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Scoping Document 
This EAW form is being used to delineate the issues and analyses to be reviewed in an Alternative Urban 
Areawide Review (AUAR). Where the AUAR guidance provided by the Minnesota Environmental Quality 
Board (EQB) indicates that an AUAR response should differ notably from what is required for an EAW, 
the guidance is noted in italics.  

Note to reviewers: Comments must be submitted to the Responsible Governmental Unit (RGU) during 
the 30-day comment period following notice of the Scoping Document in the EQB Monitor.  

1. PROJECT TITLE 

Monticello Industrial AUAR 

2. PROPOSER 

Proposer: Monticello Tech, LLC 
Contact Person: Nick Frattalone 
Address: 3205 Spruce Street 
City, State, ZIP: Little Canada, MN 55117 
Phone: 651-484-0448 
Email: nickf@frattaloneco.com 

3. RGU 

RGU: City of Monticello 
Contact Person: Angela Schumann 
Title: Community Development Director 
Address: 505 Walnut Street 
City, State, ZIP: Monticello, MN 55362 
Phone: 763-271-3224 
Email: angela.schumann@MonticelloMN.gov 
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4. REASON FOR PREPARATION 

AUAR Guidance: Not applicable to an AUAR.  

5. PROJECT LOCATION 

County: Wright 
City/Township: Monticello 
PLS Location (¼, ¼, Section, Township, Range): Sections 22, 23, 26, 27, Township 121N, Range 25W  
Watershed (81 major watershed scale): Mississippi River – St. Cloud and North Fork Crow River 
Watersheds 
Tax Parcels: 213100224203, 213100224100, 213100224400, 213100233100, 213100224300, 
213100224401, 213100234403, 213100233300, 213100271300, 213100271100, 213100262300, 
213100262400, 213100262200, 213100271301, 213100271302, 213100233101. 
At a minimum, attach each of the following to the AUAR: 

US Geological Survey 7.5 minute, 1:24,000 scale map indicating project boundaries (see 
Figure 1) 

• Map depicting the boundaries of the AUAR and any subdistricts used in the AUAR analysis 
(see Figure 2 through Figure 4) 

• List of data sources, models, and other resources (from the Item-by-Item Guidance: Climate 
Adaptation and Resilience or other) used for information about current Minnesota climate 
trends and how climate change is anticipated to affect the general location of the project 
during the life of the project (as detailed below in Item 7) 

• Cover type map as required for Item 8 (see Figure 5) 
• Land use and planning maps as required in conjunction with Item 10 (see Figure 6 and 

Figure 7) 
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Figure 1: USGS Map 
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Figure 2: AUAR Study Area 
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6. PROJECT DESCRIPTION 

AUAR Guidance: Instead of the information called for on the EAW form, the description section of an 
AUAR should include the following elements for each major development scenario included:  

• Anticipated types and intensity (density) of residential and commercial/warehouse/light 
industrial development throughout the AUAR area. 

• Infrastructure planned to serve development (roads, sewers, water, stormwater system, 
etc.). Roadways intended primarily to serve as adjoining land uses within an AUAR area are 
normally expected to be reviewed as part of an AUAR. More “arterial” types of roadways 
that would cross an AUAR area are an optional inclusion in the AUAR analysis; if they are 
included, a more intensive level of review, generally including an analysis of alternative 
routes, is necessary. 

• Information about the anticipated staging of various developments, to the extent known, 
and of the infrastructure, and how the infrastructure staging will influence the development 
schedule. 

The AUAR study area encompasses an area totaling approximately 550 acres on 16 parcels in 
Monticello Township, Wright County, Minnesota (shown on Figure 2). After the draft scoping AUAR 
was issued for comment, the AUAR study area was updated from 546 acres on 15 parcels to 550 
acres on 16 parcels due to an adjacent property owner petitioning for the annexation to be included 
in the study area. Monticello Tech, LLC is proposing to develop the study area from existing 
farmland to a technology park or light industrial uses. The intent of the AUAR is to recognize the 
worst-case potential impacts and identify mitigation measures that may be taken to compensate for 
those impacts. 

Two scenarios are proposed for evaluation in the AUAR as outlined in Table 1. Scenario 1 includes 
multiple buildings for a total of up to 3,000,000 square feet of a proposed technology park 
development (see Figure 3). Scenario 1 could include a data center, research and design facilities, 
technology, laboratories or research park uses. These types of uses are expected to also include the 
need to build additional electrical substations, transmission lines, and backup generators. This 
scenario assumes a data center campus, with 5-10 buildings, approximately 100,000-200,000 square 
feet per building with a few ancillary support buildings. Scenario 1 is expected to follow a similar life 
cycle of other typical light industrial development. With most technology park campuses, including 
data centers, the exterior shell of the buildings are anticipated to be used over many decades, while 
the internal components are upgraded periodically as technology advances. 

Scenario 2 includes multiple buildings for a total of up to 5,000,000 square feet of light industrial 
land use based on the City of Monticello’s adopted land use plan (see Figure 4). Scenario 2 could 
include process and production manufacturing which uses moderate amounts of partially processed 
materials, warehousing and distribution, machine shops, computer technology including office and 
research and development facilities (but not including data centers as a singular principal use), 
professional and corporate offices and industrial engineering facilities. This scenario could include 5-
20 buildings, and range approximately 20,000-1 million square feet. Generally, light industrial 
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development within Scenario 2 is expected to occur in the range of 50,000 – 500,000 square foot 
buildings. 

The proposed development within the AUAR study area is anticipated to begin construction in 2027. 
Under Scenario 1, a developer would build out the AUAR study area in multiple phases, ending in 
approximately 2034. Under Scenario 2, multiple developers would build out the AUAR study area in 
multiple phases, ending in approximately 2045. 

Development of the study area for both scenarios would include new municipal infrastructure, 
including water service, sewer, stormwater, streets, and utilities. All new services would be 
extensions to existing infrastructure or upgrades to existing systems to support the new 
development. Both scenarios are anticipated to require approximately 2 miles of trunk water and 
trunk sanitary sewer extensions to serve the site along Fallon Avenue NE. Additional infrastructure 
needs would be built in general conformance with the 2040 Comprehensive Plan. 

Scenario 1 would require significantly lower operational traffic and potentially higher 
water/wastewater demands compared to Scenario 2. Both scenarios present variable impacts to 
water/wastewater demand based on the types of uses development in either.  Scenario 2 would 
require additional public roadway network improvements as compared to Scenario 1. Neither of the 
scenarios are expected to include a new entrance to Highway 25. Both scenarios are expected to use 
similar screening/buffering elements. 

Table 1: Development Scenarios 

Component Scenario 1  Scenario 2 (Comp Plan) 
Technology Park (square feet) 3,000,000  
Light Industrial (square feet)  5,000,000 
Total (square feet)  3,000,000 5,000,000 
Total Project Area 550 acres 550 acres 
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Figure 3: Development Scenario 1 
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Figure 4: Development Scenario 2 
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7. CLIMATE ADAPTION AND RESILIENCE 

 Describe the climate trends in the general location of the project (see guidance: Climate 
Adaptation and Resilience) and how climate change is anticipated to affect that location 
during the life of the project.  

The AUAR will describe trends in temperature, urban heat island, precipitation, flood risk, and 
cooling degree days for the general project location. Climate projections will use Representative 
Concentration Pathways (RCPs), which are greenhouse gas concentration scenarios used by the 
Intergovernmental Panel on Climate Change. RCP 4.5 is an intermediate scenario in which 
emissions decline after peaking around 2040, and RCP 8.5 is a worst-case scenario in which 
emissions continue to rise through the 21st century.1 

 For each resource category in the table below, describe the project’s proposed activities and 
how the project’s design will interact with those climate trends. Describe proposed 
adaptations to address the project effects identified.  

Table 2: Climate Considerations and Adaptions 

Resource Category Climate Considerations 

Project Information 

Climate Change 
Risks and 

Vulnerabilities 
Adaptions  

Project Design 

The AUAR will discuss aspects 
of building architecture/ 
materials choices and site 
design that could impact 
climate. 

To be discussed in 
AUAR, Section 6 and 

18 

To be discussed 
in AUAR, Section 

6 and 18 

Land Use The AUAR will discuss critical 
facilities and flood risk. 

To be discussed in 
AUAR, Section 10 and 

12 

To be discussed 
in AUAR 

Water Resources 

The AUAR will discuss current 
Minnesota climate trends and 
anticipated climate change in 
the general location of the 
project and how that may 
influence water resources. 

To be discussed in 
AUAR, Section 12 

To be discussed 
in AUAR 

 
1 Climate Explorer Metadata. Available at https://www.dnr.state.mn.us/climate/climate-explorer-metadata.html. 

https://www.dnr.state.mn.us/climate/climate-explorer-metadata.html
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Resource Category Climate Considerations 

Project Information 

Climate Change 
Risks and 

Vulnerabilities 
Adaptions  

Contamination/ 
Hazardous Materials/ 
Wastes 

The AUAR will discuss current 
Minnesota climate trends and 
anticipated climate change in 
the general location of the 
project and how that may 
influence the potential 
environmental effects of 
generation/use/storage of 
hazardous waste and 
materials. 

To be discussed in 
AUAR, Section 13 

To be discussed 
in AUAR 

Fish, Wildlife, Plant 
Communities, and 
Sensitive Ecological 
Resources (Rare 
Features) 

The AUAR will discuss current 
Minnesota climate trends and 
anticipated climate change in 
the general location of the 
project how that may 
influence the local species and 
suitable habitat. 

To be discussed in 
AUAR Section 14 

To be discussed 
in AUAR 
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8. COVER TYPES 

AUAR Guidance: The following information should be provided: 

• A cover type map, at least at the scale of a USGS topographic map, depicting: 
o Wetlands (identified by Circular 39 type) 
o Watercourses (rivers, streams, creeks, ditches) 
o Lakes (identify public waters status and shoreland management classification) 
o Woodlands (break down by classes where possible) 
o Grassland (identify native and old field) 
o Cropland 
o Current development  

• An overlay map showing anticipated development in relation to the cover types. This map 
should also depict any “protection areas,” existing or proposed, that will preserve sensitive 
cover types. Separate maps for each major development scenario should be generally 
provided. 

The AUAR study area is approximately 550 acres of cropland, grassland, wetland, open water, 
woodlands, and some impervious surfaces. Refer to Table 3 for the acreage of each cover type 
within the AUAR study area. There are few existing buildings and structures within the study area 
that include some single-family homes and some farmstead buildings and structures. The AUAR will 
include an analysis of existing and proposed cover types within the study area that are shown on 
Figure 5. These cover types were determined by reviewing recent aerial photography and wetland 
delineation data. Protected elements, including wetland impacts and buffer/protection areas, are 
shown on the proposed scenarios maps for Development Scenario 1 and Development Scenario 2, 
which are shown on Figure 3 and Figure 4. 

Table 3: Existing and Proposed Cover Types 

Cover Type Existing (acres) Scenario 1 (acres) Scenario 2 (acres) 

Wetlands and Shallow Lakes 
(less than 2 meters deep) 

30.75 22.26 29.49 

Rivers/Streams 0 ln ft 0 ln ft  0 ln ft  
Wooded/Forest 28 25.25 25.25 
Brush/Grassland 36.25 1 1 
Cropland 444 0 0 
Livestock 
Rangeland/Pastureland 

0 0 0 

Lawn/Landscaping 0 291.49 221.26 
Green Infrastructure (total 
from Table 4) 

0 30 30 

Impervious Surface 11 170 233 
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Cover Type Existing (acres) Scenario 1 (acres) Scenario 2 (acres) 

Other (Stormwater 
Pretreatment and Detention 
Ponds) 

0 10 10 

Total 550 acres 550 acres 550 acres 
 

Table 4: Green Infrastructure 

Green Infrastructure 
Before 
(acres) 

Scenario 1 
(acres) 

Scenario 2 
(acres) 

Constructed Infiltration Systems (infiltration 
basins, infiltration trenches, rainwater gardens, 
bioretention areas without underdrains, 
vegetated swales with impermeable check dams)2 

0 30 30 

Total 0 30 30 

 

Table 5: Trees 

Trees 
Scenario 1 

(acres) 

Scenario 2 

(acres) 

Area of Mature Trees Removed During Development3 15 25 

New Trees Planted4 15 25 

 
Any hardwood tree 6 inches or more in diameter at breast height (DBH), softwood tree 8 inches or more 
in DBH, or conifer over 12 feet in height must be replaced at a rate of 1:1 aggregate caliper inch (ACI) to 
removed DBH inches per Ordinance 847 which amends Chapter 153.061 of the Monticello Code of 
Ordinances.  

 
2 Based on preliminary stormwater requirement calculations based on estimated impervious surface area.  
3 Tree clearing will be limited as much as feasible to support the proposed development scenarios. Tree clearing will be 
restricted to the winter months when migratory birds are not likely to be present (November 1 – March 31). If winter tree 
clearing is not feasible, technical assistance from the U.S. Fish and Wildlife Service will be obtained before any trees or shrubs 
are removed. 
4 Exact number to be determined as design plans advance. Higher quality trees will be preserved to the extent practicable as 
site design advances. 
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Figure 5: Existing Cover Types 
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9. PERMITS AND APPROVALS REQUIRED 

AUAR Guidance: A listing of major approvals (including any comprehensive plan amendments and 
zoning amendments) and public financial assistance and infrastructure likely to be required by the 
anticipated types of development projects should be given for each major development scenario. 
This list will help orient reviewers to the framework that will protect environmental resources. The 
list can also serve as a starting point for the development of the implementation aspects of the 
mitigation plan to be developed as part of the AUAR.  

