
C  I  T  Y   O  F 

MILACA Minnesota
255 First Street East, Milaca, MN 56353 (320)983-3141 | (320)983-3142 fax 

CITY OF MILACA 
PLANNING COMMISSION AGENDA 

JUNE 9, 2025 
6:00 P.M. 

255 1ST ST E, CITY HALL COUNCIL ROOM 

1. Call to Order Regular Planning Commission Meeting Time_________

2. Roll Call

___ Brett Freese   ___Jake Lepper    ___Joel Millam     ___Mitch Siemers    ___Brad Tolzman

3. Approve minutes from March 10, 2025 MB_____2nd_____AIF____O____ 

4. Open Public Hearings:  Time____________ (Discussion from Planning Commission members conducted under
New Business)

a. Public Hearing on Proposed Ordinance Solar Panels

b. Public Hearing on CUP for Holiday Stationstores, LLC for High Speed Diesel Gas Station

c. Public Hearing on CUP for Jesse Latterell – 3 story apartment building in B-1 District

Close Public Hearings:  Time__________

5. Old Business
a. Solar Panel Ordinance MB_____2nd_____AIF____O____ 

6. New Business
a. Conditional Use Permit for Holiday/Circle K MB_____2nd_____AIF____O____ 
b. Conditional Use Permit for Jesse Latterell MB_____2nd_____AIF____O____ 
c. Milaca Junction Addition Update
d. Planning Commission Candidate Interview
e. Interview Approval MB_____2nd_____AIF____O____ 

7. Miscellaneous
a. Vacancy on the Planning Commission
b. Planning Commission Meeting Monday, June 23 for Public Hearing on Preliminary and Final Plats for City

of Milaca’s Milaca Junction Addition

8. Adjourn Time____________ MB_____2nd_____AIF____O____ 
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CITY OF MILACA PLANNING COMMISSION MEETING MINUTES 
March 10, 2025 

6:00 P.M. 

1. OPEN PLANNING COMMISSION MEETING: Brad Tolzman –Chairman 6:00 p.m.

2. MEMBERS PRESENT: Roll Call:
a. Brett Freese, Greg Kuperus, Jake Lepper, Joel Millam, Mitch Siemers, Brad Tolzman
ABSENT Jake Lepper, Council Liaison Norris Johnson
b. Others Present: City Manager Tammy Pfaff, Assistant City Clerk Deloris Katke.
Citizens- Amy Smith, Greg Smith, Jesse Hadrava

3. APPROVAL OF MINUTES FROM January 13, 2025:
Chairman Tolzman called for a motion to approve the minutes from January 13, 2025.
Motion to approve minutes from January 13, 2025, made by Mitch Siemers, seconded by Joel
Millam. No further discussion. All in favor.
Motion passes.

4. PUBLIC HEARINGS:  Opened at 6:01

a. Public Hearing on Proposed Tarp-Like/ Temporary Structures:   A new ordinance Chapter
99 is being proposed to allow tarp-like/ temporary structures with limitations in the R-1
and R-2 Zoning Districts.  These limitations relates to location, size, timeframes, use and
purpose, and occupancy status.
-Amy Smith and Greg Smith, residents of Milaca, spoke in favor of this change to the
ordinance.  They operate a micro nursery in northwest Milaca, utilizing a similar structure
to bring growing their stock in spring.  They currently have a conditional use permit for
this operation.

5. PUBLIC HEARINGS: Closed at 6:05

6. OLD BUSINESS:
a. Solar Panel Ordinance: PC Members discussed the current proposal and potential

changes including the limitation on the percentage of acres that could be converted to a
“solar farm” on properties within city limits potentially eligible for this consideration
based on the current proposal.  A motion was made by Mitchell Siemers, seconded by
Greg Kuperus, to approve a proposed amendment limiting the percentage of acres that
can be converted to a “solar farm” to 50%. PC members Brett Freese and Brad Tolzman
voted in favor; PC Member Milliam voted opposed. No further discussion. Motion passes.

b. Cannabis Businesses and Cultivation Ordinance:   Following discussion, A motion was
made by PC Member Freese seconded by PC Member Joel Milliam to move the proposed
motion to the City Council for approval.  All in favor.  No further discussion.  Motion
passes.
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7. NEW BUSINESS: 
 

a. Proposal to Amend Ordinance on Tarp-Like/ Temporary Structures:   A motion was made 
by PC Member Milliam, seconded by PC Member Siemers to allow tarp-like/ temporary 
structures with limitations in the R-1 and R-2 Zoning Districts.  These limitations relate to 
location, size, timeframes, use and purpose, and occupancy status.    

 
8. MISCELLANEOUS: 
City Manager Pfaff noted that PC Member Kuperus will be stepping down from his seat, as he has 
sold his home in Milaca and will be moving from the area.  These leaves two opening on the 
Planning Commission.   
City Manager Pfaff also provided literature related to proposals being heard by the MN House 
and Senate Housing Committees that could potentially curtain the decision-making authority of 
local units of government, encouraging PC Members to familiarize themselves with these 
proposals.  
 
9. ADJOURN: 
PC Chairman Tolzman called for a motion to adjourn. PC Member Milliam made the 
motion to adjourn. PC Member Siemers seconded the motion. No further discussion. All 
In favor.  
Motion passes. 
Meeting adjourned at 6:54 p.m. 

3



 

   

 

 
 

Planning Report 
 
Date: May 22, 2024 
 
To:  Milaca Planning Commission       
 
From:  Phil Carlson, AICP and Will Hutchings, AICP; Stantec 
 
Request: Zoning Ordinance Text Amendment for Solar Energy Systems 
 
 
 
INTRODUCTION  
The City of Milaca Zoning Administrator is initiating a Zoning Ordinance Text Amendment to 
provide standards and regulations for the use of solar energy systems in the community.  This 
amendment is at the request of the Planning Commission and is in accordance with Section 
156.150 – Zoning Amendment and Conditional Use Permits of the City of Milaca Code of 
Ordinances.  
 
Although solar energy systems are not specifically identified, the proposed ordinance amendment 
aligns with several goals and objectives of the 2007 Milaca Comprehensive Plan related to land 
use incompatibilities, urban design, development review processes and the protection of and 
efficient utilization of resources. 
   
PEER COMMUNITY RESEARCH  
We researched and compared several Minnesota communities to identify the elements of a 
zoning ordinance that are commonly regulated and to provide a comparison of the how each 
community has chosen to regulate each. A matrix detailing the findings of that research is 
attached to this memo. In addition, we referred to guidance provided by the American Planning 
Association and the Great Plains Institute for best practices and model ordinances within 
Minnesota.  
 
