on on other 
por�ons imprac�cal.  Also, the width of the right of way for Highway 15 makes compliance with 
setbacks from the right of way difficult as the right of way extends 112 feet beyond the actual lanes of 
the highway.  While the proposal will result in the LP Tank only setback 73 feet from the Highway 15 
right of way, the LP Tank will be more than 100 feet from the lanes of Highway 15 that are actually 
used by vehicles. The LP Tank will be setback 53 feet from the side property line, which is only 22 feet 
short of the requirement.  However, the nearest resident on the adjacent property is approximately 
270 feet away from where the LP Tank will be located. 

5. The variance will not alter the essen�al character of the locality.

 The proposed project will not alter the essen�al character of the Loca�on.  The Loca�on is already 
used, in part, as a bulk facility.  The proposed use will not change that.  Also, the installa�on of the LP 
Tank will not be inconsistent with the area or cause any issues with neighbors.  The property to the 
north is screened by a line of trees and the landscaping will be installed to screen the LP Tank from 
Highway 15 

6. The prac�cal difficulty includes more than economic considera�ons alone.



The non-economic considera�ons outweigh any economic considera�ons with respect to the prac�cal 
difficul�es in complying with official controls as writen.  The main purpose of the proposal is to allow 
UFC to meet the increasing needs of its members and customers in the immediate area and allow UFC 
to meet those needs quickly and efficiently.  There are �mes of the year when farmers require 
substan�al amounts of LP gas, such as during the harvest season.  Running out of LP gas or not having 
adequate access to LP gas can disrupt farm opera�ons and the produc�on of crops.  With respect to 
home hea�ng customers, access to adequate sources of LP gas can be an issue of life and death.  
Installa�on of the LP Tank at the Loca�on will ensure that those members and customers that rely on 
UFC for LP gas will have an adequate supply that can be delivered quickly and efficiently.  Ensuring 
that crops are grown and processed to provide food and that residents have heated homes during 
cold winters goes beyond economic considera�ons  

ALL SIX VARIANCE CRITERIA MUST BE MET IN ORDER FOR THE REQUEST TO 
BE APPROVED. 

PROPERTY SERVICES DEPARTMENT 
NICOLLET COUNTY GOVERNMENT CENTER

501 S. MINNESOTA AVENUE 
ST PETER, MN 56082 

DIRECT (507) 934-7070   FAX (507) 931-0856 
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Prepared For:

Date:

4/28/2024

To Whom it may concern:

Topic in Question:

Township requires any “bulk storage to have containment area / burm to capture spills”

Liquified Petroleum Gas (LPG) or more commonly called Propane is stored in a closed loop system consisting of a Storage

tank and interconnecting piping with manual and auto -shutoffs.
The reason Propane is in a closed loop system is because the boiling point is negative 44*F and below. 
Any temperature above  -44*f, Propane naturally  vaporizes.

When disconnecting after loading operations, the industry standard is to vent the connection space to atmosphere. 

This happens instantly and the vapor are directed upward similar to the PRV’s installed on the storage tank.

If, in the unlikely event a Propane tank were to “spill”, the Propane would vaporize and naturally disburse into the atmosphere.

Therefore a burm or any containment area would be useless and not an industry practice 

Sincerely 

Dylan Sumner
Arrow Tank & Engineering 

8950 Evergreen Blvd

Minneapolis, MN 55433

dylans@arrowtank.com
C 715-558-6397

866-998-3266

United Farmers Coop
Darv Turbes
705 E 4th Street

Winthrop, MN 55396

ARROW TANK AND ENGINEERING ∙ 8950 EVERGREEN BLVD ∙ MINNEAPOLIS, MN 55433 ∙ (800) 333-5532

www.arrowbobtails.com  

mailto:tims@arrowtank.com




LEGAL DESCRIPTION 

Lot J of the East Half of the Northwest Quarter and Lot C of the West Half of the Northeast 
Quarter, both in Section 3, Township 110, Range 30 West, Nicollet County, Minnesota. 

Except for that part of Lot J of the East Half of the Northwest Quarter of Section 3, Township 
110, Range 30 West show as Parcel 213C on the plat designated as Minnesota Department of 
Transportation Right of Way Plat Numbered 52-5 on file and of record in the office of the 
County Recorder in and for Nicollet County, Minnesota, together with all hereditaments and 
appurtenances belonging thereto. 