Table 6: Anticipated Permits and Approvals5 

Unit of Government Type of Application Status 
Federal 
US Army Corps of Engineers Section 404 Permit To be applied for, if applicable 
State 

Minnesota Pollution Control 
Agency 

Section 401 Water Quality Certification To be applied for, if applicable 
National Pollutant Discharge 
Elimination System Stormwater Permit 
for Construction Activities 

To be applied for, if applicable 

Sanitary Sewer Extension Permit  To be applied for, if applicable 

Construction Contingency Plan and 
Response Action Plan approval  To be applied for, if applicable 

Notice of Intent of Demolition To be applied for, if applicable 
Industrial Wastewater Permit To be applied for, if applicable 
Significant Industrial User Permit To be applied for, if applicable 
Construction Stormwater Permit To be applied for, if applicable 
Fuel Storage Tank  To be applied for, if applicable 
Air Permit To be applied for, if applicable 
Discharge Permit To be applied for, if applicable 
Environmental Assessment Worksheet6 To be applied for, if applicable 

Minnesota Department of 
Natural Resources 

Temporary Groundwater Appropriation 
Permit for Construction Dewatering 

To be applied for, if applicable 

Water Appropriation Permit To be applied for, if applicable 

Public Waters Work Permit To be applied for, if applicable 

Minnesota Department of Health 
Water Main Installation Permit To be applied for, if applicable 

Notification of Intent to Perform a 
Demolition 

To be applied for, if applicable 

 
5 Additional environmental reviews may be necessary should potential improvements and supporting infrastructure for either 
development scenario exceed mandatory environmental thresholds. 
6 If either scenario results in a proposed project that anticipates the need for more than 1,000,000 gallons of fuel storage for 
backup generators and may exceed the threshold for air emissions, a separate EAW will be required for these components of 
the project per Minnesota Rules 4410.4300. A separate EAW with MPCA as the RGU could also be required if a project triggers 
the need for a sewer extension with over 2 million GPD of water.  
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Unit of Government Type of Application Status 

Notification of Asbestos Related Work  To be applied for, if applicable 

Water Tower and Well(s) Approval To be applied for, if applicable 

Minnesota Department of 
Transportation Right-of-Way Permit To be applied for, if applicable 

Minnesota Department of Labor 
Industry 

Plumbing Review To be applied for, if applicable 

Electrical Permit To be applied for, if applicable 

County 

Wright County 

WCA review and approval, pending 
annexation 

To be applied for, if applicable 

Right-of-Way Permit To be applied for, if applicable 
Subsurface Sewage Treatment System 
Abandonment Permit 

To be applied for, if applicable 

City 

City of Monticello 

Preliminary/Final Plat To be applied for, if applicable 
Sign Permit To be applied for, if applicable 
Site Plan Approval To be applied for, if applicable 
Building Permit To be applied for, if applicable 
Erosion Control, Grading, and 
Stormwater Permit  To be applied for, if applicable 

Right-of-Way permit To be applied for, if applicable 
WCA Review and Approval To be applied for, if applicable 
Zoning Map Amendment To be applied for, if applicable 
Demolition Permit To be applied for, if applicable 
AUAR Adoption In process 
Conditional Use Permit To be applied for, if applicable 
Planned Unit Development To be applied for, if applicable 

Annexation  
Subject to Orderly Annexation 
Agreement with Monticello 
Township 

Note for the potential for additional permits/approvals for Scenario 1:  
In addition to the permits and approvals listed in Table 6 that are the responsibility of either the city or 
the project proposer, the local utility company will design and obtain development permit and approvals 
needed for any potential grid infrastructure projects that are required for Scenario 1 through the MN 
Public Utilities Commission (PUC).  

10. LAND USE 

 Describe: 

i. Existing land use of the site as well as areas adjacent to and near the site, including 
parks, trails, and prime or unique farmlands.  
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The AUAR study area is located in a semi-rural area just south of the City of Monticello, 
in Monticello Township, Wright County, Minnesota. The study area consists of 16 
existing parcels. The study area is generally bounded by 85th Street NE to the north, 
Edmonson Avenue NE on a portion of the property to the east, and parcel boundaries to 
west southeast, and south. Land uses adjacent to the study area include single family 
and agricultural to the north, sparse single-family residences with mostly agricultural 
uses to the east and west, and natural areas including woodland, grassland, and 
wetlands. A single-family neighborhood is planned for development within 3-5 years to 
the east of Edmonson Avenue. The AUAR will include a discussion of how either scenario 
may affect existing and future use of the surrounding areas. 

There are no existing parks within the study area or immediate vicinity. Bertram Chain 
of Lakes Regional Park is located approximately three miles northwest of the study area 
boundary.  

According to the Web Soil Survey for the study area 3.3 percent is mapped as prime 
farmland, 2.8 percent would be prime farmland if drained, and 77.0 percent of the study 
area is considered farmland of statewide importance.7 

ii. Planned land use as identified in comprehensive plans (if available) and any other 
applicable plan for land use, water, or resource management by a local, regional, 
state, or federal agency. 

Wright County Northeast Quadrant Land Use Plan  
Wright County adopted the Northeast Quadrant Land Use Plan in 20078. The Northeast 
Quadrant Land Use Plan was developed to provide a framework for shaping future 
growth of the Northeast Quadrant of Wright County, which include the Buffalo, 
Monticello, and Rockford Townships. Anticipated phasing for future development in the 
AUAR study area is predicted to occur between 2020 and 2040. The study area is 
identified as Transition Area (TA) in the 2007 Monticello Township Land Use Plan.9 The 
purpose of the Transition Area is to properly manage the land at the urban/rural fringe. 
Management of these areas consists of identifying and designating areas to 
economically and efficiently accommodate growth pressures. The proper management 
of these areas will avoid premature annexation, prohibit large lot residential 
development that would make provision of municipal services unnecessarily expensive, 
and limit the possibility of incompatible future land uses.10 The Plan notes that orderly 
annexation agreements provide more detailed plans for annexation areas. 

 
7 USDA. 2024. Web Soil Survey. Available at: https://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx  
8 Northeast Quadrant Land Use Plan. Available at: https://www.co.wright.mn.us/DocumentCenter/View/236/Northeast-
Quadrant-Land-Use-Plan---Adopted-07-31-07-PDF.  
9 Monticello Township. 2007. Monticello Land Use Plan. Available at: 
https://www.co.wright.mn.us/DocumentCenter/View/235/Monticello-Township-Land-Use-Plan-Map-PDF  
10 Northeast Quadrant Land Use Plan. Available at: https://www.co.wright.mn.us/DocumentCenter/View/236/Northeast-
Quadrant-Land-Use-Plan---Adopted-07-31-07-PDF 

https://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx
https://www.co.wright.mn.us/DocumentCenter/View/236/Northeast-Quadrant-Land-Use-Plan---Adopted-07-31-07-PDF
https://www.co.wright.mn.us/DocumentCenter/View/236/Northeast-Quadrant-Land-Use-Plan---Adopted-07-31-07-PDF
https://www.co.wright.mn.us/DocumentCenter/View/235/Monticello-Township-Land-Use-Plan-Map-PDF
https://www.co.wright.mn.us/DocumentCenter/View/236/Northeast-Quadrant-Land-Use-Plan---Adopted-07-31-07-PDF
https://www.co.wright.mn.us/DocumentCenter/View/236/Northeast-Quadrant-Land-Use-Plan---Adopted-07-31-07-PDF
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City of Monticello 2040 Comprehensive Plan 
 The City of Monticello adopted the Monticello 2040 Comprehensive Plan in 2020.11 The 

plan is centered around three important themes: Sustainability, Community Health, and 
Sense of Place. The Plan focuses on land use, growth, and orderly annexation; mobility 
and connectivity; economic development; parks, pathways, and open space, and 
community character, art, design, facilities, and infrastructure. The Plan covers the 
geographic area of the City’s current municipal boundary as well as the Monticello 
Orderly Annexation Area. The study area is completely within the Monticello Orderly 
Annexation Area and is planned to be annexed into the city and as shown in Figure 7, 
the study area has the land use designation of Light Industrial Park. Refer to Table 7 for 
a description of this land use designation and allowed uses.  

According to the plan, areas currently within the City limits adjacent to the study area 
have been designated for future commercial or residential uses, with an identified 
industrial land use to the northwest directly across 85th Street. The southern boundary 
of the study area is also the southern boundary of the City’s Orderly Annexation Area. 

 The 2040 Plan includes appendix studies for municipal utilities, including water and 
sanitary sewer systems. 

Monticello Orderly Annexation Agreement 
 The City and Monticello Township have established an Orderly Annexation Agreement 

providing for the annexation of specific land area within Monticello Township.  The 
current agreement extends through January 1, 2040. The agreement outlines the 
triggering events for annexation. The study area is within the orderly annexation area 
covered by the agreement. 

Natural Resource Inventory & Assessment 
 The City of Monticello has adopted a Natural Resource Inventory & Assessment which 

identifies and inventories existing natural resources within the Monticello Orderly 
Annexation Area and assesses the resource’s quality. The document is used to plan for 
parks, trails and integration of natural resources into development planning. 

The Natural Resource Inventory and Assessment identifies conceptual future greenway 
corridor12 that bisects the study area east-west. From this plan, the purpose of the 
greenway corridor is to connect the major parks of the City and future annexation area. 
The locations for these corridors were identified based on the presence of natural land 
cover features, existing parks and open spaces, locations of Areas of Community 
Importance, and locations of conservation areas. Greenway corridors could provide 
connections between and among natural open spaces and parks via trails and walkways 

 
11 City of Monticello. 2020. Monticello 2040 Vision and Plan. Available at: Complete-Monticello-2040-Comprehensive-Plan-PDF  
12 Source: City of Monticello. 2008. Natural Resource Inventory and Assessment.  
https://www.monticellomn.gov/DocumentCenter/View/270/Natural-Resource-Inventory-Assessment-Conceptual-Greenway-
Corridors-PDF  

https://www.ci.monticello.mn.us/DocumentCenter/View/307/Complete-Monticello-2040-Comprehensive-Plan-PDF
https://www.monticellomn.gov/DocumentCenter/View/270/Natural-Resource-Inventory-Assessment-Conceptual-Greenway-Corridors-PDF
https://www.monticellomn.gov/DocumentCenter/View/270/Natural-Resource-Inventory-Assessment-Conceptual-Greenway-Corridors-PDF
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and can be natural areas such as wildlife corridors with no developed trail system or 
other disturbance within the corridor.  

Wright County Trail & Bikeway Plan 
In addition to consistency with the City’s Natural Resource Inventory & Assessment, the 
greenway corridor evaluation should consider long-range regional trail planning as 
identified in the Wright County Trail & Bikeway Plan. The plan is designed to connect the 
County with non-motorized trails and bikeways which will provide opportunities for 
residents to increase their physical activity and improve their health. The Plan envisions 
the County creating a network of offroad trails and on-road bikeways that connect and 
complement city and township trails and bikeways. 

Table 7: Study Area Future Land Use Designations Purpose and Allowed Uses 

Land Use Designation Purpose Allowed Uses 

Light Industrial Park 

To promote a strong industrial 
business sector represented by 
increased jobs and tax revenue 

generated for the City of Monticello. 

Process and production 
manufacturing which uses 

moderate amounts of partially 
processed materials, warehousing 

and distribution, research and 
development, medical 

laboratories, machine shops, 
computer technology, 

professional and corporate offices 
and industrial engineering 

facilities. “Computer technology” 
includes active technology uses 

dominated by office and research-
oriented businesses. The Light 

Industrial Designation 
accommodates Data Center (or 
similar “Technology Campus”) 

development for passive 
computer storage and processing 
only when specific elements are 

demonstrated. 
Source: City of Monticello. 2020. Monticello 2040 Chapter 3: Land Use, Growth and Orderly Annexation. 
https://www.ci.monticello.mn.us/DocumentCenter/View/313/Chapter-3---Land-Use-Growth-and-Orderly-Annexation-PDF.  

iii. Zoning, including special districts or overlays such as shoreland, floodplain, wild and 
scenic rivers, critical area, agricultural preserves, etc.  

AUAR Guidance: Water-related land use management districts should be delineated on 
appropriate maps, and the land use restrictions applicable in those districts should be 
described. If any variances or deviations from these restrictions within the AUAR area 
are envisioned, this should be discussed. 
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Existing Zoning 
The study area is currently within Monticello Township and is being used for agricultural 
purposes. Once annexed into the City of Monticello municipal limits, a zoning change 
would be required for future development and would be required to be consistent with 
the City of Monticello’s Comprehensive Plan. The Monticello Zoning Ordinance includes 
a Wetland Overlay District, which would apply to wetlands within the study area and will 
be evaluated in the AUAR. 

FEMA National Flood Hazard 
According to the Federal Emergency Management Agency (FEMA) Flood Insurance Rate 
Map (panel number 27171C0170D, effective 6/20/2024 and panel number 
27171C0165D, effective 6/20/2024), the AUAR study area is located in an area of 
minimal flooding area, or Zone X.13,14 

Comprehensive Water Resource Management Plan15  
The Water Resources Management Plan (WRMP) serves as a comprehensive planning 
document to guide the City in conserving, protecting, and managing its surface water 
resources. The City will use the WRMP as a guide to reach goals related to water quality, 
volume reduction, and flood management. The WRMP also includes associated goals 
and policies that address wetland management. As part of the goals and policies relating 
to wetland management, the WRMP references wetland buffers between developments 
adjacent to a wetland area. The goals and policies outlined in the WRMP relating to 
wetland buffers are in accordance with the City of Monticello’s Code of Ordinances for 
Wetland Districts and associated buffer and setback requirements.  

iv. If any critical facilities (i.e., facilities necessary for public health and safety, those 
storing hazardous materials, or those housing occupants who may be insufficiently 
mobile) are proposed in floodplain areas and other areas identified as at risk for 
localized flooding, describe the risk potential considering changing precipitation and 
event intensity. 

No critical facilities are proposed as part of the project. 

 Discuss the project’s compatibility with nearby land uses, zoning, and plans listed in Item 9a 
above, concentrating on implications for environmental effects. 

AUAR Guidance: The extent of conversion of existing farmlands anticipated in the AUAR should 
be described. If any farmland will be preserved by special protection programs, this should be 
discussed. 

If development of the AUAR will interfere or change the use of any existing designated parks, 
recreation areas, or trails, this should be described in the AUAR. The RGU may also want to 

 
13 FEMA. 2024. FEMA Flood Map 27171C0165D. Available at: FIRMette Web [27171C0165D] (fema.gov).  
14 FEMA. 2024. FEMA Flood Map 27171C0170D. Available at: FIRMette Web [27171C0170D] (fema.gov). 
15 City of Monticello. 2019. Comprehensive Water Resource Management Plan. Available at: Comprehensive-Water-Resource-
Management-Plan-PDF (monticello.mn.us)  

https://map1.msc.fema.gov/firm?id=27171C0165D
https://map1.msc.fema.gov/firm?id=27171C0170D
https://www.ci.monticello.mn.us/DocumentCenter/View/185/Comprehensive-Water-Resource-Management-Plan-PDF
https://www.ci.monticello.mn.us/DocumentCenter/View/185/Comprehensive-Water-Resource-Management-Plan-PDF
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discuss under this item any proposed parks, recreation areas, or trails to be developed in 
conjunction with development of the AUAR area.  

The AUAR must include a statement of certification from the RGU that its comprehensive plan 
complies with the requirements set out at Minnesota Rules, part 4410.3610, subpart 1. The 
AUAR document should discuss the proposed AUAR area development in the context of the 
comprehensive plan. If this has not been done as part of the responses to Items 6, 9, 11, 18, and 
others, it must be addressed here; a brief synopsis should be presented here if the material has 
been presented in detail under other items. Necessary amendments to comprehensive plan 
elements to allow for any of the development scenarios should be noted. If there are any 
management plans of any other local, state, or federal agencies applicable to the AUAR area, the 
document must discuss the compatibility of the plan with the various development scenarios 
studied, with emphasis on any incompatible elements.  

The AUAR will discuss the development scenarios within the context of the adopted Monticello 
2040 Vision + Plan. The AUAR will review compatibility with nearby land uses, zoning, parks and 
trails, and other relevant plans for the two development scenarios. The AUAR will also include a 
statement of certification from the RGU that its comprehensive plan complies with the 
requirements set out in Minnesota Rules, part 4410.3610, subpart 1.  

