
BLUE EARTH PLANNING AND ZONING COMMISSION
CITY HALL COUNCIL CHAMBERS

4.16.26 | 4:00 PM
AGENDA

1 Call to Order 

2 Meeting Opened to the Public

3 Approval of the Minutes
3.1 Minutes from the Meeting of January 15, 2026

4 Public Hearing
4.1 Application (3) for Conditional Use for Parking Lot in Residential Zone, UHD
4.2 Application for Conditional Use for Licensed Substance Use Disorder Treatment

Program in Residential Zone, Recovery In Motion LLC
4.3 Preliminary Plat for BELW, Industrial Park Expansion
4.4 Final Plat for BELW, Industrial Park Expansion
4.5 Variance Application for Side Yard Setback, 216 West Circle Drive
4.6 Variance Application for Fence Height, New Chances Humane Society

5 Old Business

6 New Business
6.1 Consider Conditional Use for Parcel 214460520 for Parking Lot, UHD
6.2 Consider Conditional Use for Parcel 214460520 for Parking Lot, UHD
6.3 Consider Conditional Use for Parcel 214460520 for Parking Lot, UHD
6.4 Consider Conditional Use for Licensed Substance Use Disorder Treatment Program, 

Recovery In Motion LLC
6.5 Consider Preliminary Plat for BELW
6.6 Consider Final Plat for BELW
6.7 Consider Variance for Side Yard Setback, 216 West Circle Drive
6.8 Consider Variance for Fence Height, New Chances Humane Society

7 Other Business

8 Adjournment



BLUE EARTH PLANNING AND ZONING COMMISSION
CITY HALL COUNCIL CHAMBERS

1.15.26 | 4:00 PM
MINUTES

Attendance 
Commissioners: Drake, Olson, Scholtes, Fletcher, Foster, and Smith
Absent: Scheid
Staff: Dawn Collins, City Administrator, and Tammy Davis, Office Specialist

Olson called the Planning Commission meeting to order at 4:02 pm.

Approval of the Minutes
Motion by Scholtes, seconded by Fletcher to approve the minutes from the meeting of July 10th, 
2024. Motion passed unanimously.

Old Business
No Old Business

New Business
Conditional Use Request
United Hospital District is requesting Conditional Use permits for parking in residential zone 
district, adjacent to the hospital. Two applications were submitted; however, one parcel 
conflicted with the site map exhibit provided by Rick Ash at the meeting. Mr. Ash provided an 
overall plan for the area. Discussion ensued about the different parcel being noticed and whether 
to continue, withdraw or deny the application to resubmit an application with the appropriate 
parcels identified with a new exhibit.
Motion by Scholtes, seconded by Smith, to deny the conditional use request from United Hospital 
District and resubmit the application. Motion passed unanimously.

Other Business
Oath of Office was administered for Commissioners.

Staff Report
No Staff Report. 

Adjournment
Motion by Scholtes, seconded by Smith, to adjourn at 4:28 pm.



CITY OF BLUE EARTH
NOTICE OF PUBLIC HEARING

 

The City of Blue Earth Planning Commission will hold a public hearing at 4:00 p.m. on 
Thursday, April 16, 2026 in the City Council Chambers, City Hall, 201 E 7th, Blue Earth, to 
consider three conditional use permit applications from United Hospital District (UHD) for 
proposed parking lots in a residential zone. The parcels are 214460520, located at Lot north of 
617 S Moore St; 214460540, located at 617 S Moore St, and 214460570, located at 205 E 12th

St, Blue Earth, Minnesota. The City Council will subsequently hear and consider the 
recommendation at the regular City Council meeting scheduled on April 20, 2026 at 5:05 p.m.

By order of the Blue Earth City Council /s/ Dawn A. Collins, City Administrator 

 
 
 
Publish: April 1, 2026 















































































































































































































CITY OF BLUE EARTH
NOTICE OF PUBLIC HEARING

 

The City of Blue Earth Planning Commission will hold a public hearing at 4:00 p.m. on 
Thursday, April 16, 2026 in the City Council Chambers, City Hall, 201 E 7th, Blue Earth, to 
consider a conditional use permit application from Recovery In Motion LLC for proposed 
operation of a licensed substance use disorder treatment program in a residential zone (R1). The 
parcel is 212720630, Dow & Bowen’s Addition 3 & 4, located at 311 Nicollet S St., Blue Earth, 
Minnesota. The City Council will subsequently hear and consider the recommendation at the 
regular City Council meeting scheduled on April 20, 2026 at 5:05 p.m.