And 

Lot B of the Southwest Quarter of the Northeast Quarter, Section 3, Township 110, Range 30 
West, Nicollet County, Minnesota. 
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1

DISPLAYNAME MAILINGADDR MAILINGCITYSTATEZIP

HOWARD M ALTMANN 57743 FORT RD NEW ULM MN  56073
BEVERLY J BEAN 57731 FORT RD NEW ULM MN  56073
DAVID EISENBACHER 57644 FORT RD NEW ULM MN 56073
KLOSSNER WATER ASSOC INC 57832 FORT RD NEW ULM MN 56073
COREY T KOOP 57613 FORT RD NEW ULM MN  56073
LAFAYETTE TOWNSHIP 60054 398TH ST NEW ULM MN 56073
JOHN F & CAROLYN T MEYER 57653 FORT RD NEW ULM MN 56073
ANDREW G & KITA S MOLDAN 57759 FORT RD NEW ULM MN 56073
LEON OLSEN 819 N FRANKLIN ST NEW ULM MN  56073
CARL D SCHWERMANN 40511 581ST AVE NEW ULM MN 56073
STATE OF MINNESOTA MAIL STATION 3340 SAINT PAUL MN 55146
CARLA SWANSON-CULLEN 57773 FORT RD NEW ULM MN  56073
UNITED FARMERS COOPERATIVE PO BOX 461 WINTHROP MN 55396
MARY J WAIBEL 45438 541ST ST COURTLAND MN 56021
WAYNE WELS - LAFAYETTE TOWNSHIP 60054 398TH ST NEW ULM MN 56073
LESLIE & JAMI WENNINGER 57688 412TH ST NEW ULM MN 56073
KENNETH H & NANCY J WETZEL 40314 STATE HIGHWAY 15 NEW ULM MN  56073

PLN24-10_UFC_Neighbor Notice List
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BOARD OF ADJUSTMENTS AND APPEALS 
CRITERIA FOR GRANTING A VARIANCE 

Name of Applicant Darv Turbes, United Farmers Cooperative Hearing 7/15/2024 

Property Owner United Farmers Cooperative Continuation 8/19/2024 

File PLN24-10 Board Member 

Request Reduction of the front yard setback in the Limited Industry Zoning District 
from 100 feet to 73 feet for a bulk storage tank, and placement of a bulk 
storage tank without a berm 

CRITERIA WORKSHEET 

A variance may be granted only where the strict enforcement of the Nicollet County zoning 
controls results in a practical difficulty. A determination that a practical difficulty exists is based 
upon criteria defined by the Minnesota Supreme Court; Minnesota State Statute 394.27, 
subdivision 7; and Nicollet County Zoning Ordinance, Section 503.1. 

1. The variance is in harmony with the general purpose and intent of the official control.

2. The variance is consistent with the intent of the Comprehensive Plan.

3. The variance establishes a practical difficulty in complying with the official controls.

YES ☐ NO ☐ REASON:

YES ☐ NO ☐ REASON:

YES ☐ NO ☐ REASON:
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4. The plight of the landowner is due to circumstances unique to the property and not created
by the landowner.

5. The variance will not alter the essential character of the locality.

6. The practical difficulty includes more than economic considerations alone.

Date: __________________    Member: ________________________________________________ 

YES ☐ NO ☐ REASON: 

YES ☐ NO ☐ REASON: 

YES ☐ NO ☐ REASON: 

ANSWERS BASED UPON 

☐ Application ☐ Site visit ☐ Staff Report ☐ Photographs

☐ Information received at public hearing



 

 

 

 
VARIANCE 

 

 

BLUFF SETBACK REDUCTION & 

DEVELOPMENT ON SLOPE GREATER 

THAN 12%  

 

 

Angela Honstad 

 

 

PLN24-14 

 

 

 

NICOLLET COUNTY 

BOARD OF ADJUSTMENT AND APPEALS 
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SUBJECT: Variance PLN24-14 

APPLICANT: Angela Honstad 

LANDOWNER: Angela Honstad & Ryan Honstad 

LOCATION:  Northwest ¼ of the Southwest ¼ and Government Lot 1,  
Section 22-110-30, in Courtland Township 