 Identify measures incorporated into the proposed project to mitigate any potential 
incompatibility as discussed in Item 9b above. 

The AUAR will identify measures to mitigate any potential incompatibilities with land uses in the 
project vicinity.  
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Figure 6: Existing Land Use  
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Figure 7: Future Land Use16 

 

 
16 Future land uses for the city of Monticello and adjacent areas determined in the Monticello 2040 Comprehensive Plan. 
Available at: https://monticellomn.gov/274/Monticello-2040. 
Agricultural land use for Monticello Township was determined in the Monticello Township Land Use Plan. Available at: 
https://www.co.wright.mn.us/DocumentCenter/View/235/Monticello-Township-Land-Use-Plan-Map-PDF. 

https://monticellomn.gov/274/Monticello-2040
https://www.co.wright.mn.us/DocumentCenter/View/235/Monticello-Township-Land-Use-Plan-Map-PDF
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11. GEOLOGY, SOILS, AND TOPOGRAPHY/LAND FORMS 

 Geology – Describe the geology underlying the project area and identify and map any 
susceptible geologic features such as sinkholes, shallow limestone formations, 
unconfined/shallow aquifers, or karst conditions. Discuss any limitations of these features for 
the project and any effects the project could have on these features. Identify any project 
designs or mitigation measures to address effects to geologic features. 

AUAR Guidance: A map should be included to show any groundwater hazards identified.  

According to the Geologic Atlas of Wright County, majority of the AUAR study area is underlain 
by Mesoproterozoic bedrock and Paleozoic bedrocks. The Mesoproterozoic rocks consist largely 
of sandstone, with minor amounts of siltstone and shale. These rocks are poorly known in 
Wright County; therefore, they cannot be confidently assigned to individual formations. 
However, they are likely to correlate with parts of the Hinckley Sandstone, fond du Lac, and 
Solor Church Formations. The Paleozoic rocks which are dominantly medium-to coarse-grained 
quartz sandstone and are part of the Mt. Simon Sandstone formation.17  

There are no known sinkholes located within the AUAR study area. Additionally, there are no 
karst conditions located within or near the study area. There is a shallow, unconfined aquifer 
within the AUAR study area. 

The AUAR will discuss any limitations of these features for future development and any effects 
development could have on these features, including impacts to the aquifer and/or water table. 

 Soils and Topography – Describe the soils on the site, giving NRCS (SCS) classifications and 
descriptions, including limitations of soils. Describe topography, any special site conditions 
relating to erosion potential, soil stability, or other soil limitations, such as steep slopes or 
highly permeable soils. Provide estimated volume and acreage of soil excavation and/or 
grading. Discuss impacts from project activities (distinguish between construction and 
operational activities) related to soils and topography. Identify measures during and after 
project construction to address soil limitations including stabilization, soil corrections, or other 
measures. Erosion/sedimentation control related to stormwater runoff should be addressed 
in response to Item 11.b.ii. 

AUAR Guidance: The number of acres to be graded and number of cubic yards of soil to be 
moved need not be given; instead, a general discussion of the likely earthmoving needs for 
development of the area should be given, with an emphasis on unusual or problem areas. In 
discussing mitigation measures, both the standard requirements of the local ordinances and any 
special measures that would be added for AUAR purposes should be included. A standard soils 
map for the area should be included. 

 
17 University of Minnesota. 2013. Bedrock Geology. Available at: 
https://conservancy.umn.edu/server/api/core/bitstreams/c8f26a04-9210-476a-9e2c-b098c1209760/content.  

https://conservancy.umn.edu/server/api/core/bitstreams/c8f26a04-9210-476a-9e2c-b098c1209760/content
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According to the Natural Resources Conservation Service (NRCS) Web Soil Survey, the study area 
is comprised of 12 different soil types. Soils are classified by the NRCS into four hydrologic soil 
groups, A, B, C, and D, with A having the lowest runoff potential and D having the greatest 
runoff potential. The erosion hazard indicates the hazard of soil loss from off-road areas after 
disturbance activities that expose the soil surface. All soil information for the Study Area is 
described in Table 8. Within the project site, 13.0 percent of the soil surface is mapped with a 
“moderate” rating, indicating that some erosion is likely in these areas and that erosion control 
measures may be needed. The remaining 86.1 percent of the study area is mapped with a 
“slight” rating, meaning that erosion is unlikely under ordinary climatic conditions, and 0.9 
percent is considered null or not rated.  

Topography within the study area varies from 948 feet in elevation in the northeastern corner of 
the site to 980 feet in elevation in the western portion of the study area as shown in Figure 1. 
The site generally drains to the south towards a large wetland complex.  

The AUAR will include a general discussion of the likely earthmoving needs for the development 
scenarios and identify measures to minimize erosion and identify short-term and long-term 
establishment and erosion control plans that account for seasonal changes and comply with 
permit conditions for both scenarios. 

Any additional information provided by the developer will be utilized to supplement the 
information provided above. 

Table 8: Soil Types 

Map 
unit 

symbol 

Map unit 
name 

Acres in 
AOI 

Percent 
of AOI 

Farmland 
Rating 

Hydric 
Rating 

Hydrologic 
Soil Group 

Erosion 
Hazard 
Rating 

261 Isan-Isan, 
frequently 
ponded, 
complex, 0 
to 2 percent 
slopes 

0.7 0.10% Not prime 
farmland 

2, 3 A/D Slight 

375 Forada 
sandy loam, 
0 to 2 
percent 
slopes 

15.6 2.80% Prime 
farmland if 
drained 

2, 3 B/D Slight 

406 Dorset 
sandy loam, 
0 to 2 
percent 
slopes 

127 23.10% Farmland of 
statewide 
importance 

2 B  Slight 
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Map 
unit 

symbol 

Map unit 
name 

Acres in 
AOI 

Percent 
of AOI 

Farmland 
Rating 

Hydric 
Rating 

Hydrologic 
Soil Group 

Erosion 
Hazard 
Rating 

441 Almora loa,, 
o to 2 
percent 
slopes 

8.8 1.60% All areas are 
prime 
farmland 

0 B Slight 

1288 Seelyeville 
and Markey 
soils, 
ponded, o 
to 1 percent 
slopes 

9.1 1.70% Not prime 
farmland  

1, 2, 3 A/D Slight 

1368 Southhaven 
loam, o to 2 
percent 
slopes 

9.5 1.70% All areas are 
prime 
farmland 

0 B Slight 

1377B Dorset-Two 
Inlets 
complex, 6 
to 12 
percent 
slopes 

279.8 50.90% Farmland of 
statewide 
importance 

0 A Slight 

1377C Dorset-Two 
Inlets 
complex, 6 
to 12 
percent 
slopes  

59.1 10.70% Not prime 
farmland 

0 A Moderate 

1377D Dorset-Two 
Inlets 
complex, 12 
to 20 
percent 
slopes 

12.6 2.30% Not prime 
farmland 

0 A Moderate 

1942 Forada and 
Leafriver 
soils, 
frequently 
ponded, 0 
to 1 percent 
slopes 

6.4 1.20% Not prime 
farmland 

1, 2, 3 B/D Slight 
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Map 
unit 

symbol 

Map unit 
name 

Acres in 
AOI 

Percent 
of AOI 

Farmland 
Rating 

Hydric 
Rating 

Hydrologic 
Soil Group 

Erosion 
Hazard 
Rating 

1975 Oylen sandy 
loam, 0 to 2 
percent 
slopes 

16.5 3.00% Farmland of 
statewide 
importance 

2 C Slight 

W Water 4.9 0.90% Not prime 
farmland 

N/A N/A Not Rated 

Source: United States Department of Agriculture. 2024. Web Soil Survey. 
https://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx.  

 

  

https://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx
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Figure 8: Soil Types 
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12. WATER RESOURCES 

AUAR Guidance: The information called for on the EAW form should be supplied for any of the 
infrastructure associated with the AUAR development scenarios, and for any development expected 
to physically impact any water resources. Where it is uncertain whether water resources will be 
impacted depending on the exact design of future development, the AUAR should cover the possible 
impacts through a “worst case scenario” or else prevent impacts through the provisions of the 
mitigation plan. 

 Describe surface water and groundwater features on or near the site below. 

i. Surface Water – lakes, streams, wetlands, intermittent channels, and county/judicial 
ditches. Include any special designations such as public waters, trout stream/lake, 
wildlife lakes, migratory waterfowl feeding/resting lake, and outstanding resource 
value water. Include water quality impairments or special designations listed on the 
current MPCA 303d Impaired Waters List that are within one mile of the project. 
Include DNR Public Waters Inventory number(s), if any. 

There currently are seven identified wetlands within the study area as shown in Figure 
10. Two field wetland delineations were completed in 2024 and 2025 to confirm the 
extents of wetlands and waterways within the project study area. The AUAR will include 
a summary of the findings from the wetland delineation.  

The closest MPCA 303d Impaired Water to the study area is Pelican Lake, located 
approximately 1.3 miles to the southeast.18 There is one unnamed MnDNR Public Water 
Wetland in the southeastern corner of the study area (ID# 86039400). There are five 
unnamed MnDNR Public Water Wetlands within one mile of the study area (ID# 
86048400, 86008300, 86007700, 86007500, 86008400). There are three MnDNR Public 
Water basins within one-mile of the study area (Paradise Lake - ID# 86008200, Slough 
Lake - ID# 86007800, Gilchrist Lake - ID# 86006400).19  

The Mississippi River Corridor Critical Area is not within one mile of the study area. 
Additionally, there are no trout streams or County Ditches within or adjacent to the 
study area. Any additional water resources identified during the wetland delineation will 
be discussed in the AUAR. 

Runoff from the study area generally drains southeast, towards the wetland located in 
the southern portion of the study area. 

  

 
18 Minnesota Pollution Control Agency. 2024. Impaired Waters. Available at: 
https://mpca.maps.arcgis.com/apps/webappviewer/index.html?id=fcfc5a12d2fd4b16bc95bb535d09ae82  
19 Minnesota Department of Natural Resources. 2025. Public Waters (PW) Basin and Watercourse Delineation. Available at: 
https://gisdata.mn.gov/dataset/water-mn-public-waters 

https://mpca.maps.arcgis.com/apps/webappviewer/index.html?id=fcfc5a12d2fd4b16bc95bb535d09ae82
https://gisdata.mn.gov/dataset/water-mn-public-waters
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Figure 9: Delineated Wetlands 
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Figure 10: Surface Water Resources  
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ii. Groundwater – aquifers, springs, and seeps. Include 1) depth to groundwater; 2) if 
project is within a MDH well protection area; and 3) identification of any onsite 
and/or nearby wells, including unique numbers and well logs, if available. If there are 
no wells known on site or nearby, explain the methodology used to determine this. 

According to the Geologic Atlas of Wright County groundwater is present at 
approximately 20 feet below grade, excluding the wetland portion.20  

Based on Minnesota Department of Health and Minnesota Department of Natural 
Resources well records, four wells may be located within the study area. Descriptions of 
each well are identified in Table 9 and wells with verified mapped locations are shown in 
Figure 11.  

The AUAR will evaluate if any existing wells could be used for either scenario. If wells 
will need to be sealed, they would be properly sealed by a licensed well contractor prior 
to redevelopment within the AUAR study area per MPCA and MDH well sealing 
requirements. The AUAR will also discuss the potential for additional (unmapped) wells 
within the study area and any impacts that could occur to these features. 

The northwestern corner of AUAR study area is located within a wellhead protection 
area (Monticello) and a Drinking Water Supply Management Area (DWSMA) 
(Monticello).21 The DWSMA is listed as low vulnerability. The AUAR will discuss any 
potential impacts to the Monticello wellhead protection area and DWSMA. 

Table 9: Wells within AUAR Study Area  

Well ID Number Index 
Status 

Well 
Use 

Well Depth (feet) MN DNR Permit 

182151 Active Irrigation 122 2012-0909 

472289 Active Domestic 62 - 

785271 Unverified Irrigation 120 - 

840393 Unverified Irrigation 96 2019-1384 

Source: Minnesota Department of Health. Minnesota Well Index. Available at: 
https://mnwellindex.web.health.state.mn.us/; Minnesota Department of Natural Resources. Well 
Records. 

 
20 Minnesota Department of Natural Resources. 2018. Geological Atlas of Wright County, Minnesota Part B, Hydrogeology. 
Available at: https://files.dnr.state.mn.us/waters/groundwater_section/mapping/cga/c30_wright/wright_report.pdf  
21 Minnesota Department of Health. Source Water Protection Web Map Viewer. Available at: 
https://mdh.maps.arcgis.com/apps/View/index.html?appid=8b0db73d3c95452fb45231900e977be4  

https://mnwellindex.web.health.state.mn.us/
https://files.dnr.state.mn.us/waters/groundwater_section/mapping/cga/c30_wright/wright_report.pdf
https://mdh.maps.arcgis.com/apps/View/index.html?appid=8b0db73d3c95452fb45231900e977be4
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Figure 11: Groundwater Resources 
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 Describe effects from project activities on water resources and measures to minimize or 
mitigate the effects below.  

i. Wastewater – For each of the following, describe the sources, quantities, and 
composition of all sanitary, municipal/domestic, and industrial wastewaters projected 
or treated at the site. 

AUAR Guidance: Observe the following points of guidance in an AUAR: 

• Only domestic wastewater should be considered in an AUAR—industrial 
wastewater would be coming from industrial uses that are excluded from review 
through an AUAR process 

• Wastewater flows should be estimated by land use subareas of the AUAR area; 
the basis of flow estimates should be explained 

• The major sewer system features should be shown on a map and the expected 
flows should be identified 

• If not explained under Item 6, the expected staging of the sewer system 
construction should be described 

• The relationship of the sewer system extension to the RGU’s comprehensive 
sewer plan and (for metro area AUARs) to Metropolitan Council regional systems 
plans, including MUSA expansions, should be discussed. For non-metro area 
AUARs, the AUAR must discuss the capacity of the RGU’s wastewater treatment 
system compared to the flows from the AUAR area; any necessary improvements 
should be described. 

• If on-site systems will serve part of the AUAR, the guidance in the February 2000 
edition of the EAW Guidelines on page 16 regarding item 18b under Residential 
development should be followed. 

1) If the wastewater discharge is to a publicly owned treatment facility, identify any 
pretreatment measures and the ability of the facility to handle the added water 
and waste loadings, including any effects on, or required expansion of, municipal 
wastewater infrastructure.  

The City of Monticello has its own wastewater treatment plant (WWTP) that is 
permitted for 2.36 million gallons per day (MGD) and has an average daily flow of 
1.15 MGD. The WWTP ultimately discharges into the Mississippi River.  