TYPES OF SOLAR ENERGY SYSTEMS 
A Solar Energy System refers to any system 
designed for the generation or storage of 
electricity from sunlight, or the collection, 
storage and distribution of solar energy 
for space heating or cooling, daylight for 
interior lighting, or water heating. Based 
on research conducted, there are two 
broad categories of solar energy systems. 
Community Solar Energy Systems: These 
are typical stand-alone, commercial 
solar collection systems that are meant to 
primarily feed into the electricity grid 
providing energy for off-site use.  

Figure 1: A photo of a Community Solar Energy System  
(Source: ysgsolar.com 
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May 22, 2024 
Milaca Planning Commission     
Page 2 of 5  
 
Re: Zoning Ordinance Text Amendment – Solar Energy Systems  

 

Accessory Solar Energy Systems:  
These serve as a primary or additional power source for 
residential, commercial, or industrial structures, and any 
excess energy can be fed back into the electric grid. 
Accessory solar energy systems include building-
integrated, ground-mounted, and roof-mounted solar 
energy systems: 
 

Building Integrated refers to those solar systems that 
integral part of a principal or accessory building as 
either a architectural or structural component of a 
building such as canopy, roofing materials, windows, 
or cladding. 
 
Ground Mounted refer to those solar systems that are 
mounted on a rack or pole that rests or is attached to 
the ground (excluding those community solar energy 
systems) and are accessory to the principal use. 
 
Roof Mounted refers to those systems that are 
mounted on a rack that is fastened to or ballasted on 
a structure roof and are accessory to the principal 
use,  
 

 
COMMON ZONING CONSIDERATIONS 
Most zoning considerations related to solar energy 
systems focus on use allowances, dimensional standards 
including setbacks and height, access to sunlight 
protection and impervious lot coverage, Some may 
detail additional requirements such as application 
submittal requirements, glare reduction and overall size.  
 
Generally, best practices are to allow accessory solar 
energy systems as a per-right accessory use with 
associated use standards and reserve use of Community 
Solar Energy systems as stand alone uses in commercial and industrial areas.  
 
DRAFT ORDINANCE 
A copy of the draft ordinance is attached which outlines zoning district use allowances for both 
community scale and accessory solar energy systems, along with operational, dimensional lot 
coverage, utility company notification standards for each as well as Minnesota State statutes that 
permit the owner of the solar energy system to obtain solar access easements from adjoining 
properties to protect access to the solar system from any structure, building or vegetation that 
may cast as shadow on the solar energy system that may affects its productivity.  

Figures 2 – 4: 
Top:       Building Integrated System  
              (Source: imobipro.com) 
Middle: Ground Mounted System      
              (Source: unboundsolar.com) 
Bottom: Roof Mounted System  
              (Source: southern-energy.com)  
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May 22, 2024 
Milaca Planning Commission     
Page 3 of 5  
 
Re: Zoning Ordinance Text Amendment – Solar Energy Systems  

 

ZONING AMENDMENTS 
The Milaca Zoning Code in Sect. 156.150(D) gives guidance to the Planning Commission on zoning 
amendments: 
 

 (D)   The Planning Commission shall consider possible adverse effects of the proposed amendment 
or conditional use. Its judgment shall be based upon, but not limited to, the following factors, with 
our notes on each: 

 
(1) Relationship to the city’s growth management system/Comprehensive Plan; 

 
Although solar energy systems are not specifically identified, the proposed 
ordinance amendment aligns with several goals and objectives of the 2007 
Milaca Comprehensive Plan related to land use incompatibilities, urban design, 
development review processes and the protection of and efficient utilization of 
resources. 
 

(2) The geographical area involved; 
 
The area and context have been considered when establishing the draft 
ordinance. 

 
(3) Whether the use will tend to or actually depreciate the area in which it is 

proposed; 
 
The solar energy system as an accessory use in all districts and as a principal, 
commercial and conditional use in specific zoning districts would not likely 
depreciate the area. 

 
(4) The character of the surrounding area;  

The proposed zoning ordinance text amendment will not have any substantial 
effect on the character of the community, zoning districts and adjacent 
properties. 
 
and 

 
(5) The demonstrated need for the use. 

Continued interest and increase in the use of solar energy systems has 
necessitated the need for this zoning ordinance text amendment to provide fair 
and reasonable standards for such regulations in the City of Milaca. 
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May 22, 2024 
Milaca Planning Commission     
Page 4 of 5  
 
Re: Zoning Ordinance Text Amendment – Solar Energy Systems  

 

RECOMMENDATION 
We recommend approval of draft Zoning ordinance text amendment for the regulation of solar 
energy systems. 
 
 Findings of Fact for Approval 
 

1) The proposed zoning ordinance text amendment guides the use of solar energy systems in 
all residential, commercial, and industrial zoning districts, 
 

2) The proposed zoning amendment helps to regulate desirable land use patterns. 
 

3) The City’s Comprehensive Plan includes several goals and objectives that support the 
desire and need to provide regulations in order to reduce land use incompatibilities 
enhance urban design, provide for development review processes and to aid in the 
protection of and efficient utilization of resources. 

 
4) The proposed zoning ordinance text amendment is in compliance with known with other 

local, state and federal laws pertaining to its use. 
 

5) There has been a documented interest in solar energy systems and continued interest 
necessitates a demonstrated need for fair and reasonable standards for the use.  
 

6) The request satisfies the factors for a zoning ordinance text amendment Section 156.150(D) 
of the Milaca Zoning Code. 

 
The City would be within its authority to deny the zoning ordinance text amendment, but there 
would need to be Findings of Fact supporting the denial, which might include the following.  
 
 Findings of Fact for Denial 
 

1) The proposed zoning ordinance text amendment guides the use of solar energy systems in 
all residential, commercial, and industrial zoning districts, 
 

2) The proposed zoning amendment does not sufficiently help to regulate desirable land use 
patterns. 
 

3) The City’s Comprehensive Plan lacks any specific goals and objectives related to solar 
energy systems. 