PARCEL NO: 04.022.1015 

EXISTING ZONING: Conservancy   

HEARING DATE: 08/19/24 

60 DAYS FROM REQUEST: 09/12/24 
 
REQUEST 

 
Angela Honstad is requesting an after-the-fact variance to develop a bluff and reduce the 
bluffline setback for the purpose of construction: 
 
Type  Size  Bluff Setback Requested 

Home addition with basement 420.7 sq. ft.   0 feet 
10-ft. wide wrap-around deck 496.2 sq ft.  0 feet 

 
ORDINANCE  

 
Nicollet County Zoning Ordinance 603.4 (5) Bluffline: For any structure, or excavation for a 
structure, but not for onsite sewage treatment systems, thirty (30) foot setback. 
 
Nicollet County Zoning Ordinance 302 Definitions: Bluffline – A line along the top of a slope 
connecting the points at which the slope becomes less than twelve (12) percent. This applies to 
those slopes within the land use district(s) which are beyond the setback provisions from the 
ordinary high water mark. 
 
Nicollet County Zoning Ordinance 721 Land Preservation (2): Slopes over twelve (12) percent in 
grade shall not be developed.  
 
PROJECT DESCRIPTION 

 

The existing home was constructed in 1999 and is built into an area of bluff that drops about 6 
feet toward the southwest. This lets on to a flatter area of approximately 54 feet that 
subsequently drops down toward the US 14 Right of Way and the Minnesota River. The areas of 
bluff to the northwest and southwest of the house are above 12% in grade, but not exceptionally 
steep, with Property Services staff measuring a slope of approximately 14%. The original 
topography of the site cannot be accurately determined. However, the survey does indicate areas 
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of the bluff that experienced structural grading during the original 1999 construction. These areas 
likely experienced significant alterations from their original form.   
 
The applicant’s addition replaces an existing deck located on the site. The applicant has stated 
that her primary goal was to free up space elsewhere for her growing family by adding a family 
room. Her secondary goal was to eliminate the safety hazard of the former deck, which she states 
was rotting and harboring vermin. The addition’s basement would be used for personal storage. 
The addition would also include a 10-foot wide wrap-around deck with a tuck-under staircase to 
reach the flat part of the backyard. The applicant has stated that she contacted the Property 
Services department to inquire about permitting last fall. However, we were not able to locate a 
record of this. Construction began in April and the concrete basement had been poured when 
staff from the County Assessor’s office took photos on May 14th. The applicant stopped 
construction after receiving our letter. However, she stated that they had significant water 
infiltration and basement flooding after the June 20-22 rainfall event and subsequently completed 
the walls and roof to prevent further leakage. They have since paused further construction.  
 
EXISTING LAND USE 

 

The 14.5-acre lot includes a dwelling with a shed near the northern property line. The western 
half of the property is forested, with meadow and orchard making up the areas east of the 
dwelling.  
 
SURROUNDING LAND USE 

 
The surrounding area includes farmland to the east and forested bluffs to the west, with adjacent 
homesites along Spruce Haven Lane. The nearest of these dwellings is about 300 feet to the 
south.  
 
ENGINEERING REPORT 

 
Bolton & Menk performed an analysis that took into account slope before and after construction, 
as well as site soil material. Their team found that the project has changed the immediate slope 
from 12% to 21%. However, it also decreased the soil load at the site by 68%. This means that 
despite the change in slope, the site’s safety factor is still 5.9, which is well above the minimum 
threshold of 1.5. Their report concluded that the project did not pose a risk to the overall stability 
of the area.  
 
SITE REVIEW  

 

The Property Services Department first visited the site on May 30th to measure slopes and 
subsequently on July 23rd to take photographs.  
 

NEIGHBOR NOTIFICATION  

 
Property owners were notified of the request per the standards of Section 503 of the Zoning 
Ordinance and Minnesota Statutes Section 394.26. 
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VARIANCE CRITERIA 

 

Nicollet County Zoning Ordinance Section 503.1: A variance to a provision of the Zoning 
Ordinance may be issued to provide relief to the landowner in those zones where the intent of the 
official control creates practical difficulties for the property owner in the use of their land. No 
variance may be granted that would allow any use that is not allowed in the zoning district in which 
the subject property is located. No variance shall permit standards lower than those required by 
state law. A variance may be granted only in the event that the following circumstances exist: 
 

1. The variance is in harmony with the general purposes and intent of the official 

control?  