It is assumed that sanitary sewer service for the AUAR study area will be provided by 
extending approximately 2 miles of new City sanitary sewer connections in the area. 
The City has a comprehensive wastewater utility system plan which assumed land 
use per the 2040 Comprehensive Plan.  Concurrent with the AUAR,  a specific 
wastewater utility study for the study area as related to the capacity and demand 
estimated for Scenario 1 will be initiated. The AUAR will also evaluate the capacity 
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and demand for Scenario 2.  The AUAR will discuss the Minnesota Pollution Control 
Agency (MPCA) requirements and potential pretreatment measures for non-contact 
cooling water. The AUAR will evaluate the estimated wastewater flows for the 
proposed development scenarios, and the existing City sanitary sewer system and 
wastewater treatment facility will be evaluated to determine if there is adequate 
capacity to convey and treat wastewater. Appropriate mitigation measures or 
system improvements will be identified, if needed.    

2)  If the wastewater discharge is to a subsurface sewage treatment system (SSTS), 
describe the system used, the design flow, and suitability of site conditions for 
such a system. 

No subsurface sewage treatment systems (SSTS) are anticipated within the AUAR 
study area for the proposed development scenarios. The residences within the 
study area will remain until such time development starts. The SSTS systems will be 
pumped, collapsed, filled, and abandoned per the MPCA chapter 7080 code. A 
permit for the abandonment of the existing SSTS will be applied for from the county.  

3) If the wastewater discharge is to surface water, identify the wastewater 
treatment methods, discharge points, and proposed effluent limitations to 
mitigation impacts. Discuss any effects to surface or groundwater from 
wastewater discharges.  

No wastewater discharge to surface waters is anticipated for the proposed 
development scenarios. The AUAR will provide an overview of any consideration for 
infiltration opportunities for non-domestic sewage.  

ii. Stormwater – Describe changes in surface hydrology resulting from change of land 
cover. Describe the routes and receiving water bodies for runoff from the project site 
(major downstream water bodies as well as the immediate receiving waters). Discuss 
environmental effects from stormwater discharges on receiving waters post-
construction, including how the project will affect runoff volume, discharge rate, and 
change in pollutants.  Consider the effects of current Minnesota climate trends and 
anticipated changes in rainfall frequency, intensity, and amount with this discussion. 
For projects requiring NPDES/SDS Construction Stormwater permit coverage, state the 
total number of acres that will be disturbed by the project and describe the 
stormwater pollution prevention plan (SWPPP), including specific best management 
practices to address soil erosion and sedimentation during and after project 
construction. Discuss permanent stormwater management plans, including methods 
of achieving volume reduction to restore or maintain the natural hydrology of the site 
using green infrastructure practices or other stormwater management practices. 
Identify any receiving waters that have construction-related water impairments or are 
classified as special as defined in the Construction Stormwater permit. Describe 
additional requirements for special and/or impaired waters.  
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AUAR Guidance: For an AUAR the following additional guidance should be followed in 
addition to that in EAW Guidelines: 

• It is expected that an AUAR will have a detailed analysis of stormwater issues 

• A map of the proposed stormwater management system and of the water 
bodies that will receive stormwater should be provided 

• The description of the stormwater systems would identify on-site and “regional” 
detention ponding and also indicate whether the various ponds will be new 
water bodies or converted existing ponds or wetlands. Where on-site ponds will 
be used but have not yet been designed, the discussion should indicate the 
design standards that will be followed.  

• If present in or adjoining the AUAR area, the following types of water bodies 
must be given special analyses:  

o Lakes: Within the Twin Cities metro area, a nutrient budget analysis 
must be prepared for any “priority lake” identified by the Metropolitan 
Council. Outside of the metro area, lakes needing a nutrient budget 
analysis must be determined by consultation with the MPCA and DNR 
staffs.  

o Trout streams: If stormwater discharges will enter or affect a trout 
stream, an evaluation of the impacts on the chemical composition and 
temperature regime of the stream and the consequent impacts on the 
trout population (and other species of concern) must be included.  

There is currently minimal impervious surface area within the study area. The total 
amount of impervious surface under the development scenarios will be described in the 
AUAR.  

The AUAR will address stormwater rates, water quality, and volumes for the AUAR study 
area or both scenarios, and any temporary and permanent stormwater run-off controls 
will be identified including the viability of infiltration. An existing and proposed 
conditions analysis will be completed showing the locations of the temporary and 
permanent stormwater run-off controls. Mitigation measures to address trash and algae 
growth will be included in the AUAR. 

The AUAR will include note of City stormwater requirements as well as the National 
Pollution Discharge Elimination System (NPDES) permit requirements that future 
development will need to adhere to. Special or impaired waters on or near the site will 
be identified, including Pelican Lake. 

Based on the results of the climate trends analysis and flooding risk assessment, any 
additional volume and rate control needed for stormwater management will be 
discussed in the AUAR. Stormwater management strategies including any proposed 
green infrastructure will be documented in the AUAR.  
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iii. Water Appropriation – Describe if the project proposes to appropriate surface or 
groundwater (including dewatering). Describe the source, quantity, duration, use, and 
purpose of the water use and if a DNR water appropriation permit is required. 
Describe any well abandonment. If connecting to an existing municipal water supply, 
identify the wells to be used as a water source and any effects on, or required 
expansion of, municipal water infrastructure. Discuss environmental effects from 
water appropriation, including an assessment of the water resources available for 
appropriation. Discuss how the proposed water use is resilient in the event of changes 
in total precipitation, large precipitation events, drought, increased temperatures, 
variable surface water flows and elevations, and longer growing seasons. Identify any 
measures to avoid, minimize, or mitigate environmental effects from the water 
appropriation. Describe contingency plans should the appropriation volume increase 
beyond infrastructure capacity or water supply for the project diminish in quantity or 
quality, such as reuse of water, connections with another water source, or emergency 
connections. 

AUAR Guidance: If the area requires new water supply wells, specific information about 
that appropriation and its potential impacts on groundwater levels should be given; if 
groundwater levels would be affected, any impacts resulting on other resources should 
be addressed. 

The water supply for the study area will be obtained from the City of Monticello through 
extension/improvement of the municipal water system. Municipal wells, stored in a 
water reservoir or water tower, are the source of drinking water for the city. Currently, 
the city has a MnDNR water appropriations permit to extract up to 800 million gallons 
per year from the Quaternary Buried Artesian and Mt. Simon-Red Clastics aquifers from 
five wells. 

 The City has a comprehensive water utility system plan developed, consistent with the 
2040 Comprehensive Plan.  Concurrent with the AUAR a specific utility study for the 
study area relative to the capacity and demand of Scenario 1 has been initiated. The 
AUAR will also evaluate the capacity and demand for Scenario 2.  The AUAR will 
evaluate the existing and proposed infrastructure needs and will discuss the viability of 
supplementing City water with alternative water sources, including additional wells. The 
AUAR will address water appropriations permitting generally and under new state laws 
adopted in 2025, as applicable. Evaluation of impact on surrounding supply/wells will be 
reviewed. Appropriate mitigation measures or system improvements will be identified, 
if needed. 

Handling of any required construction dewatering discharge will be addressed in the 
AUAR. The AUAR will also discuss the water demands for the site for both scenarios and 
the existing city water system capacity. Mitigation strategies, system improvements, or 
contingency plans, if applicable, will be identified in the AUAR. 

iv. Surface Waters 
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1) Wetlands – Describe any anticipated physical effects or alterations to wetland 
features, such as draining, filling, permanent inundation, dredging, and vegetative 
removal. Discuss direct and indirect environmental effects from physical 
modification of wetlands, including the anticipated effects that any proposed 
wetland alterations may have to the host watershed, taking into consideration 
how current Minnesota climate trends and anticipated climate change in the 
general location of the project may influence the effects. Identify measures to 
avoid (e.g., available alternatives that were considered), minimize, or mitigate 
environmental effects to wetlands. Discuss whether any required compensatory 
wetland mitigation for unavoidable wetland impacts will occur in the same minor 
or major watershed and identify those probable locations. 

The AUAR will address potential wetland impacts based on the proposed scenarios, 
and mitigation strategies will be identified, if applicable. The City’s Wetland Overlay 
District will be evaluated for application to the development scenarios. 

2) Other surface waters – Describe any anticipated physical effects or alterations to 
surface water features (lakes, streams, ponds, intermittent channels, 
county/judicial ditches) such as draining, filling, permanent inundation, dredging, 
diking, stream diversion, impoundment, aquatic plant removal, and riparian 
alteration. Discuss direct and indirect environmental effects from physical 
modification of water features, taking into consideration how current Minnesota 
climate trends and anticipated climate change in the general location of the 
project may influence the effects. Identify measures to avoid, minimize, or 
mitigate environmental effects to surface water features, including in-water Best 
Management Practices that are proposed to avoid or minimize 
turbidity/sedimentation while physically altering the water features. Discuss how 
the project will change the number or type of watercraft on any water body, 
including current and projected watercraft usage. 

AUAR Guidance: Water surface use need only be addressed if the AUAR area would 
include or adjoin recreational water bodies. 

The AUAR will include a review of potential impact to Pelican Lake. Surface water 
alterations will be discussed in the AUAR. 

13. CONTAMINATION/HAZARDOUS MATERIALS/WASTES 

 Pre-project Site Conditions – Describe existing contamination or potential environmental 
hazards on or in close proximity to the project site, such as soil or groundwater 
contamination, abandoned dumps, closed landfills, existing or abandoned storage tanks, and 
hazardous liquid or gas pipelines. Discuss any potential environmental effects from pre-
project site conditions that would be caused or exacerbated by project construction and 
operation. Identify measures to avoid, minimize, or mitigate adverse effects from existing 
contamination or potential environmental hazards. Include development of a Contingency 
Plan or Response Action Plan. 
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The AUAR will review the Minnesota Pollution Control Agency’s (MPCA) What’s In My 
Neighborhood database and the Minnesota Department of Agriculture’s Agricultural Chemical 
Incidents and Agricultural Spills databases to determine if any known contaminated properties 
or potential environmental hazards are located within and adjacent to the AUAR study area. 

 Project Related Generation/Storage of Solid Wastes – Describe solid wastes generated/stored 
during construction and/or operation of the project. Indicate method of disposal. Discuss 
potential environmental effects from solid waste handling, storage, and disposal. Identify 
measures to avoid, minimize, or mitigate adverse effects from the generation/storage of solid 
waste including source reduction and recycling. 

AUAR Guidance: Generally, only the estimated total quantity of municipal solid waste generated 
and information about any recycling or source separation programs of the RGU need to be 
included. 

The AUAR will provide information on the estimated quantity of municipal solid waste to be 
generated during construction and operational phases of the development scenarios.  

 Project Related Use/Storage of Hazardous Materials – Describe chemicals/hazardous 
materials used/stored during construction and/or operation of the project including method 
of storage. Indicate the number, location, and size of any above or below ground tanks to 
store petroleum or other materials. Discuss potential environmental effects from accidental 
spills or releases of hazardous materials. Identify measures to avoid, minimize, or mitigate 
adverse effects from the use/storage of chemicals/hazardous materials including source 
reduction and recycling. Include development of a spill prevention plan. 

AUAR Guidance: Not required for an AUAR. Potential locations of storage tanks associated with 
commercial uses in the AUAR should be identified (e.g., gasoline tanks at service stations). 

The AUAR will identify any potential known chemical/hazardous materials used/stored during 
construction or operation that are anticipated as part of the proposed development scenarios.  

 Project Related Generation/Storage of Hazardous Wastes – Describe hazardous wastes 
generated/stored during construction and/or operation of the project. Indicate method of 
disposal. Discuss potential environmental effects from hazardous waste handling, storage, and 
disposal. Identify measures to avoid, minimize, or mitigate adverse effects from the 
generation/storage of hazardous wastes including source reduction and recycling. 

AUAR Guidance: Not required for an AUAR.  

 Not applicable. 

14. FISH, WILDLIFE, PLANT COMMUNITIES, AND SENSITIVE ECOLOGICAL RESOURCES (RARE 
FEATURES) 

 Describe fish and wildlife resources as well as habitats and vegetation on or near the site. 
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AUAR Guidance: The description of fish and wildlife resources should be related to the habitat 
types depicted on the cover types map. Any differences in impacts between development 
scenarios should be highlighted in the discussion. 

No native plant communities or critical habitats under the jurisdiction of the United States Fish 
and Wildlife Service (USFWS) are located within the study area.  

Habitats that can be found within the study area include wooded areas, grassland and wetlands. 
Wildlife that can be found within the study area include birds, small mammals, and insects. 
There are no areas of biodiversity significance within one mile of the study area. Additionally, 
there are no areas ecologically significant within one mile of the study area.  

The AUAR will address the cover types for the existing conditions and the post-construction 
scenarios.  

 Describe rare features such as state-listed (endangered, threatened, or special concern) 
species, native plant communities, Minnesota County Biological Survey Sites of Biodiversity 
Significance, and other sensitive ecological resources on or within close proximity to the site. 
Provide the license agreement number and/or correspondence number (ERDB) from which 
the data were obtained and attach the Natural Heritage letter from the DNR. Indicate if any 
additional habitat or species survey work has been conducted within the site and describe 
results.  

AUAR Guidance: For an AUAR, prior consultation with the DNR Division of Ecological Resources 
for information about reports of rare plant and animal species in the vicinity is required. Include 
the reference numbers called for on the EAW form in the AUAR and include the DNR’s response 
letter. If such consultation indicates the need, an on-site habitat survey for rare species in the 
appropriate portions of the AUAR area is required. Areas of on-site surveys should be depicted on 
a map, as should any “protection zones” established as a result. 

State-Listed Species 
Kimley-Horn submitted a DNR Natural Heritage Information System (NHIS) review for the study 
area and area within a one-mile radius for state-listed threatened, endangered, and special 
concern species and received a response from the DNR during the Scoping comment period, 
which identified one species, the blanding’s turtle (Emydoidea blandingii), in proximity to the 
study area. Any potential impacts and mitigation to wildlife habitat including the turtle, will be 
provided in the AUAR. 

Federally-Listed Species 
The U.S. Fish and Wildlife (USFWS) Service Information for Planning and Conservation (IPaC) tool 
was used to identify federally-listed species within or near the AUAR Study Area. This review 
identified two proposed threatened species, the Monarch Butterfly and the Western Regal 
Fritillary, as well as one experimental population (non-essential), the Whooping Crane.  
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Monarch Butterfly  

The Monarch Butterfly is designated as a proposed threatened species by the USFWS. The 
preferred habitat for this species is prairie where milkweed and flowers are present. According 
to the USFWS, there are many potential reasons for the butterfly’s decline, including habitat loss 
at breeding and overwintering sites, disease, pesticides, logging at overwintering sites, and 
climate change.22  

Western Regal Fritillary  
The Western Regal Fritillary is a butterfly species that is known to occur in Minnesota and was 
identified as potentially occurring within the study area. The species is not federally listed but is 
proposed threatened. Suitable habitat consists of native grasslands containing violets, nectar 
sources, and tall vegetation. 