 
PLANNING COMMISSION MOTION TEMPLATES 
The Planning Commission recommends to the City Council, which has final authority to approve or 
deny the rezoning request. Options for Planning Commission recommendations and motions might 
include the following, with Findings of Fact: 
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May 22, 2024 
Milaca Planning Commission     
Page 5 of 5  
 
Re: Zoning Ordinance Text Amendment – Solar Energy Systems  

 

 
• Approval  

The Planning Commission recommends approval of the zoning ordinance text amendment 
for  sections 156.006 Definitions; 156.035 R-1, Single Family Residential Low Density District;  
156.036 R-2, One and two family residential medium density district; 156.037 R-3, Multiple 
family residential high density district; 156.038 B-1, Central business district; 156.039 B-2, 
General business district; 156.040 B-4, Business district; 156.041 HG-1, Health care and 
government building district; 156.042 I-1, Light industrial district and creating section 156.064  
Solar energy systems  of the City of Milaca Code of Ordinances relating to solar energy 
systems including associated definitions, zoning district allowed uses, and use requirements.  
with the Findings of Fact in the Planner’s report of May 22, 2024 [or as revised]. 

 
• Denial 

The Planning Commission recommends that the City Council deny the zoning ordinance 
text amendment for  sections 156.006 Definitions; 156.035 R-1, Single Family Residential Low 
Density District;  156.036 R-2, One and two family residential medium density district; 156.037 
R-3, Multiple family residential high density district; 156.038 B-1, Central business district; 
156.039 B-2, General business district; 156.040 B-4, Business district; 156.041 HG-1, Health 
care and government building district; 156.042 I-1, Light industrial district and creating 
section 156.064  Solar energy systems  of the City of Milaca Code of Ordinances relating to 
solar energy systems including associated definitions, zoning district allowed uses, and use 
requirements.  with the Findings of Fact in the Planner’s report of May 22, 2024 [or as 
revised. 
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ORDINANCE NO. XXX 
 

AN ORDINANCE AMENDING TITLE XV (LAND USAGE) CHAPTER 156 (ZONING) 
OF THE CITY OF MILACA CODE OF ORDINANCES AND ADDING SECTION 156.064 

SOLAR ENERGY SYSTEMS 

 

THE CITY COUNCIL OF THE CITY OF MILACA, MINNESOTA ORDAINS AS 
FOLLOWS: 

Section 

 ___.01 Intent 

 ___.02 Amendment 

 ___.03 Penalty 

 

Section 1: Intent. 

A City initiated zoning  ordinance text amendment to amend sections 156.006 Definitions; 
156.035 R-1, Single Family Residential Low Density District;  156.036 R-2, One and two family 
residential medium density district; 156.037 R-3, Multiple family residential high density 
district; 156.038 B-1, Central business district; 156.039 B-2, General business district; 156.040 
B-4, Business district; 156.041 HG-1, Health care and government building district; 156.042 I-1, 
Light industrial district and creating section 156.064  Solar energy systems  of the City of Milaca 
Code of Ordinances relating to solar energy systems including associated definitions, zoning 
district allowed uses, and use requirements.  

Section 2: Amendment. 

Sections 156.006 Definitions; 156.035 R-1, Single Family Residential Low Density District;  
156.036 R-2, One and two family residential medium density district; 156.037 R-3, Multiple 
family residential high density district; 156.038 B-1, Central business district; 156.039 B-2, 
General business district; 156.040 B-4, Business district; 156.041 HG-1, Health care and 
government building district; 156.042 I-1, Light industrial district and  creating Section 156.064  
Solar energy system  of the City of Milaca Code of Ordinance is hereby amended to read as 
follows: 

CHAPTER 156: ZONING 

 

§ 156.006 DEFINITIONS. 

   For the purpose of this chapter, the following definitions shall apply unless the context clearly 
indicates or requires a different meaning. 
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   SOLAR ACCESS. Unobstructed access to direct sunlight on a lot or building through the 
entire year, including access across adjacent parcel air rights, for the purpose of capturing direct 
sunlight to operate a solar energy system. 
 
  SOLAR CARPORT – A solar energy system of any size that is installed on a carport structure 
that is accessory to a parking area, and which may include electric vehicle supply equipment or 
energy storage facilities. 
 
  SOLAR COLLECTOR – The panel or device in a solar energy system that collects solar 
radiant energy and transforms it into thermal, mechanical, chemical, or electrical energy. The 
collector does not include frames, supports, or mounting hardware.  
 
  SOLAR ENERGY SYSTEM. A device, array of devices, or structural design feature, the 
purpose of which is to provide for generation or storage of electricity from sunlight, or the 
collection, storage and distribution of solar energy for space heating or cooling, daylight for 
interior lighting, or water heating. 
 
   SOLAR ENERGY SYSTEM, BUILDING-INTEGRATED. A solar energy system that is an 
integral part of a principal or accessory building, rather than a separate mechanical device, 
replacing or substituting for an architectural or structural component of the building. Building 
integrated systems include, but are not limited to, photovoltaic or hot water solar energy systems 
that are contained within roofing materials, windows, skylights, and awnings. 
 
   SOLAR ENERGY SYSTEM, GROUND-MOUNTED. A solar energy system mounted on a 
rack or pole that rests or is attached to the ground excluding community-scale solar energy 
systems. Ground-mounted systems are accessory to the principal use. 
 
   SOLAR ENERGY SYSTEM, ROOF-MOUNTED. A solar energy system mounted on a rack 
that is fastened to or ballasted on a structure roof. Roof-mounted systems are accessory to the 
principal use. 
 
   SOLAR ENERGY SYSTEM, COMMUNITY-SCALE. A commercial solar energy system that 
converts sunlight into electricity for the primary purpose of serving electric demands off-site 
from the facility, either retail or wholesale. Community-scale systems are principal uses and 
projects typically cover less than 20 acres. 

(Ord. 134/94, passed 3-24-94; Am. Ord. 483, passed 6-16-21; Am. Ord ####, passed ##-##-##) 

 

DISTRICT REGULATIONS; USE REQUIREMENTS AND RESTRICTIONS 

§ 156.035 R-1, SINGLE FAMILY RESIDENTIAL LOW DENSITY DISTRICT. 

   (D)   Permitted accessory uses. 

            (5)   Solar energy systems which are building-integrated, ground-mounted, or roof -
mounted. 
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(Ord. 134/94, passed 3-24-94; Am. Ord. 332, passed 1-16-03; Am. Ord. 483, passed 6-16-21; 
Am. Ord ####, passed ##-##-##) 

 

§ 156.036 R-2, ONE AND TWO FAMILY RESIDENTIAL MEDIUM DENSITY 
DISTRICT. 

      (D)   Permitted accessory uses. 

            (5)   Solar energy systems which are building-integrated, ground-mounted, or roof -
mounted. 