 

 The intent of the official control in regard to the proposal is to prevent slumping and 
preserve slope stability. 
 

 The engineering analysis finds that project has not reduced the slope factor of safety to 
an unsafe level.   

 
2. The variance is consistent with the intent of the Comprehensive Plan?  

 

 The Comprehensive Plan states:  
o Bluffs are a natural resource to be preserved, protected, and conserved. 
o The current bluff setback is inadequate for today’s development, as slumping 

continues on bluffs, impacting both the structures and slope stability. 
 

 The area of bluff altered by this project already experienced structural grading during 
the existing dwelling’s 1999 construction.  
 

 This project does not involve the clearing of any trees or other areas of natural 
vegetation.  

 
 The engineering report states that project has not posed a risk to overall soil stability in 

the area.  
 

3. The variance establishes a practical difficulty in complying with the official controls? 
 

 The existing dwelling’s location within the bluff means that nearly all potential addition 
sites would fall within the bluff setback 
 

 The only part of the home outside of the bluff setback is the southeast corner of the 
garage which is not conducive to a room addition 

 
 Expansion on the eastern side of the home is further limited by the location of an 

existing septic pipe as shown in the property’s septic as-built drawing  
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4. The plight of the landowner is due to circumstances unique to the property not 

created by the landowner? 

 

 The plight is due to the location of the dwelling within the bluff and the location of the 
septic pipe. It was not created by the landowner.   

 
5. The variance will not alter the essential character of the locality?   

 

 The use of the property is not changing 

 

 The area of construction is well-screened from neighboring properties by existing forest 
 

 Homes built into the bluff or bluff setback are quite common in this area, with at least 
17 existing between State Highway 15 to the north and the Highway 37 Bridge to the 
south.  

 

6. The practical difficulty includes more than economic considerations alone? 

 

 The practical difficulty, if any, arises from the existing home’s location within the bluff 
and the location of the existing septic pipe 

 
In consideration of an after-the-fact variance request, and in addition to the criteria listed in 
Section 503.1, the Board shall take into consideration the following: 
 

7. Did the applicant make a good faith effort to obtain a zoning permit prior to 

completion of the construction?  

 

 The Applicant states they had received the impression that they would not need to 
obtain a zoning permit.  
 

8. In relation to the subject variance, are there similar structures in the area? 
 

 Homes built into the bluff or bluff setback are quite common in this area, with at least 
17 existing between State Highway 15 to the north and the Highway 37 Bridge to the 
south. 
 

 The county has granted two variances to the bluff setback in this area within the last 
two decades  
 

9. Does the burden on the applicant of compliance outweigh the benefit to the County? 

 

 Regarding nearby road infrastructure, MnDOT District 7 did not have any comments.  
 

10 Was the act of the violation by the applicant unintentional? 

 



 

- 5 - 
 

 The act may be unintentional as the Applicant states they were unaware that a variance 
would be required to replace their former deck with a home addition. 

 

RECOMMENDED CONDITIONS                      

 
Staff recommends the attachment of the following conditions if the variance request is approved:  
 

1. The Applicant shall obtain a Zoning Permit from Nicollet County Property Services for 
addition. 
 

2. The County may enter onto the premises at reasonable times and in a reasonable manner 
to ensure the permit holder is in compliance with the conditions and all other applicable 
statutes, rules, and ordinances.  
 

3. The applicant shall utilize erosion and siltation control measures during construction, such 
as a silt fence beneath areas of disturbed soil until vegetative cover can be established 
 

4. The applicant shall establish a vegetative cover to prevent slope erosion where soil has 
been disturbed 
 

5. If new vegetation proves difficult to establish, a landscape or erosion control specialist 
shall be engaged. 

 
6. Construction equipment shall not drive on slopes greater than 12% when wet.   
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Applicant/Property Owner:   

Angela Honstad 

 

PLN24-14 

 

 
ATTACHMENT  A   Application 

 

ATTACHMENT  B   Submitted by Applicant 

 

ATTACHMENT  C   Aerial Map   

 

ATTACHMENT  D  Location Map 

 

ATTACHMENT  E  Buildable Area Map 

 

ATTACHMENT  F  Septic Drawing 

 

ATTACHMENT  G  Engineering Report 

 

ATTACHMENT  H  Site Photographs 

 