Whooping Crane 

The Whooping Crane is designated as an experimental population, non-essential species by the 
USFWS. Non-essential experimental populations are treated as threatened species on National 
Wildlife Refuge and National Park land (require consultation under 7(a)(2) of the ESA) and as a 
proposed species on private land (no section 7(a)(2) requirements, but Federal agencies must 
not jeopardize their existence (section 7(a)(4))). The preferred habitat for the species include 
shallow mashes and adjacent, open grasslands.23 The project will not occur on federal land; 
therefore, consultation with USFWS is not required for the species. 

Migratory Birds 

Species protected by the Migratory Bird Treaty Act (MBTA) are illegal for anyone to “take, possess, 
import, export, transport, sell, purchase, barter, or offer for sale,” including, “the parts, nests, or 
eggs of such a bird except under the terms of a valid permit issued pursuant to Federal regulations 
by the USFWS”. The phrase “incidental take” is used when migratory birds are taken or killed 
because of an otherwise lawful activity but the “take” is not the purpose of that activity. According 
to the IPaC resource list, nine migratory species on the Birds of Conservation Concern (BCC) list 
that have been identified within the study area. The BCC list was updated in 2023 by the USFWS 
and is an effort to “identify species, subspecies, and populations of all migratory nongame birds 
that, without additional conservation actions, are likely to become candidates for listing under 
the Endangered Species Act” (ESA). 

Bald and Golden Eagles 

Bald and Golden Eagles are protected by the MBTA and the Bald and Golden Eagle Protection Act. 
According to the IPaC resource list, there are Bald Eagles in the AUAR study area. 

 Discuss how the identified fish, wildlife, plant communities, rare features, and ecosystems 
may be affected by the project. Include a discussion on introduction and spread of invasive 

 
22 USFWS. Monarch Butterfly. Available at: https://ecos.fws.gov/ecp/species/9743 
23 USFWS. Whopping Crane. Available at: https://ecos.fws.gov/ecp/species/758 

https://ecos.fws.gov/ecp/species/9743
https://ecos.fws.gov/ecp/species/758
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species from the project construction and operation. Separately discuss effects to known 
threatened and endangered species.  

Invasive Species 
Invasive species are a major cause of biodiversity loss and are considered biological pollutants 
by the DNR. Invasive species can be moved on construction equipment, landscaping equipment, 
and other debris. The AUAR will include a discussion on best management practices to prevent 
the introduction and spread of invasive species during construction and operation. 

Stormwater  
Stormwater run-off can cause a number of environmental problems. When stormwater drains 
off a construction site, it can carry sediment and pollutants that harm lakes, rivers, streams, and 
wetlands which in turn may harm wildlife. Strategies for stormwater management and 
treatment of stormwater run-off within the study area will be discussed in Section 12 of the 
AUAR.  

Impacts to protected species and habitats 
The AUAR will further investigate the potential for impacts to any federally listed species, state-
listed species, or protected wildlife habitats. 

 Identify measures that will be taken to avoid, minimize, or mitigate adverse effects to fish, 
wildlife, plant communities, and sensitive ecological resources.  

The AUAR will address any potential mitigation measures identified by the DNR and USFWS to 
minimize and avoid adverse impacts to any protected species and wildlife habitats.  

15. HISTORIC PROPERTIES 

Describe any historic structures, archeological sites, and/or traditional cultural properties on or in 
close proximity to the site. Include 1) historic designations; 2) known artifact areas; and 3) 
architectural features. Attach letter received from the Minnesota State Historic Preservation 
Office (SHPO). Discuss any anticipated effects to historic properties during project construction 
and operation. Identify measures that will be taken to avoid, minimize, or mitigate adverse effects 
to historic properties. 

AUAR Guidance: For an AUAR, contact with the State Historic Preservation Office and State 
Archeologist is required to determine whether there are areas of potential impacts to these 
resources. If any exist, an appropriate site survey of high probability areas is needed to address the 
issue in more detail. The mitigation plan must include mitigation for any impacts identified. 

The Minnesota Statewide Historic Inventory Portal (MnSHIP) was reviewed to identify historic 
resources. According to MnSHIP, there are three historic sites in the vicinity of the AUAR study area. 
None of the historic sites are listed on the National Register of Historic Places (NRHP). 
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Table 10. Historic Sites 

Address 
Property 
Name 

National Register 
Listing Status 

Distance from Study 
Area 

8817 TH 25 
Monticello Township, 
MN 55362 

Nickerson 
Farm Inventoried – Not Listed Approximately 1700 feet 

north 

7607 TH 25 
Monticello Township, 
MN 55261 

Goetzke 
Property Inventoried – Not Listed Approximately 2,000 feet 

west 

N/A Trunk Highway 
25 Not eligible Adjacent to northwest 

boundary 

 

According to the Minnesota Office of the State Archeologist (OSA) Public Viewer map, there are 
known archeological records within and/or in the vicinity of the study area.  

The AUAR will discuss the results of this database review and any potential impacts to 
archaeological, historical, and/or architectural resources as well as any applicable mitigation 
strategies. 

16. VISUAL 

Describe any scenic views or vistas on or near the project site. Describe any project related visual 
effects such as vapor plumes or glare from intense lights. Discuss the potential visual effects from 
the project. Identify any measures to avoid, minimize, or mitigate visual effects. 

AUAR Guidance: Any impacts on scenic views and vistas present in the AUAR should be addressed. 
This would include both direct physical impacts and impacts on visual quality or integrity. EAW 
Guidelines contains a list of possible scenic resources. 

If any non-routine visual impacts would occur from the anticipated development, this should be 
discussed here along with appropriate mitigation. 

There are no scenic views or vistas on or near the AUAR study area. The AUAR will discuss any 
potential visual impacts of the proposed development scenarios on the surrounding area and any 
applicable mitigation strategies.  

17. AIR 

 Stationary Source Emissions – Describe the type, sources, quantities, and compositions of any 
emissions from stationary sources such as boilers or exhaust stacks. Include any hazardous air 
pollutants, criteria pollutants, and any greenhouse gases. Discuss effects to air quality 
including any sensitive receptors, human health, or applicable regulatory criteria. Include a 
discussion of any methods used to assess the project’s effect on air quality and the results of 
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that assessment. Identify pollution control equipment and other measures that will be taken 
to avoid, minimize, or mitigate adverse effects from stationary source emissions. 

AUAR Guidance: This item is not applicable to an AUAR. Any stationary air emissions source 
large enough to merit environmental review requires individual review. 

Not applicable to an AUAR. If any potential emission generation (e.g., from generators) from 
future development is above the threshold for an air quality permit/environmental review then 
that specific project would be subject to additional environmental review beyond what is 
evaluated in this AUAR. 

 Vehicle Emissions – Describe the effect of the project’s traffic generation on air emissions. 
Discuss the project’s vehicle-related emissions effect on air quality. Identify measures (e.g., 
traffic operational improvements, diesel idling minimization plan) that will be taken to 
minimize or mitigate vehicle-related emissions. 

AUAR Guidance: Although the MPCA no longer issues Indirect Source Permits, traffic-related air 
quality may still be an issue if the analysis in Item 18 indicates that development would cause or 
worsen traffic congestion. The general guidance from the EAW form should still be followed. 
Questions about the details of air quality analysis should be directed to MPCA staff. 

The Minnesota Department of Transportation (MnDOT) has developed a screening method 
designed to identify intersections that will not cause a carbon monoxide (CO) impact above 
state standards. MnDOT has demonstrated that even the 10 highest traffic volume intersections 
in the Twin Cities do not experience CO impacts. Therefore, intersections with traffic volumes 
lower than these 10 highest intersections will not cause a CO impact above state standards. 
MnDOT’s screening method demonstrates that intersections with total daily approaching traffic 
volumes below 82,300 vehicles per day will not have the potential for causing CO air pollution 
problems. None of the intersections in the study area exceed the criteria that would lead to a 
violation of the air quality standards.24  

No further air quality analysis is anticipated for the AUAR.  

 Dust and Odors – Describe sources, characteristics, duration, quantities, and intensity of dust 
and odors generated during project construction and operation. (Fugitive dust may be 
discussed under Item 16a). Discuss the effect of dust and odors in the vicinity of the project 
including nearby sensitive receptors and quality of life. Identify measures that will be taken to 
minimize or mitigate the effects of dust and odors. 

AUAR Guidance: Dust and odors need not be addressed in an AUAR, unless there is some unusual 
reason to do so. The RGU might want to discuss as part of the mitigation plan, however, any dust 
control ordinances in effect. 

The AUAR will include discussion of dust control ordinances, including best management 
practices that would be applicable during demolition and construction within the AUAR study 

 
24 MnDOT. Traffic Mapping Application. Available at: 
https://mndot.maps.arcgis.com/apps/webappviewer/index.html?id=7b3be07daed84e7fa170a91059ce63bb  

https://mndot.maps.arcgis.com/apps/webappviewer/index.html?id=7b3be07daed84e7fa170a91059ce63bb
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area. Any demolition activities must comply with state and federal regulations that require 
inspection of the structure for hazardous materials such as asbestos, lead based paint, light 
ballasts, thermostats, stored chemicals, and ozone depleting chemicals. 

18. GREENHOUSE GAS (GHG) EMISSIONS/CARBON FOOTPRINT 

a. GHG Quantification – For all proposed projects, provide quantification and discussion of 
project GHG emissions. Include additional rows in the tables as necessary to provide project-
specific emission sources. Describe the methods used to quantify emissions. If calculation 
methods are not readily available to quantify GHG emissions for a source, describe the 
process used to come to that conclusion and any GHG emission sources not included in the 
total calculation. 

About Greenhouse Gases (GHGs) 

Certain gases in the earth’s atmosphere, classified as greenhouse gases (GHGs), play a critical 
role in determining the earth’s surface temperature. Solar radiation enters the earth’s 
atmosphere from space. A portion of the radiation is absorbed by the earth’s surface and a 
smaller portion of this radiation is reflected back toward space. This absorbed radiation is then 
emitted from the earth as low-frequency infrared radiation. The frequencies at which bodies 
emit radiation are proportional to temperature. Because the earth has a much lower 
temperature than the sun, it emits lower-frequency radiation. Most solar radiation passes 
through GHGs; however, infrared radiation is absorbed by these gases. As a result, radiation that 
otherwise would have escaped back into space is instead “trapped,” resulting in a warming of 
the atmosphere. This phenomenon, known as the greenhouse effect, is responsible for 
maintaining a habitable climate on earth.  

The primary GHGs contributing to the greenhouse effect are carbon dioxide (CO2), methane 
(CH4), and nitrous oxide (N2O). Fluorinated gases also make up a small fraction of the GHGs that 
contribute to climate change. Examples of fluorinated gases include chlorofluorocarbons (CFCs), 
hydrofluorocarbons (HFCs), perfluorocarbons (PFCs), sulfur hexafluoride (SF6), and nitrogen 
trifluoride (NF3); however, it is noted that these gases are not associated with typical land use 
development. Human-caused emissions of GHGs exceeding natural ambient concentrations are 
believed to be responsible for intensifying the greenhouse effect and leading to a trend of 
unnatural warming of the earth’s climate, known as global climate change or global warming.25 

Project Related GHG Emissions 

The AUAR will include an estimated quantification of the following GHG emissions associated 
with the proposed scenarios: 

• Carbon dioxide (CO2) 
• Nitrous oxide (N2O) 
• Methane (CH4) 

 
25 Summarized from U.S. EPA, Overview of Greenhouse Gases: https://www.epa.gov/ghgemissions/overview-greenhouse-gases 

https://www.epa.gov/ghgemissions/overview-greenhouse-gases
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The projected GHG emissions will be provided on an average annual basis using the CO2 

equivalent (CO2e) and include the proposer’s best estimate of average annual emissions over 
the proposed life/design service life of future development. The estimates will also include 
emissions from the construction and operating phases of the scenarios. Emissions will be 
estimated using the Minnesota Environmental Quality Board’s Climate Calculator Tool26 and will 
be summarized by project phase (i.e., construction and operations) and source type (e.g., 
combustion from mobile equipment, off-site electricity). 

b. GHG Assessment 

i. Describe any mitigation considered to reduce the project’s GHG emissions.  

The AUAR will describe potential design strategies and sustainability measures for the 
proposed scenarios to reduce emissions. 

ii. Describe and quantify reductions from selected mitigation, if proposed to reduce the 
project’s GHG emissions. Explain why the selected mitigation was preferred.  

The AUAR will describe and quantify reductions from selected mitigation options. 

iii. Quantify the proposed project’s predicted net lifetime GHG emissions (total tons per 
number of years) and how those predicted emissions may affect achievement of the 
Minnesota Next Generation Energy Act goals and/or other more stringent state or 
local GHG reduction goals.  

The Next Generation Energy Act requires the state to reduce greenhouse gas emissions 
in the state by 80 percent between 2005 and 2050, while supporting clean energy, 
energy efficiency, and supplementing other renewable energy standards in Minnesota. 
The MPCA’s biennial GHG emissions reduction report from 2023 identifies strategies for 
reducing emissions in the three economic sectors with the highest emissions – 
transportation, electricity generation, and agriculture, forestry, and land use.  

The AUAR will discuss the expected lifespan of the proposed development scenarios and 
calculate how many estimated metric tons of CO2 will be emitted over the 
development’s lifespan. The proposer will evaluate implementing the sustainability 
measures described in the AUAR. To reduce operational emissions to the extent 
practicable. The proposed development will be built in compliance with state 
regulations and city code.  

19. NOISE 

Describe sources, characteristics, duration, quantities, and intensity of noise generated during 
project construction and operation. Discuss the effect of noise in the vicinity of the project 
including 1) existing noise levels/sources in the area; 2) nearby sensitive receptors; 3) 

 
26 Available at: https://www.eqb.state.mn.us/environmental-review/climate-assessments. 

https://www.eqb.state.mn.us/environmental-review/climate-assessments
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conformance to state noise standards; and 4) quality of life. Identify measures that will be taken 
to minimize or mitigate the effects of noise. 

AUAR Guidance: Construction noise need not be addressed in an AUAR, unless there is some unusual 
reason to do so. The RGU might want to discuss as part of the mitigation plan, however, any 
construction noise ordinances in effect. 

If the area will include or adjoin major noise sources, a noise analysis is needed to determine if any 
noise levels in excess of standards would occur, and if so, to identify appropriate mitigation 
measures. With respect to traffic-generated noise, the noise analysis should be based on the traffic 
analysis of Item 18. 

Existing Noise 
The AUAR study area is currently agricultural land. The existing noise sources at the site consist 
mainly of the surrounding roadways. 

Construction Noise  
As stated in the AUAR guidelines, construction noise need not be addressed unless there is some 
unusual reason to do so. No unusual circumstances have been identified that would necessitate a 
detailed construction noise analysis. The City’s municipal code regulates the hours of operation for 
construction equipment. Construction activities are only permitted between the hours of 7:00 a.m. 
and 10:00 p.m. Construction of the proposed project would comply with these requirements. 