(Ord. 134/94, passed 3-24-94; Am. Ord. 99-2, passed 7-15-99; Am. Ord. 332, passed 1-16-03; 
Am. Ord. 453, passed 7-18-19; Am. Ord. 483, passed 6-16-21; Am. Ord. 519, passed 12-21-23; 
Am. Ord ####, passed ##-##-##) 

 

§ 156.037 R-3, MULTIPLE FAMILY RESIDENTIAL HIGH DENSITY DISTRICT. 

    (D)   Permitted accessory uses. 

      (5)   Solar energy systems which are building-integrated, ground-mounted, or roof -mounted. 

   (Ord. 134/94, passed 3-24-94; Am. Ord. 332, passed 1-16-03; Am. Ord. 453, passed 7-18-19; 
Am. Ord. 516, passed 9-21-23; Am. Ord ####, passed ##-##-##) 

 

§ 156.038 B-1, CENTRAL BUSINESS DISTRICT. 

   (E)   Permitted accessory uses. 

            (5)   Solar energy systems which are building-integrated, ground-mounted, or roof -
mounted. 

(Ord. 134/94, passed 3-24-94; Am. Ord. passed 9-15-94; Am. Ord. 375, passed 6-12-08; Am. 
Ord. 390, passed 6-10-10; Am. Ord. 402, passed 6-13-13; Am. Ord. 453, passed 7-18-19; Am. 
Ord. 511, passed 6-20-23; Am. Ord ####, passed ##-##-##) 

 

 

§ 156.039 B-2, GENERAL BUSINESS DISTRICT. 

      (E)   Permitted accessory uses. 

            (5)   Solar energy systems which are building-integrated, ground-mounted, or roof -
mounted. 
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   (F)   Uses requiring a conditional use permit. 

      (13)   Community-scale solar energy systems 

 

(Ord. 134/94, passed 3-24-94; Am. Ord. 453, passed 7-18-19; Am. Ord ####, passed ##-##-##) 

 

§ 156.040 B-4, BUSINESS DISTRICT. 

   (E)   Permitted accessory uses. 

            (6)   Solar energy systems which are building-integrated, ground-mounted, or roof -
mount. 

(Ord. 134/94, passed 3-24-94; Am. Ord. 453, passed 7-18-19; Am. Ord ####, passed ##-##-##) 

 

§ 156.041 HG-1, HEALTH CARE AND GOVERNMENT BUILDING DISTRICT. 

   (D)   Permitted accessory uses. 

            (6)   Community-scale solar energy systems 

(Ord. 134/94, passed 3-24-94; Am. Ord. 453, passed 7-18-19; Am. Ord ####, passed ##-##-##) 

 

§ 156.042 I-1, LIGHT INDUSTRIAL DISTRICT. 

   (E)   Permitted accessory uses. 

      (5)   Solar energy systems which are building-integrated, ground-mounted, or roof -mounted. 

   (F)   Uses requiring a conditional use permit. 

            (6) Community-scale solar energy systems 

(Ord. 134/94, passed 3-24-94; Am. Ord. 453, passed 7-18-19; Am. Ord. 492, passed 4-21-22; 
Am. Ord ####, passed ##-##-##) 

 

GENERAL REQUIREMENTS 

§ 156.064   SOLAR ENERGY SYSTEMS  

  (A) Purpose and Applicability. It is the purpose of this section to provide standards and 
requirements for the operation, siting, design, appearance, construction and use of solar energy 
systems in order to encourage solar energy systems in the city while protecting the general 
welfare of the public. Standards for the regulation of solar energy systems are based on the 
following two types: 
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        (1)   Accessory solar energy systems refer to solar collection systems that capture energy 
from the sun and convert it into electrical or thermal power primarily for on-site use. These 
systems can serve as a primary or additional power source for residential, commercial, or 
industrial structures, and any excess energy can be fed back into the electric grid. Accessory 
solar energy systems include building-integrated, ground-mounted, and roof-mounted solar 
energy systems as defined in Section 156.006 

        (2)   Community-scale solar energy systems are designed to generate electricity on a larger 
scale, often for commercial or community-wide purposes as defined in Section 156.006. 

  (B) General standards for all solar energy systems.  

        (1)   Exterior electrical and communication lines shall be buried below the surface of the 
ground when possible.  

        (2)   All systems shall comply with all City and state building and electrical codes and 
permitting requirements.  

        (3)   The property owner shall notify the electrical utility where the solar system is 
connected to the electrical utility system.  

         (4)   Lot Coverage – Ground-mounted and community-scale solar energy systems are 
exempt from lot coverage requirements if the soil under the system is maintained in vegetation 
and not compacted.  
 
        (5)   If the solar collector system ceases to perform its originally intended function for more 
than 12 consecutive months, the property owner shall remove the collector, mount and associated 
equipment and facilities by no later than 90 days after the end of the 12-month period.  

        (6)    Solar access easements may be filed consistent with Minnesota State Code 500.30.  
Any property owner may purchase an easement across nearby properties to protect access to 
sunlight. The easement is purchased or granted by owners of nearby properties and can apply to 
buildings, trees, or other structures that would diminish solar access. 

  (C) Accessory solar energy systems. 

        (1)   Permitted accessory use – Building-integrated, ground-mounted and roof-mount solar 
energy systems are a permitted accessory use in all zoning districts where structures of any sort 
are allowed, subject to certain requirements as set forth below.  

        (2)   Height – Accessory Solar energy systems must meet the following height 
requirements: 

         (a)   Building- or roof- mounted solar energy systems shall not exceed the maximum 
allowed height in any zoning district. For purposes for height measurement, solar energy systems 
other than building-integrated systems shall be given an equivalent exception to the zoning 
district’s height standards in the district in which the system is located as building-mounted 
mechanical devices or equipment. In the district in which the system is located. 
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         (b)   Ground- or pole-mounted solar energy systems shall not exceed 15 feet in height when 
oriented at maximum tilt. 

         (3)   Property line setback – Solar energy systems must meet the principle structure setback 
for the zoning district with the lot on which the system is located, except as allowed below. 

         (a)   Roof- or building-mounted solar energy systems – The collector surface and mounting 
devices for roof-mounted solar energy systems shall not extend beyond the exterior perimeter of 
the building on which the system is mounted or built, unless the collector and mounting system 
has been explicitly engineered to safely extend beyond the edge, and setback standards are not 
violated. Exterior piping for solar hot water systems shall be allowed to extend beyond the 
perimeter of the building on a side-yard exposure. Solar collectors mounted on the sides of 
buildings and serving as awnings are considered to be building-integrated systems and are 
regulated as awnings. Under no circumstance may the solar energy system or any appurtenances 
extend past the property line or into public right of way. 