ATTACHMENT  I   Neighbor Notification List 

 

ATTACHMENT  J  Criteria for a Variance 
 



PROPERTY SERVICES DIVISION 

501 S MINNESOTA AVENUE, SAINT PETER, MN 56082 

507-934-7070 

BOARD OF ADJUSTMENT & APPEALS APPLICATION 
TOTAL FEES:  $1,296.00 

Parcel#: 04.022.1015 

Permit#: PLN24-14 

Date: 7/17/2024 

Applicant: ANGELA HONSTAD 

Telephone: 507-276-6804 

Owner: HONSTAD ANGELA & RYAN HONSTAD 

Property Address: 43778 SPRUCE HAVEN LN, NEW ULM MN 56073 

Abbreviated Legal Description: PT OF NW 1/4 OF SW 1/4 AND G.L. 1 IN 22-110-30 

Township: Courtland Township 

Zoning District(s): CONSERVANCY  
Hearing Date: Monday, August 19, 2024 

Record Type: Variance 

Subtype: Addition 

Category: Residential 

Description: VARIANCE TO BLUFF SETBACK AND BUILDING IN BLUFF 

Copies of the meeting agenda and packet are available on the Nicollet County website: co.nicollet.mn.us/AgendaCenter 

Questions regarding the hearing can be directed to: John Zehnder 

Phone: 507-934-7076 

Jul 23, 2024 

Email: John.Zehnder@co.nicollet.mn.us 

7/17/24 
Angie Honstad (Jul 23, 2024 16:34 CDT) 

APPLICANT SIGNATURE DATE PROPERTY SERVICES DATE 

A
TT

A
C

H
M

EN
T 

A
Ap

pl
ic
at
io
n

https://na1.documents.adobe.com/verifier?tx=CBJCHBCAABAAW1KsmwRQLn5IfCakHU0Kgz2N8l0SEdsP
mailto:John.Zehnder@co.nicollet.mn.us
https://na1.documents.adobe.com/verifier?tx=CBJCHBCAABAAW1KsmwRQLn5IfCakHU0Kgz2N8l0SEdsP
https://na1.documents.adobe.com/verifier?tx=CBJCHBCAABAAW1KsmwRQLn5IfCakHU0Kgz2N8l0SEdsP


Created: 2024-07-17 

By: 

Status: 

Transaction ID: 

John Zehnder (John.Zehnder@co.nicollet.mn.us) 

Signed 

CBJCHBCAABAAW1KsmwRQLn5IfCakHU0Kgz2N8l0SEdsP 

PLN24-14 App Invoice Receipt 
Final Audit Report 2024-07-23 

"PLN24-14 App Invoice Receipt" History 
Document created by John Zehnder (John.Zehnder@co.nicollet.mn.us) 
2024-07-17 - 9:50:59 PM GMT- IP address: 151.111.52.1 

Document emailed to angiehonstad@gmail.com for signature 
2024-07-17 - 9:51:44 PM GMT 

Email viewed by angiehonstad@gmail.com 
2024-07-17 - 10:00:31 PM GMT- IP address: 66.102.6.233 

Signer angiehonstad@gmail.com entered name at signing as Angie Honstad 
2024-07-23 - 9:34:33 PM GMT- IP address: 66.60.210.89 

Document e-signed by Angie Honstad (angiehonstad@gmail.com) 
Signature Date: 2024-07-23 - 9:34:35 PM GMT - Time Source: server- IP address: 66.60.210.89 

Agreement completed. 
2024-07-23 - 9:34:35 PM GMT 

mailto:angiehonstad@gmail.com
mailto:angiehonstad@gmail.com
mailto:angiehonstad@gmail.com


APPLICANT QUESTIONNAIRE: 
AFTER-THE-FACT VARIANCE CRITERIA 

& PROJECT DESCRIPTION

A variance may be granted only where the strict enforcement of the Nicollet County zoning 
controls results in a practical difficulty. A determination that a practical difficulty exists is based 
upon criteria defined by the Minnesota Supreme Court; Minnesota State Statute §394.27, 
Subdivision 7; and Nicollet County Zoning Ordinance, Section 503.1. 

WHY DO YOU FEEL THE REQUESTS MEETS THE FOLLOWING CRITERIA? 