Traffic Generated Noise 
A sound increase of 3 dBA is barely noticeable by the human ear, a 5 dBA increase is clearly 
noticeable, and a 10 dBA increase is heard as twice as loud. For example, if the sound energy is 
doubled (i.e., the amount of traffic doubles), there is a 3 dBA increase in noise, which is just barely 
noticeable to most people. On the other hand, if traffic increases by a factor of 10, the resulting 
sound level will increase by about 10 dBA and be heard as twice as loud. 

Traffic volumes in the project area are either on roadways that do not have receivers that are 
sensitive to noise, or the traffic levels attributable to the project are well below the amount that 
would generate a sound increase that could be noticeable. 

The change in traffic noise levels is not anticipated to be readily perceptible.  

Operational Noise 
Scenario 1 and 2 

For Scenario 1, the main source of noise, depending on the type of technology park use, could 
include computers and ventilation systems within the building, and the testing of generators up to 
once per month and operating in the case of emergency. Operational noise from both scenarios 
could include emergency generators that are only expected to operate during maintenance and 
testing as well as during emergency conditions. Depending on the specific use for each Scenario, it is 
expected that Scenario 1 may require more backup generators than Scenario 2.  

 The State of Minnesota regulates industrial operations standards in Chapter 7030 of the Minnesota 
Administrative Rules (https://www.revisor.mn.gov/rules/7030). According to the current City Code 

https://www.revisor.mn.gov/rules/7030
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of Ordinances, noises emanating from any use shall comply with and be regulated by the State of 
Minnesota pollution control standards and rules.27 As such, all future development within the study 
area will be required to comply with these requirements or those in place and applicable at the time 
of development. The AUAR will include a discussion of operational noise for both scenarios and 
identify potential operational noise mitigation measures. A noise analysis as a mitigation measure 
may be required. 

20. TRANSPORTATION 

 Describe traffic-related aspects of project construction and operation. Include 1) existing and 
proposed additional parking spaces; 2) estimated total average daily traffic generated; 3) 
estimated maximum peak hour traffic generated and time of occurrence; 4) source of trip 
generation rates used in the estimates; and 5) availability of transit and/or other alternative 
transportation modes. 

The information listed above will be provided in the traffic and transportation analysis that will 
be included in the AUAR. Coordination will occur with the City of Monticello to determine 
analysis scenarios and trip generation for the traffic study. The trip generation will be calculated 
based on the latest edition of the Institute of Transportation Engineers (ITE) Trip Generation, 
11th Edition. Parking demand will be based on the City’s adopted zoning ordinance requirements 
specific to each scenarios. 

Transit 
Currently, there are no convenient alternative transportation routes serving the study area. It is 
not anticipated that there will be significant change in transit usage.   

Bike and Pedestrian Infrastructure  
There is currently no dedicated bike or pedestrian infrastructure serving the study area. The 
study area will be evaluated against existing planning documents for greenway and other 
pedestrian infrastructure connectivity for both development scenarios. 

 Discuss the effect on traffic congestion on affected roads and describe any traffic 
improvements necessary. The analysis must discuss the project’s impact on the regional 
transportation system. If the peak hour traffic generated exceeds 250 vehicles or the total 
daily trips exceeds 2,500, a traffic impact study must be prepared as part of the EAW. Use the 
format and procedures described in the Minnesota Department of Transportation’s Access 
Management Manual, Chapter 5 (available at: 
http://www.dot.state.mn.us/accessmanagement/resources.html) or a similar local guidance. 

AUAR Guidance: For AUAR reviews, a detailed traffic analysis will be needed, conforming to the 
MnDOT guidance as listed on the EAW form. The results of the traffic analysis must be used in 
the response to Items 16 and 17. 

 
27 City of Monticello. 2024. Code of Ordinances Section 153.091 Use-Specific Standards. Available at: 
https://codelibrary.amlegal.com/codes/monticellomn/latest/monticello_mn/0-0-0-3952.  

https://codelibrary.amlegal.com/codes/monticellomn/latest/monticello_mn/0-0-0-3952
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Traffic Impact Study 
A traffic impact study will be completed as part of the AUAR because the trip generation is 
anticipated to exceed the 250-trip peak hour vehicle threshold for both scenarios. The traffic 
impact study will be summarized in the AUAR, including information on estimated traffic 
generation, traffic impacts, relevant information from relevant transportation plans and traffic 
studies, and potential improvements and mitigation measures for both scenarios. The analysis 
will be completed for existing conditions as well as future no-build and build conditions for the 
opening year of the development and the 20-year forecasted condition. The AUAR will include 
intersection capacity analyses for intersections adjacent to the AUAR study area and will include 
the review of intersection operations at site access points, turn lane warrants and access spacing 
evaluations. The following intersections will be included in the analysis and are shown in Figure 
12:  

• 85th St and Edmonson Avenue 

• MN 25 and 85th St 

• MN 25 and County Road 37 

• County Road 37 and Edmonson Ave 

• County Road 37 and Davidson Ave 

• Fallon Avenue and School Boulevard 

The AUAR will include a 20-year forecasted roadway capacity analysis for the following roadway 
sections: 

• Edmonson Avenue between School Boulevard and County Road 37 NE 

• 85th Street between Highway 25 to Fallon Avenue  

• Fallon Avenue between 85th Street and School Boulevard 

• Review Connections to State Highway 25 between County Road 37 NE to 85th Street NE.   

Construction Conditions Analysis for Scenario 1 
In addition to the traffic study, a construction conditions analysis will also be completed with a 
focus on Scenario 1 (Technology Park) as the construction period is anticipated to see 
significantly higher trip generation than what will occur at full build out during typical operations 
of this type of development. No construction analysis will be conducted for Scenario 2, as the 
construction is anticipated to be less trip-intensive than the typical operations of this 
development type and the peak trip generation would be the same for both scenarios during 
construction. However, length of construction is anticipated to vary between the two scenarios 
due to Scenario 2 being higher density and would likely be developed by multiple developments.  

Construction trip generation of the development will be estimated to determine the Peak 
Construction Conditions (2030) traffic volumes. A capacity analysis will be conducted for this 
scenario to determine the impacts of the projected construction traffic on the roadway network. 
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Future Road Network 
As shown on Figure 3: Development Scenario 1 and Figure 4: Development Scenario 2, it is 
anticipated that both development scenarios will include a future road network within the study 
area. Scenario 1 is expected to have a new public road connection off 85th Street NE into the site 
with only private roads internal to the site (not shown as these are end user dependent). 
Scenario 2 is anticipated to have a grid system of internal public roads to facilitate traffic 
between various tenants.  

 Identify measures that will be taken to minimize or mitigate project related transportation 
effects.  

The AUAR will address any mitigation measures and outline the construction timing or phasing 
of required improvements identified through the traffic analysis.
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Figure 12: Traffic Study Intersections 
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21. CUMULATIVE POTENTIAL EFFECTS 

AUAR Guidance: Because the AUAR process by its nature is intended to deal with cumulative 
potential effects from all future developments within the AUAR area, it is presumed that the 
responses to all items on the EAW form automatically encompass the impacts from all anticipated 
developments within the AUAR area. 

However, the total impact on the environment with respect to any of the items on the EAW form 
may also be influenced by past, present, and reasonably foreseeable future projects outside of the 
AUAR area. The cumulative potential effect descriptions may be provided as part of the responses to 
other appropriate EAW items, or in response to this item. 

 Describe the geographic scales and timeframes of the project related environmental effects 
that could combine with other environmental effects resulting in cumulative potential effects.  

Cumulative effects are defined as the “effect on the environment that results from the 
incremental effects of a project in addition to other projects in the environmentally relevant 
area that might reasonably be expected to affect the same environmental resources, including 
future projects actually planned or for which a basis of expectation has been laid, regardless of 
what person undertakes the other projects or what jurisdictions have authority over the 
projects.”28 The geographic areas considered for cumulative effects are those areas adjacent to 
the AUAR study area, and the timeframe considered includes projects that would be 
constructed in the reasonably foreseeable future (by 2030). 

 Describe any reasonably foreseeable future projects (for which a basis of expectation has 
been laid) that may interact with environmental effects of the proposed project within the 
geographic scales and timeframes identified above.  

The AUAR will identify any additional reasonably foreseeable projects that may interact with the 
environmental effects of either development scenario. 

 Discuss the nature of the cumulative potential effects and summarize any other available 
information relevant to determining whether there is potential for significant environmental 
effects due to these cumulative effects. 

The AUAR will include a discussion of potential cumulative effects associated with nearby 
ongoing or planned projects.    

 

 

 
28 Minnesota Rules, part 4410.0200, subpart 11a 
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22. OTHER POTENTIAL ENVIRONMENTAL EFFECTS 

AUAR Guidance: If the project may cause any additional environmental effects not addressed by 
Items 1 to 19, describe the effects here, discuss the how the environment will be affected, and 
identify measures that will be taken to minimize and mitigate these effects. 

Additional Environmental Effects  
The AUAR will include a high-level overview of power need assumptions, the general description of 
the steps Scenario 1 would need to follow and how this relates to other resources (e.g., visual, noise, 
impacts).  

The AUAR will also cover in this section a summary of security measures that may be needed for site 
planning for both scenarios and EMFs Electromagnetic Fields (EMF) as it relates to Scenario 1.  

 



Appendix B: 
Comment 
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OVERVIEW 

Pursuant to Minnesota Rules, part 4410.3610, subpart 5a(C), the purpose of the comments on a Scoping Document for an Alternative Urban 
Areawide Review (AUAR) is to suggest additional development scenarios and relevant issues to be analyzed in the review. Comments may 
suggest alternatives to the specific large project or projects proposed to be included in the review, including development at sites outside of the 
proposed geographic boundary. The comments must provide reasons why a suggested development scenario or alternative to a specific project 
is potentially environmentally superior to those identified in the Responsible Governmental Unit’s (RGU’s) draft order. 

The 30-day Scoping Environmental Assessment Worksheet (EAW) comment period began August 5, 2025, and comments were accepted through 
September 4, 2025. During the public comment period, comments were received from four government agencies and 78 public comments. 
Responses to the agency comments are included in Table 1 and responses to the themes of the public comments are responded to in Table 2. 
Copies of the comment letters are included in Attachment C. 

AGENCY COMMENTS 

Table 1. Government Agency Comments and Responses 

Comment Response 

1. Wright County

We acknowledge that the land in question is all within the Transition Area as outlined in the 2007 
Northeast Quadrant land Use Plan. The purpose of the Transition Area is to “properly manage the 
land at the urban/rural fringe and economically and efficiently accommodate growth pressures. 
Proper management of these areas should avoid premature annexation, prohibit large lot 
residential development, and limit the possibility of incompatible future land uses.” 

That said, this area is also directly adjacent to several known gravel mining operations and sits on 
top of millions of yards of aggregate resources as delineated in the 1991 report from the MNDNR. 
Though the area in question was not considered to be designated an official “Aggregate Resource 
Area”, it is a known gravel resource and is directly adjacent to the proposed (but not adopted) 
Aggregate Resource Area in the NEQ land use plan. Further, Minnesota Statute 473.859 states 
that “A land use plan must also include the local government's goals, intentions, and priorities 
concerning aggregate and other natural resources.”  84.94 further reiterates the need for 
aggregate planning and protection.  The USGS paper by Richard Langer “Managing and Protecting 

Thank you for your review. The city will 
consider the potential for mining of 
aggregate resources as it studies 
development scenarios. 
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Comment Response 

Aggregate Resources” supports the idea that land use decisions must weigh aggregate resources 
in planning. The Wright County Northwest Quadrant Land Use Plan acknowledges that 
urbanization is a major reason for “losing” aggregate resources. It “increases the demand for 
construction aggregates…and…tends to remove aggregate-bearing lands from production through 
land development…When sources of aggregate are eliminated locally…the costs of construction 
rise significantly.” 

Therefore, we ask that the city and all stakeholders strongly consider this resource during the 
next stage of this study and during the potential development of this property. To develop over 
the top of the resource is to practically lose it forever. 

2. Minnesota Department of Health

Part A of the Geology, Soils, and Topography/Landforms section asserts that “There are no known 
sinkholes or unconfined/shallow aquifers located within the AUAR study area.” There is an 
unconfined aquifer within the study area as indicated by the Wright County Geologic Atlas Part B. 
The AUAR should discuss potential impacts to the water table, as it supplies water for nearby 
homeowners. 

The Final Scoping Document and AUAR 
will be updated to indicate the presence 
of an unconfined aquifer within the study 
area. The AUAR will also discuss potential 
impacts to the water table. 

Part A.ii of the Water Resources section notes the three known wells on-site and cites the 
Minnesota Well Index. However, there are likely many pre-code wells within the area that are not 
included in the Minnesota Well Index. The AUAR should identify locations of likely wells 
(homesteads without a water source) and discuss possible impacts to the additional wells. 

Since the publication of the draft scoping 
document, an additional well was 
identified and updated in the Final 
Scoping Document. 

The AUAR will also discuss the potential 
for additional wells that may not be 
coded within the Minnesota Wells Index 
from homesteads within the study area 
and any impacts that could occur to 
these features. 

Part B.iii of the Water Resources section identifies the water source to be Monticello’s municipal 
water system. The AUAR should identify the aquifer(s) source of Monticello’s municipal water 
system and describe impacts of increased water withdrawal to meet needs cited in the AUAR. 

The AUAR will identify the aquifer(s) that 
sources the city’s municipal water 
system. The AUAR will also discuss if 
there are any potential impacts due to 
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Comment Response 

increased water appropriation and 
proposed mitigation. 

Part A of the Contamination/Hazardous Materials review should also include a review of MN 
Department of Agriculture’s Agricultural Chemical Incidents and Agricultural Spills databases. 

The Final Scoping Document has been 
updated to include that this review will 
included in the AUAR. 

3. Minnesota Pollution Control Agency

The design flow for the Monticello Wastewater Treatment Plant (WWTP) and the available 
treatment capacity based on existing average flow should be identified in the AUAR. 

A table should be provided that itemizes the wastewater design flow estimates for each of the 
development scenarios identified in Table 1. 

The discussion on the available sewer capacity in the existing collection system should be 
provided for the wastewater design flow from the proposed project area under each scenario. A 
figure that identifies the existing sanitary sewer system features in the surrounding area should 
also be provided. 

The AUAR will include the design flow 
and available treatment capacity in a 
table. 

The AUAR will include a discussion for 
each scenario on whether design flow is 
feasible given current WWTP capacity. 

The AUAR will include a figure that maps 
proposed connections to the study area. 

Section 7. Cover Types, indicates that 9.0 acres of wetland will be impacted after project 
completion. Section 8. Permits and Approvals Required, includes the U.S. Army Corps of Engineers 
(USACE) Section 404, and includes the MPCA Section 401 Water Quality Certification. Depending 
on final design and possible permanent impacts to wetlands, they will be mitigated at a 
replacement ratio acceptable to all regulatory agencies. 