By order of the Blue Earth City Council /s/ Dawn A. Collins, City Administrator 

 
 
 
Publish: April 1, 2026 



























CITY OF BLUE EARTH
NOTICE OF PUBLIC HEARING

 

The City of Blue Earth Planning Commission will hold a public hearing at 4:00 p.m. on 
Thursday, April 16, 2026 in the City Council Chambers, City Hall, 201 E 7th, Blue Earth, to 
consider a Preliminary Plat and Final Plat to subdivide lots on parcel ID 211120010 for 
expansion of the Industrial Park, Blue Earth. The City Council will subsequently hear and 
consider the recommendation at the regular City Council meeting scheduled on April 20, 2026 at 
5:05 p.m.

By order of the Blue Earth City Council /s/ Dawn A. Collins, City Administrator 

 
 
 
Publish: April 1, 2026 











CITY OF BLUE EARTH
NOTICE OF PUBLIC HEARING

 

The City of Blue Earth has scheduled a hearing at 4:00 p.m. on Thursday, April 16, 2026 in the 
City Council Chambers, City Hall, 201 E 7th St, Blue Earth, to consider a variance request from 
applicant and property owner Zachary Kramer. The variance requested is a 2 ft, 4 in side yard 
setback for the construction of a garage addition. The parcel ID is 215521550, located at 216
Circle Dr W, Blue Earth, Faribault County, Minnesota. The City Council will subsequently hear 
and consider the recommendation at the regular City Council meeting held on April 20, 2026, at 
5:05 p.m. By order of the Blue Earth City Council /s/Dawn A. Collins, City Administrator.

 
 
Publish: 4-1-2026, Faribault County Register  
   





















CITY OF BLUE EARTH
NOTICE OF PUBLIC HEARING

The City of Blue Earth Planning Commission will hold a public hearing at 4:00 p.m. on
Thursday, April 16, 2026 in the City Council Chambers, City Hall, 201 E 7th, Blue Earth, to 
consider a variance request from property owner Faribault County Humane Society. The 
variance is for a 7 ft, 2 in fence on the property. The property is located at 1540 Industrial Dr., 
Blue Earth, Faribault County, Minnesota. The City Council will subsequently hear and consider 
the recommendation at the regular City Council meeting held on April 20, 2026, at 5:05 p.m. 

By order of the Blue Earth City Council /s/ Dawn A. Collins, City Administrator

Publish: 4-1-2026, Faribault County Register 































LAND USE VARIANCE APPROVAL/DENIAL FORM 

BLUE EARTH PLANNING COMMISSION 
LAND USE VARIANCE 

APPROVAL/DENIAL FORM
 

What is a variance? 
A variance is a way that cities may allow an exception to part of a zoning ordinance. It is a 
permitted departure from strict enforcement of the ordinance as applied to a particular piece of 
property. A variance is generally for a dimensional standard (such as setbacks or height limits). 
A variance allows the landowner to break a dimensional zoning rule that would otherwise apply.

Sometimes a landowner seeks a variance to allow a use of their property that is not permissible 
under the zoning ordinance. Such variances are often termed “use variances” as opposed to “area 
variances” from dimensional standards. Use variances are not generally allowed in Minnesota. 
State law prohibits a city from permitting by variance any use that is not permitted under the 
ordinance for the zoning district where the property is located (Minn. Stat. § 462.357, subd. 6).

Granting a variance 
The planning commission will hear the request for a variance, then recommend approval or 
denial to the City Council. A variance decision is generally appealable to the city council.

A city may grant a variance if enforcement of a zoning ordinance provision, as applied to a 
particular piece of property, would cause the landowner “practical difficulties.” For the variance 
to be granted, the applicant must satisfy the statutory three-factor test for practical difficulties 
(Minn. Stat. § 462.357, subd. 6). If the applicant does not meet all three factors of the statutory 
test, the city should not grant the variance. Also, variances are only permitted when: 

 They are in harmony with the general purposes and intent of the ordinance, and 
The terms of the variance are consistent with the comprehensive plan. 

Legal standards 

When considering a variance application, a city exercises “quasi-judicial” authority. This means 
the city acts like a judge in evaluating the facts against the legal standard. The city’s role is 
limited to applying the legal standard of practical difficulties to the facts presented by the 
application. If the applicant meets the standard, then the city may grant the variance. 

In contrast, when the city writes the rules in the zoning ordinance, the city is exercising 
“legislative” authority and has much broader discretion. 

 



LAND USE VARIANCE APPROVAL/DENIAL FORM 

Practical difficulties 

“Practical difficulties” is a legal standard that cities must apply when considering applications 
for variances. It is a three-factor test and applies to all requests for variances. To constitute 
practical difficulties, all three factors of the test must be satisfied. 