1. The variance is in harmony with the general purposes and intent of the official control.

This request is in harmony with the general purposes of the zoning controls as it would allow an 
additional space for our growing family that extends into current space in our backyard. It would 
not encroach on the wooded hillside, neighbors, or have a negative impact on the environment. 
This area was previously a tiered flower garden with an arbor and an overgrown small decorative 
pond (less than 10 inches deep, more of a safety hazard for kids and nonfunctional).  

2. The variance is consistent with the intent of the Comprehensive Plan.

This variance request is consistent with the intent of the comprehensive plan, chapter 4 is 
specifically relevant in respect to the intention of preserving natural resources which is what led to 
the Nicollet County bluff set back requirement and definition. This addition does not encroach on 
the river valley, natural resources or what would generally be considered a bluff. It is a grassy, 
sloped area of our yard between a flat front yard/garage/driveway and a lower but flat backyard 
area where our walk out basement is located.  

3. The variance establishes a practical difficulty in complying with the official controls.
There is a practical difficulty due to the location of the house. There is a broad, flat area with a 
gradual slope down to another flat area in the backyard. Please see more details on the application 
but there was not another good option for placement of the addition due to layout of the home 
and placement of the septic system.  

4. The plight of the landowner is due to circumstances unique to the property not created by
the landowner.

The layout of the property and placement of the existing hour relative to the hillside led to 
the need for a variance as there is a small section of the hillside adjacent to the house with a 
higher slope (14%) leading this to fall into Nicollet County’s bluff category. 

APPLICANT NAME: DATE: 
REQUEST: 

Angela Honstad

Family room addition
8/4/2024
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5. The variance will not alter the essential character of the locality.

The construction and presence of the addition will not alter the character of the area which is our 
backyard (this space was previously flower beds/landscaped area). It will not alter or impact the 
wooded hillside, native plants or wildlife.  

6. The practical difficulty includes more than economic considerations alone.
The practical difficulty is related to the physical layout of the property. Please see included survey. 

ADDITIONAL AFTER-THE-FACT CRITERIA FOR USE ONLY WHEN FIRST SIX CRITERIA ARE MET: 

7. Did the applicant make a good faith effort to obtain a zoning permit prior to completion of
the construction?

 I did contact the county prior to beginning any work, when we were in the early
planning stages. I was instructed at that time that a building permit was not necessary
for what we planned but we would need an electrical permit. I am not sure if this was
a misunderstanding on my part or from the official that I spoke with but it was not
intentional to proceed without necessary permits.  In the past we have always sought
out and followed permit requirements (redoing out septic in 2018, contacting the
county when installing windows in 2019, etc).

 In April we had received notice that assessors would be coming out this year to
evaluate properties. Early construction had begun at this time.

 In May the assessors came out and were allowed to look around without any issues,
they did not say anything about the construction other than that they would come
back in the fall when it was finished. We were not notified at the time that there was
an issue so construction proceeded until we received a letter in the mail in late May
from the Nicollet County Property Services Department stating that there was a
violation.

 At that point concrete was already poured, walls were framed in above the concrete.
We stopped construction at that time. Unfortunately the concrete seams leaked
significantly with all the rain in the spring/early summer. We tried several mitigating
strategies – sealants/sprays, plastic wrap. In spite of that we had to have 2 sump
pumps running with a hose out of our basement window to keep the water at bay
and a dehumidifier. As this was now open to our basement and we couldn’t keep up
with the leaking we did resume some construction to close up/seal the exterior
(windows, roof, etc) to protect the interior of our home.



8. In relation to the subject variance, are there similar structures in the area?

 Yes, in our development of homes off of the adjacent area of County Road 21 and Spruce
Haven Lane nearly all of the homes are built on the hillside.

9. Does the burden on the applicant of compliance outweigh the benefit to the County?

 Yes, we believe it does.

10. Was the act of the violation by the applicant unintentional?

 Yes, see above.