In accordance with Minnesota Statutes, the AUAR should include the MPCA as a regulator of all 
surface waters as defined by Minn. Stat. § 115.01, subd. 22. Waters of the state. Even though 
there may be surface waters that are determined to be USACE non-jurisdictional or exempt from 
the Wetland Conservation Act, all surface waters are regulated by the MPCA, and any surface 
water impact needs to be described in the application and may require mitigation. 

The scope of a Clean Water Act Section 401 Certification is limited to assuring that a discharge 
from a federally licensed or permitted activity will comply with water quality requirements. In 
addition, the applicant must also submit to the MPCA the Antidegradation Assessment in 

The AUAR will discuss any proposed 
impacts to aquatic resources. The 
developer would permit any aquatic 
resource impacts with the appropriate 
regulatory agencies according to the 
Wetland Conservation Act, Section 404 of 
the Clean Water Act, Minnesota Rules for 
Public Water Resources, and Minnesota 
Statutes for Waters of the State. If there 
are wetlands under the jurisdiction of the 
United States Army Corps of Engineers 
(USACE), a Section 404 authorization will 
be required and a Section 401 Water 
Quality Certification would be obtained. 
If the project results in USACE-
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Comment Response 

accordance with water quality standards Minn. R. 7050.0265 and should review the 
Antidegradation Requirements in Minn. R. 7050.0285. 

The 401 Water Quality Certification becomes an enforceable component of the associated federal 
license or permit, issued under either Section 404 of the Clean Water Act or Section 10 of the 
Rivers and Harbors Act. The scope of a Clean Water Act Section 401 Certification is limited to 
assuring that a discharge from a federally licensed or permitted activity will comply with water 
quality requirements. 

jurisdictional wetland impacts that 
exceed nationwide permit thresholds, an 
individual Section 401 Water Quality 
Certification would be obtained, see 
Section 9.  

4. Minnesota Department of Natural Resources 

Page 5, Project Description. Scenario 2 proposes “light industrial” development, but it appears 
that data centers are also one of the possible uses for this scenario. What is the difference in 
proposed uses between Scenario 1 and Scenario 2? Do both scenarios propose data centers? 

A data center is an allowable use under 
the City’s Future Land Use designation of 
Light Industrial Park, which is consistent 
with both Scenario 1 and 2. However, a 
data center is not the exclusive use that 
could be allowed under either 
development scenario so the Final 
Scoping Document has been revised to 
include other possible uses that could be 
allowed under a Scenario 1 (Technology 
Park) land use such as research and 
design facilities, technology, laboratories 
or research park uses.  
 
Scenario 2 (Light Industrial) could include 
process and production manufacturing 
which uses moderate amounts of 
partially processed materials, 
warehousing and distribution, machine 
shops, computer technology, 
professional and corporate offices, and 
industrial engineering facilities (but not 
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Comment Response 

including data centers as a singular 
principal use). 

For the purposes of comparison between 
the two scenarios, the AUAR will use a 
data center as the assumed use for 
Scenario 1 and a typical light industrial 
use for Scenario 2. 

The project description in Section 6 has 
also been updated to reflect the 
differences between Scenarios 1 and 2. 

Page 7-8, Project Description. Figure 3 and Figure 4 do not show the difference between the two 
scenarios despite a significant difference in developed square-footage. More detailed figures in 
the upcoming AUAR would be helpful to reviewers. 

The Final Scoping Document was updated 
to include more detailed scenario figures 
with potential buildable area locations 
and road connections. 

Page 9, Table 2. Climate Considerations and Adaptations. As energy needs and renewable energy 
goals put further pressure on agricultural lands, some communities have started to tap into 
industrial facilities to combine development with energy production through the use of rooftop 
solar. Installing solar panels on industrial facilities has the added benefit of producing energy right 
where it is needed without any additional facility footprint. We encourage the City as well as local 
energy providers to explore the feasibility of combining these land uses to help meet state 
climate goals as the City plans for the future. 

We encourage the developer to consider installing water reuse systems to reduce water usage, 
and utilize other water conservation measures to the greatest extent possible. 

The city will consider incorporating 
rooftop solar and water reuse systems as 
adaptions in the AUAR. 

Page 11, Cover Types. Table 3 only shows the existing cover types within the project area. The 
AUAR should also include the proposed cover types for each development scenario. 

The AUAR will include proposed cover 
types with existing cover types in Table 3. 

Page 26, Surface Water. An annexation of land by the city will prompt a review of any public 
waters within the annexation to determine if the public waters require classification. Currently, 

The Final Scoping Document and AUAR 
will be updated to note the Unnamed 
MnDNR Public Water Wetland will be 
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the proposed project area contains an unclassified basin, Unnamed Basin 86-394. Preliminary 
review of this basin indicates that it would have a classification of Natural Environment. 

subject to the City of Monticello 
Shoreland Ordinance requirements after 
annexation occurs. 

Page 34, Water Appropriation. The AUAR should address the water demands for the site and the 
existing city water system capacity as well as what is proposed for the future city water system. It 
will be important for the upcoming AUAR to follow the AUAR Guidance in the instructions that 
says, “If the area requires new water supply wells, specific information about that appropriation 
and its potential impacts on groundwater levels should be given; if groundwater levels would be 
affected, any impacts resulting on other resources should be addressed.” In the upcoming AUAR, 
please include: a. Details on water demand for each of the scenarios, and compare that demand 
with the City’s current permitted volume and production capabilities. If the area requires new 
water supply wells, specific information about that appropriation and its potential impacts on 
groundwater levels should be given; if groundwater levels would be affected, any impacts 
resulting on other resources should be addressed. The siting of new well(s) would be very 
important to this analysis. 

b. Evaluation of a new or amended DNR Water Appropriation Permit must include consideration
of the sustainability standard (MN statute 103G.287 Subd.5). As per instructions for completing
12.b.iii, please: i. Discuss how the proposed water use is resilient in the event of changes in total
precipitation, large precipitation events, drought, increased temperatures, variable surface water 
flows and elevations, and longer growing seasons.  

ii. Identify any measures to avoid, minimize, or mitigate environmental effects from the water
appropriation.

iii. Describe contingency plans should the appropriation volume increase beyond infrastructure
capacity or water supply for the project diminish in quantity or quality, such as reuse of water,
connections with another water source, or emergency connections.

Please note that MN statute 103G.265, Subd. 5 was amended (effective immediately) during the 
recent legislative session. This allows permitting agencies to request preapplication information 
from the data center and or municipality that will be serving the data center, which will be helpful 
in assessing the factors affecting the ability of a water source to meet a projects water use needs 
at the proposed location. This includes:  

The Final Scoping Document was updated 
to include more detail on existing wells 
within the study area water 
appropriation information in Section 12. 
The AUAR will discuss the water demand 
anticipated for both scenarios, proposed 
upgrades to the city’s water system, and 
potential locations of new wells if any are 
proposed. The AUAR will also discuss 
how each scenario could impact 
groundwater levels, how a lower 
groundwater level could impact other 
environmental factors, and any potential 
mitigations measures for a decrease in 
groundwater levels. Further, the AUAR 
will discuss how each scenario’s water 
use will be resilient despite changes to 
climate. The AUAR will also include 
avoidance, minimization, and mitigation 
measures as well as contingency plans for 
the proposed water appropriation. 
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Comment Response 

(1) a project description;

(2) the project's estimated water use rates and volumes for the maximum day, maximum month,
and average year;

(3) the anticipated source of water; and

(4) water quality or temperature requirements.

The department may request any additional information necessary from the data center to assist 
it to assess the ability of a water source to meet a project's water use needs. 

Page 37, State-Listed Species. Please see the attached Natural Heritage Review letter dated 
August 14, 2025. Please note the requirements for the state-listed as threatened, Blanding’s 
turtle, and include this information in the upcoming AUAR. 

Thank you for the NHIS review. The AUAR 
will include a discussion of requirements 
pertaining to the Blanding’s turtle. 

Page 47, Cumulative Potential Effects. When considering cumulative potential effects, the AUAR 
should consider the water needs and source of the proposed scenarios and fully evaluate, based 
on if/where new wells would be constructed, what aquifer would be utilized, and what resources 
are within the vicinity that could be affected by the increase in groundwater pumping. 

The AUAR will consider impacts to the 
larger environment due to increased 
water appropriation, potential changes in 
groundwater elevation, and locations of 
any new wells. 
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PUBLIC COMMENTS 

In addition to the comments received from public agencies, 78 comments were received from the general public. These comments contained 
many common themes which are summarized below. The city has provided responses that address each of the common themes, see Table 2.  

Table 2. General Public Comments - Common Themes and Responses 

Comment Theme Summary Response 

Traffic Congestion The development scenarios could contribute to traffic 
congestion surrounding the study area. 

The AUAR will include a traffic impact study that 
predicts traffic generation and impacts from the 
development scenarios. This study will also include 
potential improvements to infrastructure and mitigation 
measures for traffic congestion. 

Pedestrian Safety 
The development scenarios could increase vehicle traffic 
in residential areas. This could pose safety risks to 
pedestrians, especially children. 

The AUAR will include a traffic impact study that 
predicts traffic generation and impacts from the 
development scenarios. The AUAR will also evaluate 
City and other regional park and trail plans for purposes 
of incorporating pedestrian and other multi-modal 
corridors within the study area.  As specific 
development plans are submitted to the city for site 
plan and land use review and approval, the city will 
evaluate the traffic study and planning documents to 
determine the need for traffic calming measures and 
trail alignments based on the demand.  

Noise Pollution The development scenarios could create disruptive noise 
in residential areas. 

Operational noise from a future development project is 
required to abide by Minnesota Statutes and Rules. The 
AUAR will include discussion of mitigation measures for 
operational noise and evaluate the specific 
development scenarios in relationship to noise 
potential. 
 
Construction-related noise does not require discussion 
in an AUAR; however, contractors will need to abide by 
city noise ordinances for noise. 
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Comment Theme Summary Response 

Air Pollution The development scenarios could create harmful air 
pollution. 

The development scenarios do not propose stationary 
source emissions that exceed environmental review 
requirements. If the developer proposes a stationary 
emissions source that surpasses the threshold for an air 
quality permit or environmental review, that specific 
project would be evaluated independently of the AUAR. 

Vehicle emissions generated from the proposed 
development scenarios are not anticipated to surpass 
state standards as none of the intersections in the study 
area exceed the criteria that would lead to a violation of 
the air quality standards. 

The AUAR will discuss applicable state and federal 
regulations for building demolition as well as city dust 
ordinances. The AUAR will also include potential 
mitigation measures for construction related dust that 
could be implemented during construction. 

Groundwater 
Pollution/Impacts 

The study area is located within a Wellhead Protection 
Zone and Drinking Water Supply Management Area. 

The development scenarios could negatively impact 
groundwater resources, including contaminants, impact to 
aquifer, and local well water supply. 

There may be wells missing from the identified wells in 
the study area. 

The AUAR will discuss any potential impacts to 
groundwater resources and applicable mitigation 
measures. 

Since the publication of the draft scoping document, an 
additional well was identified and updated in the Final 
Scoping Document. 

The AUAR will also discuss the potential for additional 
wells that may not be coded within the Minnesota Wells 
Index from homesteads within the study area and any 
impacts that could occur to these features. 
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Light Pollution The development scenarios could create an undesirable 
amount of light near the study area. 

The AUAR will discuss any potential visual impacts of 
the proposed development scenarios on the 
surrounding area, and any applicable mitigation 
strategies. 

Industrial Pollution 
Concerns around the development scenarios generating 
industrial pollution related to electronic waste and 
industrial wastewater.  

Section 12 (Water Resources) of the AUAR will evaluate 
types of domestic wastewater expected from both 
scenarios; however, neither scenario is anticipated to 
generate industrial wastewater. Only domestic 
wastewater can be considered in an AUAR—industrial 
wastewater would be coming from industrial uses that 
are excluded from review through an AUAR process.  
 
Section 13 (Contamination/Hazardous 
Materials/Wastes) of the AUAR will evaluate any project 
related use/storage of hazardous materials.   

Carbon 
Footprint/Sustainable 
Design 

The development scenarios would increase the carbon 
footprint of the study area by removing natural resources 
and requiring large amounts of energy. 

The AUAR will describe potential design strategies and 
sustainability measures to reduce emissions. The AUAR 
will describe emission reductions from selected 
mitigation options. The project will consider 
implementing sustainable measures described in the 
AUAR to the extent practicable. The development 
scenarios will be built in compliance with agency rules 
and requirements as well as city ordinances. 
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Land Use 
Change/General 
Location Opposition 

The industrial uses proposed in the development 
scenarios are too close to residential areas. This could 
negatively impact property values. 

The development scenarios are not compatible with the 
Wright County Northeast Quadrant Land Use Plan or the 
Monticello 2040 Comprehensive Plan. 

Suggestions for how the zoning ordinances could be 
changed to provide protections for residents and 
environment including noise, pollution, and energy use 
mitigation. 

While the development of Monticello for economic 
purposes is necessary, residential or commercial 
development with more local job opportunities would be 
preferable. 

The AUAR will review and discuss how each proposed 
scenario responds to current land use plans as detailed 
in the Scoping AUAR.  The AUAR will also review current 
zoning regulations and status of regulations pertaining 
to the two scenarios. 
The AUAR will address mitigation strategies to buffer 
and reduce potential land use impact to adjacent uses, 
including residential uses. 

The City’s 2040 Land Use Plan addresses land use 
designations specific to employment creation and 
provides separate designation and land use areas for 
industrial and commercial employment creation. 

Water Usage 

The development scenarios propose an unsustainable 
amount of water usage. This could negatively impact the 
city’s water resources. 

Could the city place a restriction on water-based cooling 
systems? Is the proposed water usage sustainable given 
climate change considerations? Could the city consider 
alternative cooling methods? 

The city has initiated a comprehensive utility study for 
the study area concurrent with the AUAR. This study will 
include information on system capacity and demand. 
The AUAR will also evaluate existing and proposed 
infrastructure needs under the development scenarios 
and will discuss the viability of supplementing city water 
with alternative water sources. The AUAR will also 
review impacts the development scenarios may have on 
surrounding water supply and wells. If mitigation 
measures are appropriate, the AUAR will identify them. 
The AUAR will also consider potential adaptions due to 
climate change related risks and vulnerabilities. 
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Warm Water 
Discharge 

The development scenarios could discharge warm water 
which can be harmful to local ecosystems. 

The AUAR will discuss wastewater discharge for the 
development scenarios and applicable mitigation 
strategies or system improvements. The AUAR will also 
discuss impacts to fish, wildlife, plant communities, and 
sensitive ecological resources along with applicable 
mitigation strategies. 

Strain on Electrical 
Grid 

The development scenarios could require an 
unsustainable demand from the electrical grid. 

The AUAR will include a high-level discussion of next 
steps and studies needed for power needs for both 
development scenarios. 

Loss of Natural 
Resources/Impact to 
Wildlife 

The development scenarios would destroy wetlands, 
farmland, and wildlife habitat as well as further impact 
impaired waters. 