1. Reasonableness
The first factor is that the property owner proposes to use the property in a reasonable manner. 

This factor means that the landowner would like to use the property in a particular reasonable 
way but cannot do so under the rules of the ordinance. 

It does not mean that the land cannot be put to any reasonable use whatsoever without the 
variance. For example, if the variance application is for a building too close to a lot line or does 
not meet the required setback, the focus of the first factor is whether the request to place a 
building there is reasonable. 

2. Uniqueness 

The second factor is that the landowner’s problem is due to circumstances unique to the property 
not caused by the landowner. 

The uniqueness generally relates to the physical characteristics of the particular piece of 
property, that is, to the land and not personal characteristics or preferences of the landowner. 

When considering the variance for a building to encroach or intrude into a setback, the focus of 
this factor is whether there is anything physically unique about the particular piece of property, 
such as sloping topography or other natural features like wetlands or trees. 

3. Essential character 

The third factor is that the variance, if granted, will not alter the essential character of the 
locality. 

Under this factor, consider whether the resulting structure will be out of scale, out of place, or 
otherwise inconsistent with the surrounding area. 

For example, when thinking about the variance for an encroachment into a setback, the focus is 
how the particular building will look closer to a lot line and if that fits in with the character of the 
area. 

Undue hardship

“Undue hardship” was the name of the three-factor test prior to a May 2011 change of law (2011 
Minn. Laws, ch. 19, amending Minn. Stat. § 462.357, subd. 6). 



LAND USE VARIANCE APPROVAL/DENIAL FORM 

The 2011 law restored municipal variance authority in response to a Minnesota Supreme Court 
case (Krummenacher v. City of Minnetonka, 783 N.W.2d 721 (Minn. June 24, 2010)). The law 
now does both of the following: 

 Provides consistent statutory language between city land use planning statutes (Stat. § 
462.357, subd. 6) and county variance authority (Minn. Stat. § 394.27, subd. 7).
Clarifies that conditions may be imposed on granting of variances if those conditions are 
directly related to, and bear a rough proportionality to, the impact created by the variance. 

The 2011 law renamed the municipal variance standard from “undue hardship” to “practical 
difficulties,” but otherwise retained the familiar three-factor test of

 reasonableness
 uniqueness 

essential character

Other considerations 

Harmony with other land use controls 

State law says, “Variances shall only be permitted when they are in harmony with the general 
purposes and intent of the ordinance and when the terms of the variance are consistent with the 
comprehensive plan” (Minn. Stat. § 462.357, subd. 6). This is in addition to the three-factor 
practical difficulties test. So, a city evaluating a variance application should make findings on 
whether: 

 The variance is in harmony with the purposes and intent of the ordinance. 
 The variance is consistent with the comprehensive plan. 
 The proposal puts the property to use in a reasonable manner. 
 There are unique circumstances to the property not created by the landowner. 

The variance, if granted, will not alter the essential character of the locality.

Economic factors
Sometimes landowners insist they deserve a variance because they have already incurred 
substantial cost. They may also argue they will not receive expected revenue without the 
variance. State statute specifically notes that economic considerations alone cannot create 
practical difficulties (Minn. Stat. § 462.357, subd. 6). Rather, practical difficulties exist only 
when the three statutory factors are met. 

Neighborhood opinion 
Neighborhood opinion alone is not a valid basis for granting or denying a variance request. 

While city officials may feel their decision should reflect the overall will of the residents, their 
task is limited to evaluating how the variance application meets the statutory practical difficulties 
factors. 



LAND USE VARIANCE APPROVAL/DENIAL FORM 

Residents can often provide important facts to help the city address these factors, but 
unsubstantiated opinions and reactions to a request are not a legitimate basis for a variance 
decision. If neighborhood opinion is a significant basis for the variance decision, it could be 
overturned by a court if challenged. 

Conditions
A city may impose conditions when it grants a variance. Conditions must be directly related to 
and bear a rough proportionality to the impact created by the variance (Minn. Stat. § 462.357, 
subd. 6). For instance, if a variance is granted to exceed a height limit, any conditions attached 
should presumably relate to lessening the effect of excess height. 

Time limit

A written request for a variance is subject to Minnesota’s 60-day rule. It must be approved or 
denied within 60 days of the time it is submitted to the city. A city may extend the time period 
for an additional 60 days, but only if it does so in writing before expiration of the initial 60-day 
period. Under the 60-day rule, failure to approve or deny a request within the statutory time 
period is considered an approval (Minn. Stat. § 15.99). 