Please describe the specific details related to your request, including but not limited to: 

 why you feel the project is a need rather than a want;

 what alternatives you explored and the reasons they were not reasonable for you; and
 what use, or uses, the project will provide for you;

I am requesting a variance to add a family room/sunroom to the corner of our home. This is 
located where there was a deck previously and extends a few feet beyond the prior deck foot print 
(where there were some tiered flower beds, arbor, and small nonfunctional decorative pond). The 
original deck was rotted, for the past several years we have reinforced the boards from underneath 
to keep it safe. Now with a growing family and children getting to an age to be playing in the yard 
we needed to replace the deck. Wild animals have nested under the deck in the past also leading 
to safety concerns so after much thought and a need for a separate seating area (most of our home 
is very open floor plan) we decided to add a family room there. This would address both safety 
concerns and space needs. Planning started over the winter and we had Puhlman Lumber evaluate 
the house (roof line, location, etc) to see what was possible. Due to the layout of the home and the 
septic system location in the front yard it was determined that this was the best location for the 
family room addition and again, it solved the 2 prior safety issues with our deck. In the initial 
planning stages I did contact Nicollet County to ask about permits, now months later I cannot recall 
all details of the conversation whether I did not explain well or the official misunderstood but I was 
led to believe that we did not need a separate permit, only an electrical permit (which we have). In 
April/May of this year when construction was starting the county assessors came out for routine 
inspections and noted the construction. We openly let them look around not aware there was an 
issue and they did not say anything of the sort so we continued the project until we received a 
letter from John Zehnder notifying us we were not in compliance with a permit. At this point 
excavation, concrete, walls, etc had been completed. Please see more details above about the 
construction completed to date and when/why.  
Prior to starting the project we explored other locations for the addition but due to bathroom 
placements, location of the septic system and the roof line this was the best and most reasonable 
option. This addition extends into our backyard which has a gradual slope down to a flat backyard 
before the wooded hillside extends down to highway 14. The project will allow space for our 



growing family and allow use of a different room in our home to be used as a home office as I 
frequently have to do work from home and need a private/secure space for this.  
We have had a landscaper evaluate the area and they did not see a need for retaining wall/issues 
with the slope but I have also been in contact with an engineer as well because while we do not 
believe this will impact the hillside at all we are very willing to take measures to mitigate impact if 
needed, this is our home and backyard and we are more invested than anyone else in making sure 
there are no negative impacts on the land.  
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Property Owner( ) Angela Honstad 43778 Spruce Haven Lane

Does Sy tern Need To Be Replaced: �o
How Many Year Before eptic y tern '.'Jeed To Be Replaced?
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Jadd Seppmann & Sons Inc. Well Drilling & Septic Systen 

54043 State Highway 68, Mankato, MN 56001 (507) 625-3400
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MEMORANDUM 

Date: August 16, 2024 

To: Angie Honstad  
43778 Spruce Haven Lane 
New Ulm, MN 56073 

From: Marco Weidmer, PE – Bolton & Menk, Inc. 

Subject: Home Addition Slope Stability Concerns 
Project No.: 24X135782000 

Ms. Honstad, 

It was requested that Bolton & Menk, Inc. (Bolton & Menk) review the slope surrounding a home 
addition at 43778 Spruce Haven Lane, New Ulm, Minnesota. In accordance with the Nicollet County 
Comprehensive Plan, a 30-foot setback for buildings is required from all bluff lines (12% slope or 
greater). Based on a recent survey provided by Whitetail Land Surveying, the grades southwest of the 
home addition within the 30-foot setback range from 14% to 20%.  

Bolton & Menk examined the slope stability concerns from two approaches: overall load on the soil near 
the new grade and a global slope stability analysis.  

Overall Load: 
Per the homeowner, only soil load existed in the area prior to the new addition. According to pictures of 
the area prior to the home addition and geometry provided in the survey, the previous soil load is 
estimated to have been approximately 87,000 pounds. Based on the size and materials of the new 
addition, the total new load for the same area is approximately 28,000 pounds, or 32% of the original 
weight on the slope 

Slope Stability Analysis: 
We performed a slope stability analysis to evaluate the safety and stability of the previous and current 
slopes by assessing factors such as soil strength, slope geometry, and external forces to predict potential 
failure. The standard factor of safety for a stable slope is 1.5. We made the following assumptions in our 
analysis: 

- The previous slope was just under 12%.
- The current slope is 21% and conservative.
- The soil is homogenous poorly graded sand.
- Based on elevation and steeper slopes surrounding the property, the water table is below the

area in question and not considered in the analysis.