         (b)   Ground-mounted Solar Energy Systems – Ground-mounted solar energy systems may 
not extend into the side-yard or rear setback when oriented at minimum design tilt, except as 
otherwise allowed for building mechanical systems. Under no circumstance may the solar energy 
system or any appurtenances extend past the property line or into public right of way. 

  (D) Community scale solar energy systems. 

        (1)   Conditional Use Permit Requirement. A community-scale solar energy system may be 
a permitted use in the B-2 General Business District and I-1 Light Industrial zoning districts 
upon approval and issuance of a conditional use permit subject to certain requirements as set 
forth here within. 

        (2)   Height – Community scale solar energy systems shall not exceed 15 feet in height. 
 
        (3)    Setbacks – Community-scale solar arrays must meet the property line setback for  the 
principle buildings or structures in the district in which the system is located. 
 
        (4)     Off-site Glare Impact Reduction – Measures to minimize nuisance glare include 
selective placement of the system, screening on the north side of the solar array, modifying the 
orientation of the system, reducing use of the reflector system, or other remedies that limit glare. 
 
        (5)    Site plan required. A site plan of existing and proposed site conditions and other 
information necessary demonstrate compliance with the applicable provisions of this section is a 
required submittal for the application of a conditional use permit.  
 
  (E) Only 50% of lot/land may be occupied with solar panels, where permitted. 
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Adopted by the City Council of the City of Milaca this ___ day of ________________. 2024 

 

             
      _____________________________________  

      Mayor Dave Dillan 

ATTEST: 

 

____________________________________________ 

Tammy Pfaff, City Manager     

 

 

 

First Reading ______________________________ 

Second Reading____________________________ 

Published_________________________________ 
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Planning Report 
 
Date: June 9, 2025 
 
To:  Milaca Planning Commission         
 
From:  Phil Carlson, AICP; Kribashini Moorthy, AICP Candidate; Stantec 
 
Request: Conditional Use Permit 
 
Owner: Holiday Stationstores, LLC 
 
Applicant: Holiday Stationstores, LLC 
 
Address: 410 10th Ave SE   
 
PIDS: 21-787-0050, 21-787-0060, 21-787,0070 
 
Zoning: B-2 
 
 
 
INTRODUCTION  
Holiday Stationstores LLC owns the property at Highway 23 and 
10th Avenue SE, in the B-2 (General Business District). Currently, the 
property is a fuel station. 
  
The applicant wants to renovate the existing store façade, fueling 
canopy, signage, lighting, landscaping and parking lot. Along 
with these renovations, the applicant also wishes to construct a 
free-standing fuel canopy, trash enclosure, and oversized vehicle 
parking. The proposed additions are depicted on the image 
(Figure 2 Proposed Modifications) on the next page. The existing 
trash enclosure is proposed to be removed and proposed to be 
constructed south of the new fuel canopy. Along with the fuel canopy, two high-speed diesel,  
underground storage tanks will also be constructed to the north of the fuel canopy. The addition 
of a fuel canopy, underground storage tank and trash enclosure results in a reduction of parking 
spaces to 54 spaces. This exceeds the off-street parking requirement of 53 spaces.  
 
Gas stations and service stations are allowed by conditional use in the B-2 district. Since there is 
significant renovation involved, a new Conditional Use Permit (CUP) is required.  

Figure 1: Site location 
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June 9, 2025 
Milaca Planning Commission       
Page 2 of 12  
 
Re: Conditional Use Permit, Circle K, 410, 10th Ave SE 

 

 
Figure 2 Proposed Modifications 

 
PLANNING & ZONING CONTEXT 
The B-2 district allows gas stations and service stations as a conditional use. Although a gas station 
currently exists on the site, the proposed renovations qualify the project as a new CUP application. 
Any existing CUP, if applicable, will be voided by action on this new CUP. The project is reviewed 
against the criteria outlined in the CUP section of the zoning code, all of which are satisfied with 
this proposal. Relevant code excerpts are provided at the end of this report for reference. 
 
A conditional use is considered in planning practice and Minnesota zoning rulings to be a 
permitted use to which reasonable conditions may be attached. It is generally not advisable to 
deny the use outright unless there are unusual issues with a given site that would make that use 
inappropriate even with reasonable conditions. We assume that the fuel station can be allowed 
but that the City can attach conditions to the permit to address issues on site. 
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SIGNS AND BILLBOARDS 
The applicant wishes to change the existing sign and add additional signs on the site as illustrated 
below. The applicant wishes to modify the existing pylon sign (MID sign in the diagram below) 
located north of the existing store. The applicant also wishes to modify the existing wall sign (store 
building signs) from “Holiday” to “Circle K”. Other new signs that are proposed are two canopy 
signs for the new fuel canopy and four directional signs.  

 
Figure 3 Proposed Sign Modifications 

The signs are proposed and the exact dimensions and other standards of the signs such as 
illumination and material will be decided later. The applicant will apply for sign permit following 
the standards in § 156.133 NON-BILLBOARD SIGNS PERMITTED WITH A PERMIT. 
  
GENERAL DEVLEOPMENT STANDARDS 
The general development standards are to ensure compatible land uses and to ensure and 
enhance the health, safety, and general welfare of the city. The applicable design standards are 
as follows: 
 
§ 156.103 VISUAL STANDARDS; SCREENING. 
Where any business or industrial use is adjacent to property zoned or developed for residential 
use, that business or industry shall provide screening along the boundary of the residential 
property if abutting property owners petition the Planning Commission for this action and/or it is 
requested by the Planning Commission. The general type and extent of the screening (such as a 
fence and/or landscaping) shall be selected by the Planning Commission to visually separate the 
different land uses and to discourage persons from entering the business or industrial use area. 
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The fuel station is located in the B-2, General Business District. The neighboring land uses are also 
commercial – there is no residential land uses nearby, so screening is not necessary.  
 
§ 156.106 DRAINAGE STANDARDS. 
No land shall be developed and no use shall be permitted that results in water runoff causing 
flooding, or erosion on adjacent properties. Runoff shall be properly channeled into a storm drain, 
watercourse, ponding area, or other suitable facility. 
 
The proposed modification will not cause any modification to the existing storm drainage and 
suitable facilities and will not cause flooding or erosion on adjacent properties.  
 
§ 156.107 TRAFFIC CONTROL; DRIVEWAY LOCATION. 

(A) Traffic control. The traffic generated by any use shall be channelized and controlled in a 
manner that will avoid congestion on public streets, safety hazards, or excessive traffic 
through residential areas. Traffic into and out of all business and industrial uses or areas shall 
in all cases be forward moving with no backing onto streets or pedestrian ways. 