Documentation 
Whatever its decision, a city should create a record that supports it. 

If denying the variance, the 60-day rule requires the reasons for the denial be put in writing 
within the statutory time period (Minn. Stat. § 15.99, subd. 2). Even if the variance is approved, a 
written statement explaining the decision is advisable. 

The written statement should address each of the three practical difficulties factors and list the 
relevant facts and conclusions for each factor.

Variances once granted

A variance is a property right that “runs with the land.” That is, it attaches to and benefits the 
land and is not limited to a particular landowner. A variance is typically filed with the county 
recorder. Even if the property is sold to another person, the variance applies. 



LAND USE VARIANCE APPROVAL/DENIAL FORM 

BLUE EARTH PLANNING COMMISSION 
LAND USE VARIANCE 

APPROVAL/DENIAL FORM 

The term “variance” means a modification or variation of the provisions of this Chapter where it is 
determined that special and/or unique circumstances relating to a specific lot make compliance with the 
provisions of this Chapter substantially impractical and a variance from the requirements of this Chapter 
will not:  

(a) alter the essential character of the locality of the parcel/lot, and  
(b) the proposed use will remain in harmony with the intent and purpose of this Chapter. 
 

1010.09. Variances.  
Subd. 1. Generally. The Planning Commission may grant variances for the strict application of 

the provisions of this Chapter and impose conditions and safeguards in the variance so granted, but no 
variances shall be granted unless the Planning Commission finds that:  

A. That the variance is in harmony with the purposes and intent of this chapter of the 
Blue Earth City Code and is consistent with the comprehensive plan of the City of Blue Earth;  

 
The Planning Commission agrees that the variance application is in harmony with the purposes and intent 
of this chapter of the Blue Earth City Code and is consistent with the comprehensive plan of the City of 
Blue Earth 
 
YES ____ NO ____ 
 

B. That the variance does place the property in question to use in a reasonable manner;  
 
The Planning Commission agrees that the variance application does place the property in question to use 
in a reasonable manner 
 
YES ____ NO ____ 
 

 
C. That the unique circumstances to the property which led to the variance request have 

not been created by the landowner; and  
 
The Planning Commission agrees that the unique circumstances to the property which led to the variance 
request have not been created by the landowner 
 
YES ____ NO ____ 
 
 
 

D. That the variance does not alter the essential character of the locality.  
 
The Planning Commission agrees that the variance request does not alter the essential character of the 
locality 
 
YES ____ NO ____ 



LAND USE VARIANCE APPROVAL/DENIAL FORM 

Subd. 2. Prohibited Uses. No variance shall be granted to allow any use that is not permitted 
under this Chapter for property in the zone where the applicant’s land is located.  

 
The Planning Commission agrees that the variance request is a permitted use under the Chapter for 
property in the zone where the applicant’s land is located 
 
YES ____ NO ____ 

 
Subd. 3. Applications. Applications for variances shall be made by the owner or owners of the 

property and shall be filed with the Zoning Administrator. All applications shall be accompanied by the 
administrative fee as set in the City’s fee schedule and shall include any and all information required by 
the application form, the Zoning Administrator or the Planning Commission.  

Subd. 4. Planning Commission. The Planning Commission may hold one (1) or more hearings 
on the application as it deems necessary or required by law. If a public hearing is not held, a notice 
describing the property and the request must be mailed to the adjacent property owners at least ten (10) 
days before the Planning Commission meeting. Failure of the property owners to receive the notice shall 
not invalidate the proceedings.  
 
The Planning Commission agrees that a public hearing was held, and or notice describing the property 
and the request was mailed to the adjacent property owners at least 10 days prior to the Planning 
Commission meeting.  
 
YES ____ NO ____ 
 

Subd. 5. Issuance. In considering applications for variance under this Chapter, the Planning 
Commission shall consider the advice and recommendations of the Zoning Administrator and the 
standards set out in Subdivision 1 of this Subsection and may grant or deny the variance and may impose 
conditions and safeguards therein.  
 
The Planning Commission agrees that the advice and recommendations of the Zoning Administrator and 
the standards set out in Subdivision 1 of this Subsection were considered 
 
YES ____ NO ____ 
 

Subd. 6. Denial. An application for a variance may be denied by motion of the Planning 
Commission and such motion shall constitute a finding and determination by the Planning Commission 
that the conditions required for approval do not exist. 
 
 
APROVED  _____ 
DENIED   _____ 
 
DATE  ______ 
 
COMMISSIONERS/COUNCILMEMBERS 
_______________________________________________________________________ 
 
ZONING ADMINISTRATOR _______________________________________________ 