The factor of safety for the previous 12% slope is 9.5. Although reduced, the factor of safety for a 21% 
slope is 5.9. 
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Name: Honstad Slope Stability 
Date: August 16, 2024 
Page: 2 
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Conclusion: 
The current total load on the disturbed area is significantly less than before, and the overall factor of 
safety of 5.9 for a 21% slope is well above the minimum 1.5 safety factor for a stable slope. Therefore, 
Bolton & Menk asserts that the home addition in question and increased slopes within the 30-foot 
setback do not pose a risk to the overall stability of the area. 

Bolton & Menk is able to produce detailed calculations upon request. 

Please reach out with any questions or concerns. 

Thanks,  

Marco Weidmer, P.E. 
Structural Engineer 
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DISPLAYNAME MAILINGADDR MAILINGCITYSTATEZIP

JACOB J DAUER 43852 SPRUCE HAVEN LN NEW ULM MN 56073
ALEX SCHAPEKAHM 43922 SPRUCE HAVEN LN NEW ULM MN 56073
KEVIN M & STACEY MASRUD 43938 SPRUCE HAVEN LN NEW ULM MN 56073
RANDALL & MARSHA REINHART REVOCABLE TRUST 57703 COUNTY ROAD 21 NEW ULM MN 56073
CARROLL H & BARBARA A NETZKE 58023 US HIGHWAY 14 NEW ULM MN 56073
JARED WACHTER & GRACE OUYANG 58131 COUNTY RD 21 NEW ULM MN 56073
TYLER M & KYLIE M BRIGGER 43462 583RD LN NEW ULM MN 56073
JO ANN HART 20202 COUNTY ROAD 25 NEW ULM MN  56073
GREGORY C & SUSAN KRAUS 615 SO FRONT ST NEW ULM MN  56073
GARY M & TIMOTHY L KOHN 54650 US HIGHWAY 14 - PO BOX 69 COURTLAND MN 56021
JASON P & JODY M ENTER 57108 422ND ST NEW ULM MN 56073
 MICHAEL A & JENNIFER R BREHMER 58009 COUNTY ROAD 21 NEW ULM MN 56073
DALE BUSHARD 43252 WINDHAVEN LN NEW ULM MN 56073
TODD DANIEL BUSHARD 43544 WINDHAVEN LN NEW ULM MN 56073
ANGELA & RYAN HONSTAD 43778 SPRUCE HAVEN LN NEW ULM MN 56073
SHANE & RACHELLE KRAUS 1114 COTTONWOOD ST NEW ULM MN 56073
MICHAEL E HASSE 1229 FRONT ST S NEW ULM MN 56073
TIM HARMENING, COURTLAND TOWNSHIP CLERK 43370 541ST AVE COURTLAND MN 56021

PLN24-14_Honstand_Neighbor Notification List
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BOARD OF ADJUSTMENTS AND APPEALS 
CRITERIA FOR GRANTING A VARIANCE 

Name of Applicant Darv Turbes, United Farmers Cooperative Hearing 7/15/2024 

Property Owner United Farmers Cooperative Continuation N/A 

File PLN24-10 Board Member 

Request Reduction of the front yard setback in the Limited Industry Zoning District 
from 100 feet to 73 feet for a bulk storage tank, and placement of a bulk 
storage tank without a berm 

CRITERIA WORKSHEET 

A variance may be granted only where the strict enforcement of the Nicollet County zoning 
controls results in a practical difficulty. A determination that a practical difficulty exists is based 
upon criteria defined by the Minnesota Supreme Court; Minnesota State Statute 394.27, 
subdivision 7; and Nicollet County Zoning Ordinance, Section 503.1. 

1. The variance is in harmony with the general purpose and intent of the official control.

2. The variance is consistent with the intent of the Comprehensive Plan.

3. The variance establishes a practical difficulty in complying with the official controls.

YES ☐ NO ☐ REASON:

YES ☐ NO ☐ REASON:

YES ☐ NO ☐ REASON:
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4. The plight of the landowner is due to circumstances unique to the property and not created
by the landowner.

5. The variance will not alter the essential character of the locality.

6. The practical difficulty includes more than economic considerations alone.

Date: __________________    Member: ________________________________________________ 

YES ☐ NO ☐ REASON: 

YES ☐ NO ☐ REASON: 

YES ☐ NO ☐ REASON: 

ANSWERS BASED UPON 

☐ Application ☐ Site visit ☐ Staff Report ☐ Photographs

☐ Information received at public hearing

Reutrn to Agenda 
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