 
Any additional traffic that is generated will be channelized and controlled to avoid congestion on 
the neighboring streets. The traffic generated from and into the fuel station will move forward and 
will not back onto the street. There is sufficient space in the fuel station for larger vehicles such as 
trucks to safely maneuver.  
 
§ 156.114 LANDSCAPING. 
All open areas of any site, tract, or parcel shall be graded to provide proper drainage, and, 
except for areas used for parking, drives, or storage, shall be landscaped with trees, shrubs, or 
planted ground cover. It shall be the owner’s responsibility to see that this landscaping is 
maintained in an attractive and well-kept condition. All vacant lots, tracts, or parcels shall also be 
properly maintained. 
 
All open areas in the site will be graded and landscaped with planted ground cover and shall be 
maintained well.  
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CONDITIONAL USE CRITERIA 
 
For a fuel station, a conditional use permit is required and is subject to the following conditions as 
illustrated in § 156.150 APPLICATION PROCEDURE of the Milaca Zoning Code: 
 

(1) The land area and setback requirements of the property containing the use or activity shall 
be the minimum established for the district. 

 
The setback from the front is 20 feet, the side is 10 feet and the rear is 10 feet. These are in 
conformance with the minimum requirements set in the General Business District.  
 

(2) Where applicable, all city, state, and federal laws, regulations, and ordinances shall be 
complied with and all necessary permits secured. 

 
All necessary permits will be secured and all city, state, and federal laws, regulations, and 
ordinance shall be followed.  
 

(3) Adequate off-street parking and loading shall be provided in accordance with §§ 156.075 
et seq. This parking and loading shall be screened and landscaped from abutting 
residential uses in compliance with this subchapter. 

According to § 156.084 NUMBER OF REQUIRED SPACES, the minimum of off-street parking and 
loading spaces required for automobile service station (motor fuel stations) is 4 spaces plus 2 
spaces for each stall and for convenience store it is 1 space for each 150 square feet of gross floor 
area.  

• The gross floor area of the convenience store is 5,556 sq feet and remains unchanged in 
the plans. The minimum parking spaces required for the convenience store is 37 spaces. 

• Currently, the fuel station is equipped with four (4) fueling stalls (pumps), which requires a 
minimum of twelve (12) parking spaces.  

• The proposed addition involves the installation of a high-speed diesel fuel canopy 
designated for truck use, incorporating four (4) additional fueling stalls. Based on the 
operational characteristics of truck fueling, it is interpreted that the minimum parking 
requirement for this expansion should be four (4) spaces, rather than twelve (12). This 
interpretation is supported by the fact that, unlike passenger vehicles, trucks will not be 
accommodated on both sides the pumps as designed. Furthermore, spatial constraints 
prevent additional trucks from queuing behind those actively refueling, thereby limiting the 
number of vehicles that can be serviced concurrently. 

 
Therefore, following the proposed modification, the minimum of parking spaces required on-site 
will be 53, comprising: 

• 37 standard parking spaces (shown on the attached plans), 
• 12 parking spaces associated with the existing fueling stalls, and 
• 4 parking spaces allocated for the proposed truck fueling area. 
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The total number of parking spaces provided after the proposed modification is 54 as detailed in 
the table below:  

Parking Requirements Minimum Requirements Provided 
Parking space dimension 9’ x 19’ 9’ x 19’ 
Convenience Food store 1 parking space per 150 

square feet gross floor area 
= 5556/150 = 37 

Standard parking spaces= 38 
including 2 ADA and 6 parking 
spaces for trucks 
Existing spaces for 4 gas 
pumps= 12 (unchanged) 
Parking spaces for trucks= 4 
Total parking spaces 
provided= 38+12+4=54 
parking spaces 

Auto Service Station For cars: 4 spaces + 2 spaces 
per stall 
Number of stalls = 4 
4+(2x4) = 12 
For Trucks: 1 space per stall 
= 4 
Total: 16 

Total parking required 37+ 16= 53 parking spaces 
 
The proposed modifications meets the required off-street parking and loading spaces. The parking 
and loading are not located near any residential uses.  
 

(4) The proposed water, sewer, and other utilities shall be capable of accommodating the 
proposed use. 

 
The existing water, sewer and other utilities will be capable of accommodating the proposed use.  
 

(5) The street serving the proposed use or activity shall be of sufficient design to 
accommodate the proposed use or activity, and the use or activity shall not generate 
such additional extra traffic to create a nuisance or hazard to existing traffic or to 
surrounding land uses. 

 
The street serving the proposed use or activity will not generate additional extra traffic and is 
sufficient to accommodate the proposed use.  
 

(6) All access roads, driveways, parking areas, and outside storage, service, or sales areas 
shall be surfaced or grassed to control dust and drainage. 

 
The access roads, driveways, parking areas, and outside storage, service, or sales areas shall be 
surfaced or grassed to control dust and drainage. 
 

(7) All open and outdoor storage, sales, and service areas shall be screened from view from 
the public streets and from abutting residential uses or districts. 

There are no residential uses or districts nearby; screening won’t be necessary.  
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(8) All lighting shall be designed as to have no direct source of light visible from adjacent 
residential areas or from the public streets. 

 
There are no residential uses or districts; there will be no impact of the lighting.  
 

(9) The use or activity shall be properly drained to control surface water runoff. 
 
The use or activity if conducted properly shall be properly drained to control surface water runoff.  
 

(10) The architectural appearance and functional plan of the building and site shall not be so 
dissimilar to the existing buildings or area as to cause impairment in property values or 
constitute a blighting influence. 

 
The proposed building and site is similar to the existing buildings in the area and does not 
constitute a blighting influence.  
 

(11) Where structures combine residential and non-residential uses, these uses shall be 
separated and provided with individual outside access, and the uses shall not conflict in 
any manner. 

 
The property doesn’t combine residential and non-residential uses and is not in conflict.  
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ENGINEERING COMMENTS 
 

1) Concrete Driveways: Existing concrete driveways that are not being reused shall be 
removed. 

 
2) The new MNDOT B618 concrete curb and gutter shall be installed along 10th Avenue SE, 

where existing driveways are not used. A continuous concrete gutter shall be maintained 
along 10th Avenue SE, including at driveway location.  
 

3) Municipal Utilities.  Existing sanitary sewer and water services are to be used for the new 
homes.  No new sanitary sewer or water main connections are required.  
 

4) The Public Works Director shall approve all city street patching before the issuance of the 
Certificate of Occupancy.  

 
5) Services that are not used shall be abandoned behind the street curb as directed by the 

Public Works Director.   
 

6) A surety in the amount of $50,000 in favor of the City shall be provided prior to the start of 
any site construction.  The surety is to cover any damage within city right-of-way, 
completion of site improvements, and reimbursement for any city expenses not covered 
by the cash escrow.  The surety amount is based on an estimate of $40,000 plus a 25% 
contingency.    

 
RECOMMENDATION  
 
We recommend approval of the conditional use permit for Holidaystations LLC as illustrated on the 
materials submitted with the application, with the following conditions which incorporate, restate, 
and modify the current permit conditions, with the following findings of fact:  
 

Conditions of Approval for Conditional Use Permit 
 

1) The project will follow all recommendations in the Engineering Comments of the Planner’s 
report dated June 9, 2025.  

 
Findings of Fact for Approval of Conditional Use Permit 

 
1) Holidaystations LLC owns the property at 410 10th Ave SE, consisting of an existing fuel 

station, zoned B-2, with existing PID numbers 21-787-0050, 21-787-0060, 21-787,0070.  
 

2) The Milaca Zoning Code for the B-2 zoning district allows gas stations and service stations 
as conditional uses, with minimum lot size of 43,500 square feet for lots with on-site sewer. 

Proposed Lots 
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3) The applicant proposes to renovate the existing store façade, fueling canopy, signage, 

lighting, landscaping and parking lot.  
 

4) Along with these renovations, the applicant also wishes to construct a free-standing fuel 
canopy and oversized vehicle parking. 
 

5) The Milaca Zoning Code, in Section 156.150 (D), (F), and (G) has criteria and issues to be 
considered for conditional uses, including impact on the surrounding area; provision of 
parking and utilities; adequacy of the street serving the property; and other issues.  
 

6) The proposed renovations of the fuel station property are compatible with the surrounding 
area and meet the Zoning Code criteria for approval of a conditional use permit. 

 
MOTION TEMPLATES  
 
Approval 

• The Planning Commission recommends approval of the conditional use permit for 
renovation of fuel station as described in the applicant’s submitted materials and with the 
conditions and findings of fact (or as modified) in the Planner’s report of June 9, 2025. 

 
• The Planning Commission recommends approval of the fuel station as described in the 

applicant’s submitted materials and with the conditions and findings of fact (or as 
modified) in the Planner’s report of June 9, 2025. 

 
Denial 
If the Planning Commission wishes to recommend denial of the CUP ,the members would need to 
craft findings that would support denial.  
 
DEADLINE FOR ACTION 
The final revised applications were received April 30, 2025. The 60-day deadline for final action by 
the City Council on the CUP per State statute 15.99 is June 29, 2025. The deadline for final action 
on the CUP by the City Council (120 days, not 60 days like zoning applications) per State statute 
462.358 Subd. 3b is August  28, 2025. 
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ZONING AMENDMENTS AND CONDITIONAL USE PERMITS 
 
§ 156.150 APPLICATION PROCEDURE. 
   (A)   Request for chapter amendments or conditional use permits, as provided within this chapter, shall be filed 
with the Zoning Administrator on an official application form. The application shall also be accompanied by 
complimentary copies of detailed written and graphic materials fully explaining the proposed change, 
development, or use. The Zoning Administrator shall refer the application, along with all related information, to 
the city Planning Commission for consideration and a report at least 15 days before the next regular meeting. 
   (B)   The Zoning Administrator, on behalf of the Planning Commission, shall set a date for a public hearing. 
Notice of the hearing shall be posted as provided by state law at least ten days prior to the date of the hearing. 
For conditional use permits and for amendments, notice shall be mailed not less than ten days prior to all 
property owners of record according to the county assessment records, within 350 feet of the property to which 
the request relates. A copy of the notice and a list of the property owners and addresses to which the notice was 
sent shall be attested to by the Zoning Administrator and made part of the official record. The failure to give 
mailed notice to individual property owners, or defects in the notice, shall not invalidate the proceedings, 
provided a bona fide attempt to comply with this division has been made. 
   (C)   The Planning Commission shall consider the request and hold a public hearing at its next regular meeting 
unless the filing date falls within 15 days of that meeting, in which case the request would be placed on the 
agenda and considered at the regular meeting following the next regular meeting. The Zoning Administrator 
shall refer the application, along with all related information, to the Planning Commission for consideration. The 
applicant or a representative thereof shall appear before the Planning Commission in order to answer questions 
concerning the proposed amendment or conditional use. 
   (D)   The Planning Commission shall consider possible adverse affects of the proposed amendment or 
conditional use. Its judgment shall be based upon, but not limited to, the following factors: 
      (1)   Relationship to the city’s growth management system/Comprehensive Plan; 
      (2)   The geographical area involved; 
      (3)   Whether the use will tend to or actually depreciate the area in which it is proposed; 
      (4)   The character of the surrounding area; and 
      (5)   The demonstrated need for the use. 
   (E)   The Planning Commission, City Council, and city staff shall have the authority to request additional 
information from the applicant concerning operational factors, this information to be declared necessary to 
establish performance conditions in relation to all pertinent sections of this chapter. 
   (F)   The Planning Commission shall make a finding of fact and recommend actions or conditions, including 
explanations of any negative votes, relating to the request to the City Council. 
   (G)   For all conditional uses, the following conditions shall be met: 
      (1)   The land area and setback requirements of the property containing the use or activity shall be the 
minimum established for the district. 
      (2)   Where applicable, all city, state, and federal laws, regulations, and ordinances shall be complied with 
and all necessary permits secured. 
      (3)   Adequate off-street parking and loading shall be provided in accordance with §§ 156.075 et seq. This 
parking and loading shall be screened and landscaped from abutting residential uses in compliance with this 
subchapter. 
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      (4)   The proposed water, sewer, and other utilities shall be capable of accommodating the proposed use. 
      (5)   The street serving the proposed use or activity shall be of sufficient design to accommodate the 
proposed use or activity, and the use or activity shall not generate such additional extra traffic to create a 
nuisance or hazard to existing traffic or to surrounding land uses. 
      (6)   All access roads, driveways, parking areas, and outside storage, service, or sales areas shall be surfaced 
or grassed to control dust and drainage. 
      (7)   All open and outdoor storage, sales, and service areas shall be screened from view from the public 
streets and from abutting residential uses or districts. 
      (8)   All lighting shall be designed as to have no direct source of light visible from adjacent residential areas 
or from the public streets. 
      (9)   The use or activity shall be properly drained to control surface water runoff. 
      (10)   The architectural appearance and functional plan of the building and site shall not be so dissimilar to 
the existing buildings or area as to cause impairment in property values or constitute a blighting influence. 
      (11)   Where structures combine residential and non-residential uses, these uses shall be separated and 
provided with individual outside access, and the uses shall not conflict in any manner. 
   (H)   Upon receiving the report and recommendation of the Planning Commission, the City Council shall place 
the application and/or report and recommendation on the agenda for the next regular meeting. The reports and 
recommendations shall be entered in and made part of the permanent written record of the City Council meeting. 
   (I)   Upon reviewing the application and/or receiving the report and recommendation of the Planning 
Commission, the City Council shall take one of the following actions within the time frame established by M.S. 
§ 15.99, as it may be amended from time to time: 
      (1)   Approve or disapprove the request as recommended by the Planning Commission; 
      (2)   Approve or disapprove the recommendation of the Planning Commission with modifications, 
alterations, or differing conditions. These modifications, alterations, or differing conditions shall be in writing 
and made part of the Council’s records; or 
      (3)   Refer the recommendation back to the Planning Commission for future consideration. This procedure 
shall be followed only one time on a singular action. 
   (J)   The amendment of any portion of this chapter which changes all or part of the existing classification of a 
zoning district from residential to either commercial or industrial requires a two-thirds majority vote of all 
members of the City Council. Other amendments require a majority vote of the entire Council. Conditional use 
permit decisions shall be by a majority of those voting on the question. The Zoning Administrator shall notify 
the applicant in writing of the Council’s action within the time frame established by M.S. § 15.99, as it may be 
amended from time to time. 
   (K)   The recommendation of the Planning Commission shall be advisory to the City Council. The decision of 
the City Council shall be final subject to judicial review. 
(Ord. 134/94, passed 3-24-94) 
§ 156.151 PERMIT CONDITIONS. 
   Conditional use permits shall remain in effect as long as the conditions agreed upon are observed. Nothing 
shall prevent the city from enacting or amending official controls to change the status of conditional uses. 
(Ord. 134/94, passed 3-24-94) 
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§ 156.152 PERMIT EXPIRATION AND EXTENSION. 
   Whenever within one year after granting a conditional use permit, the terms as permitted by the permit shall 
not have been completed, then that permit shall become null and void unless a petition for extension of time in 
which to complete the work has been granted by the City Council. The extension shall be requested in writing 
and filed with the Zoning Administrator or City Manager-Clerk at least 30 days before the expiration of the 
original conditional use permit. There shall be no charge for the filing of this petition. The request for extension 
shall state facts showing a good faith attempt to complete the work permitted in the conditional use permit. The 
petition shall be presented to the Planning Commission for a recommendation and to the City Council for a 
decision and shall be requested only one time on a singular action. 
(Ord. 134/94, passed 3-24-94) 
§ 156.153 PERFORMANCE BOND. 
   (A)   The Planning Commission and City Council shall have the authority to require a performance bond or 
other security when it is deemed necessary and appropriate. 
   (B)   Except in the case of non-income producing residential property, upon approval of a conditional use 
permit the city may be provided with a surety bond, cash escrow, certificate of deposit, other securities, or cash 
deposit prior to the issuing of building permits or initiation of work on the proposed improvements or 
development. The security shall guarantee conformance and compliance with the conditions of the conditional 
use permit and the ordinances of the city. 
   (C)   The security may be in the amount of the City Council’s estimated costs of labor and materials for the 
proposed improvements or development. The project can be handled in stages upon the discretion of the City 
Council. 
(Ord. 134/94, passed 3-24-94) 
§ 156.154 AMENDMENTS; INITIATION. 
   The City Council or Planning Commission may, upon their own motion, initiate a request to amend the text or 
the district boundaries of this chapter. Any person owning real estate within the city may initiate a request to 
amend the district boundaries or text of this chapter so as to affect that real estate. All amendment requests must 
first be reviewed by the Planning Commission and then approved by the City Council. 
(Ord. 134/94, passed 3-24-94) 
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Introduction 

This stormwater management compliance statement is being submitted as part of the Development 

Plans for Circle K Stores Inc. – HSD Addition at 410 10th Avenue Southeast (SW Corner Highway 23 

and NW Corner 10th Avenue SE) Milaca, MN 56353. The purpose of this compliance statement is to 

summarize the proposed development’s compliance regarding stormwater management.  

The proposed development includes an HSD canopy addition to the existing Holiday Stationstore 

with associated paving, grading and utility improvements.  

Compliance Statement 

The existing site contains 86,815 square feet of impervious surfaces and the proposed development 

proposes 82,858 square feet of impervious surfaces. Therefore, the proposed development 

decreases impervious surfaces onsite by 3,957 square feet.  

The proposed development will disturb greater than one acre of land, thus requiring a Minnesota 

Construction Stormwater General Permit MNR100001. The MN general permit requires permittees 

to design and construct a permanent stormwater treatment system to treat water quality volume if 

the project’s ultimate development creates a net increase of one or more acres of impervious 

surfaces. The State of Minnesota and City of Milaca require post development stormwater rates be 

less than pre-development rates. Since impervious surfaces are being reduced in the proposed 

development, the water quality and quantity requirements do not apply to the project as a decrease 

in impervious surfaces will not increase stormwater runoff rates and will not negatively impact water 

quality.  

Storm Sewer Design 

Proposed storm sewers have been designed using Hydraflow Storm Sewers Software. The proposed 

storm sewer is designed using the Rational Method with a minimum time of concentration of 10 

minutes and a Mannings “n”-value of 0.010 as all proposed pipes are PVC. A ‘c’ value of 0.90 was 

conservatively used in the design.  The pipes were designed to convey the 25-year storm event to 

the existing storm system and the capacities were analyzed to ensure adequate sizing. Storm sewer 

calculations and the proposed inlet drainage area map can be found in Appendices A and B, 

respectively.  

Conclusion 

Since impervious surfaces are being reduced in the proposed development, the water quality and 

quantity requirements do not apply to the project as a decrease in impervious surfaces will not 

increase stormwater runoff rates and will not negatively impact water quality.  

 

37



 

Stormwater Management Compliance Statement | February 20, 2025  

Inlet Stormwater Drainage Map 
Storm Sewers Pipe Capacity Calculations  
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 Colliers Engineering & Design is a trusted provider of 

multi-discipline engineering, design and consulting 

services providing customized solutions for public and 

private clients through a network of offices nationwide. 

 

For a full listing of our office locations, please visit 

colliersengineering.com 
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1 877 627 3772 
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