The AUAR will discuss any proposed wetland or 
impaired water impacts. If there are impacts, applicable 
mitigation would also be discussed. 

Given there are fish, wildlife, plant communities, and 
sensitive ecological resources in the study area, the 
AUAR will include a discussion of potential impacts to 
these features and recommended mitigation. 

The city and project proposer acknowledge that 
intentional efforts to preserve and protect these 
resources are necessary. Mitigating environmental 
impacts primarily relies on using existing ordinances, 
rules, and regulations. The development scenarios do 
not change regulatory agencies' responsibilities or add 
new regulations. 

Infrastructure 
Demand 
(water/sewer/roads) 

Development will induce demand on infrastructure and 
what is the capacity to handle the demands. 

The AUAR will evaluate the existing infrastructure 
capacity and anticipated demand from both scenarios, 
as well as identify mitigation measures that will be 
needed for future infrastructure needs related to water, 
sewer, and the adjacent roadway network. 
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Environmental 
Review Process 

Why was an AUAR selected instead of an EIS for this study 
area. 

Minnesota Rules part 4410 details the requirements for 
when the preparation of an environmental review is 
required. Development under Scenario 1 is anticipated 
to meet the State’s mandatory requirements for an 
environmental review process based on Minnesota 
Rules 4410.4400. Minnesota Rule 4410.3610 allows for 
an alternative form of review through an AUAR for 
qualifying projects, including these scenarios. An AUAR 
is a study document which provides an evaluation of the 
environmental impacts of future development, and the 
opportunity to manage and mitigate those impacts. The 
information and comments from an AUAR process assist 
communities as they contemplate local planning and 
zoning decisions. 

Additionally, the city determined that the AUAR would 
also undergo the scoping procedures for “large specific 
projects” detailed in Minn. R. 4410.3610, subp5a(A). 
The scoping process is needed when a specific 
development would exceed the EIS threshold or exceed 
50% of the study area. It is reasonable to believe that a 
singular development under Scenario 1 would exceed 
an EIS threshold. While a potential land use could 
include a technology campus/data center under 
Scenario 1, a specific user, set of users or project has 
not been identified and therefore an EIS would not be 
the appropriate form of environmental review. 

The AUAR process is an alternate type of environmental 
review compared to an EAW or EIS, which are 
environmental reviews that focus on a single project. 
According to the EQB's Quick Reference, an AUAR helps 
understand the environmental impact of various 
development scenario(s) before they occur. 
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An AUAR examines multiple potential developments 
over a long period, making assumptions due to 
incomplete project details. To ensure compliance and 
accuracy, future development must align with the 
AUAR's assumptions; otherwise, the AUAR must be 
updated. Additionally, the AUAR must be reviewed and 
updated every five years until all developments are 
finalized. 
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Project Description 

Public comments referred to or asked about a “proposed 
data center” within the study area and a comment 
requested clarification on the project description, 
including technology campus uses. 

A data center is an allowable use under the City’s Future 
Land Use designation of Light Industrial Park, which is 
consistent with both Scenario 1 and 2, but only subject 
to specific evaluation criteria. A singular data center, or 
a group of data centers, is being evaluated as a use but 
is not the exclusive use that could be allowed under 
either development scenario so the Final Scoping 
Document has been revised to include other possible 
uses that could be allowed under Scenario 1 
(Technology Park) such as manufacturing for technology 
components, laboratory or research park uses. 

Scenario 2 (Light Industrial) could include process and 
production manufacturing which uses moderate 
amounts of partially processed materials, warehousing 
and distribution, machine shops, computer technology, 
professional and corporate offices, and industrial 
engineering facilities. The project description for 
Scenario 2 has been revised to exclude data centers as a 
principal use, although data storage may accompany the 
other noted uses. 

For the purposes of comparison between the two 
scenarios, the AUAR will use a data center as the 
assumed use for Scenario 1 and a typical light industrial 
use for Scenario 2. 

The project description in Section 6 has also been 
updated to reflect the differences between Scenarios 1 
and 2. 
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Comment Theme Summary Response 

Scenario Descriptions 
Concern that the two scenarios proposed to be evaluated 
in the AUAR were not detailed enough within the scoping 
document narrative 

The Final Scoping Document has been updated to 
provide more detail on the land uses that are being 
studied and the differences between the two scenarios 
in the project description in Section 6. Figure 3 
(Development Scenario 1) and Figure 4 (Development 
Scenario 2) have also been updated to provide more 
proposed infrastructure and cover types information. 



Appendix C: 
Comments



Subject: Monticello AUAR

Ms. Schumann,

Please see the following for Wright County Planning and Zoning’s comments related to the AUAR
process being pursued by the city of Monticello and others:

We acknowledge that the land in question is all within the Transition Area as outlined in the 2007
Northeast Quadrant land Use Plan. The purpose of the Transition Area is to “properly manage the
land at the urban/rural fringe and economically and efficiently accommodate growth pressures.
Proper management of these areas should avoid premature annexation, prohibit large lot residential
development, and limit the possibility of incompatible future land uses.”

That said, this area is also directly adjacent to several known gravel mining operations and sits on top
of millions of yards of aggregate resources as delineated in the 1991 report from the MNDNR. Though
the area in question was not considered to be designated an official “Aggregate Resource Area”, it is
a known gravel resource and is directly adjacent to the proposed (but not adopted) Aggregate
Resource Area in the NEQ land use plan. Further, Minnesota Statute 473.859 states that “A land use
plan must also include the local government's goals, intentions, and priorities concerning aggregate
and other natural resources.”  84.94 further reiterates the need for aggregate planning and
protection.  The USGS paper by Richard Langer “Managing and Protecting Aggregate Resources”
supports the idea that land use decisions must weigh aggregate resources in planning. The Wright
County Northwest Quadrant Land Use Plan acknowledges that urbanization is a major reason for
“losing” aggregate resources. It “increases the demand for construction aggregates…and…tends to
remove aggregate-bearing lands from production through land development…When sources of
aggregate are eliminated locally….the costs of construction rise significantly.”

Therefore, we ask that the city and all stakeholders strongly consider this resource during the next
stage of this study and during the potential development of this property. To develop over the top of
the resource is to practically lose it forever.

Feel free to reach out if you have questions or wish to discuss.

Scott

Scott Deckert  • Assistant Planning & Zoning Administrator
MPCA Lic. #C5356 - Intermediate Inspector

WRIGHT COUNTY, MINNESOTA: PLANNING & ZONING
direct: (763) 684-2320   •   fax: (763) 682-7872
Government Center, 3650 Braddock Ave NE, Room 1600, Buffalo, MN 55313
www.co.wright.mn.us

From: Scott Deckert <Scott.Deckert@wrightcountymn.gov> 
Sent: Thursday, August 21, 2025 9:43 AM
To: Angela Schumann <Angela.Schumann@MonticelloMN.gov>

https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Flinkprotect.cudasvc.com%2Furl%3Fa%3Dhttps%253a%252f%252fwww.monticellomn.gov%252fCivicAlerts.aspx%253fAID%253d530%26c%3DE%2C1%2Ct47nTjNa7teqheFFTkMIayOc6oIX52Lx957dCsbk_Pwq7sv3pDB_8gCPS4ZTrFeIHn9a0ZYFOiRBk6Fg_o37dDKrVIsXVtlf48rF-NrqnwW0jybKedxLwLWWug%2C%2C%26typo%3D1&data=05%7C02%7Cleila.bunge%40kimley-horn.com%7Cb0571c3182a64d0777a608dde17edcc7%7C7e220d300b5947e58a81a4a9d9afbdc4%7C0%7C0%7C638914657529502571%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=e1nlNV4tduMPcUtuBPGCXUjUXP%2Bj0scEwAZTK6o5HdQ%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.dnr.state.mn.us%2Flands_minerals%2Faggregate_maps%2Fcompleted%2Fwright.html&data=05%7C02%7Cleila.bunge%40kimley-horn.com%7Cb0571c3182a64d0777a608dde17edcc7%7C7e220d300b5947e58a81a4a9d9afbdc4%7C0%7C0%7C638914657529517921%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=NWzdLQnoPTw%2B5nNPTYCk6dfTLKBRwqc%2BdnWdbGS6Ax0%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.revisor.mn.gov%2Fstatutes%2Fcite%2F473.859&data=05%7C02%7Cleila.bunge%40kimley-horn.com%7Cb0571c3182a64d0777a608dde17edcc7%7C7e220d300b5947e58a81a4a9d9afbdc4%7C0%7C0%7C638914657529532017%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=6uQXO%2B82LTNrv%2FgnlDjdlUx01Spno%2B1wh6WvC%2F0jOr0%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.revisor.mn.gov%2Fstatutes%2F2024%2Fcite%2F84.94&data=05%7C02%7Cleila.bunge%40kimley-horn.com%7Cb0571c3182a64d0777a608dde17edcc7%7C7e220d300b5947e58a81a4a9d9afbdc4%7C0%7C0%7C638914657529545323%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=GE4gnQM89e%2FWr8oQNXWYCpFSWesjiQt%2BYKbiAVnKnJE%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fpubs.usgs.gov%2Fof%2F2002%2Fofr-02-415%2Fofr-02-415_508.pdf&data=05%7C02%7Cleila.bunge%40kimley-horn.com%7Cb0571c3182a64d0777a608dde17edcc7%7C7e220d300b5947e58a81a4a9d9afbdc4%7C0%7C0%7C638914657529558997%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=8u%2BoKuBj1iD4BNTRD1TVO7qKIfjEFxnXZ6WuCOmFvgE%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Flinkprotect.cudasvc.com%2Furl%3Fa%3Dhttps%253a%252f%252fwww.co.wright.mn.us%252fDocumentCenter%252fView%252f244%252fNorthwest-Quadrant-Land-Use-Plan---Adopted-9-1-09-PDF%26c%3DE%2C1%2C0lfOKVw3_SrTTtd5LwHT-XJmREjGnLZr0eeSNFSXPc7TA2x-d1RcAT-jslhVxvvODLHecnkFgXycm8AXuTorx34Oq5HP3obPbP28zpq87aP8TYZrTQ%2C%2C%26typo%3D1&data=05%7C02%7Cleila.bunge%40kimley-horn.com%7Cb0571c3182a64d0777a608dde17edcc7%7C7e220d300b5947e58a81a4a9d9afbdc4%7C0%7C0%7C638914657529572181%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=PT65ffhrXxEBSoAwRQ3rKQLArtyxlzJvctatBt1w868%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Flinkprotect.cudasvc.com%2Furl%3Fa%3Dhttps%253a%252f%252fwww.co.wright.mn.us%252fDocumentCenter%252fView%252f244%252fNorthwest-Quadrant-Land-Use-Plan---Adopted-9-1-09-PDF%26c%3DE%2C1%2C0lfOKVw3_SrTTtd5LwHT-XJmREjGnLZr0eeSNFSXPc7TA2x-d1RcAT-jslhVxvvODLHecnkFgXycm8AXuTorx34Oq5HP3obPbP28zpq87aP8TYZrTQ%2C%2C%26typo%3D1&data=05%7C02%7Cleila.bunge%40kimley-horn.com%7Cb0571c3182a64d0777a608dde17edcc7%7C7e220d300b5947e58a81a4a9d9afbdc4%7C0%7C0%7C638914657529572181%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=PT65ffhrXxEBSoAwRQ3rKQLArtyxlzJvctatBt1w868%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Flinkprotect.cudasvc.com%2Furl%3Fa%3Dhttps%253a%252f%252fwww.co.wright.mn.us%252f%26c%3DE%2C1%2CbnoNDu1MenKEKjyBQZUyXdoMI3RMvXrBgpLtft-QHPvEskxSxc8ADr7jqQuZskPpl62jtbo4ky7TOM0Ox2GvkivnmE6lLWPVucQQ_mBu%26typo%3D1&data=05%7C02%7Cleila.bunge%40kimley-horn.com%7Cb0571c3182a64d0777a608dde17edcc7%7C7e220d300b5947e58a81a4a9d9afbdc4%7C0%7C0%7C638914657529625214%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=nhz3pNIDYEPitOU7QG0w0DDur6jJuzXzOJMHXmK6flU%3D&reserved=0


An equal opportunity employer. 

P r o t e c t i n g ,  M a i n t a i n i n g  a n d  I m p r o v i n g  t h e  H e a l t h  o f  A l l  M i n n e s o t a n s

August 21, 2025 

Angela Schumann 
City of Monticello 
505 Walnut St. 
Monticello, MN 55362 

Dear Angela Schumann, 

Thank you for providing the Minnesota Department of Health (MDH) with the opportunity to 
comment on the Monticello Industrial Alternative Urban Areawide Review (AUAR). The mission 
of MDH is to protect, maintain, and improve the health of all Minnesotans. The careful planning 
and development of projects such as this one supports this mission and is an important step in 
ensuring health in all policies. 

MDH has the following comments for this AUAR: 

Part A of the Geology, Soils, and Topography/Landforms section asserts that “There are no known 
sinkholes or unconfined/shallow aquifers located within the AUAR study area. There is an 
unconfined aquifer within the study area as indicated by the Wright County Geologic Atlas Part 
B. The AUAR should discuss potential impacts to the water table, as it supplies water for nearby
homeowners.

Part A.ii of the Water Resources section notes the three known wells on-site and cites the 
Minnesota Well Index. However, there are likely many pre-code wells within the area that are not 
included in the Minnesota Well Index. The AUAR should identify locations of likely wells 
(homesteads without a water source) and discuss possible impacts to the additional wells. 

Part B.iii of the Water Resources section identifies the water source to be Monticello’s municipal 
water system. The AUAR should identify the aquifer(s) source of Monticello’s municipal water 
system and describe impacts of increased water withdrawal to meet needs cited in the AUAR. 

Part A of the Contamination/Hazardous Materials review should also include a review of MN 
Department of Agriculture’s Agricultural Chemical Incidents and Agricultural Spills databases. 

Health starts where we live, learn, work, and play. To create and maintain healthy Minnesota 
communities, we must think in terms of health in all policies. Thank you again for the opportunity 
to provide comments on this Monticello Industrial Alternative Urban Areawide Review Update. 
Feel free to contact Anneka Munsell at (651) 201-5841 or anneka.munsell@state.mn.us if you 
have any questions regarding this letter.  

mailto:anneka.munsell@state.mn.us


P A G E  2  O F  2  
M O N T I C E L L O  A L T E R N A T I V E  U R B A N  A R E A W I D E  R E V I E W  
A U G U S T  2 1 ,  2 0 2 5  

Sincerely, 

Anneka Munsell, PE 
Source Water Protection District Hydrologist 
Environmental Health Division 
Minnesota Department of Health 
PO Box 64975 
Saint Paul, MN 55164-0975 

CC: 
David Bell, MDH, Environmental Review Coordinator 
John Woodside, MDH, Hydrologist Supervisor 
Steve Robertson, MDH, Source Water Protection Manager 
Abby Shea, MDH, Source Water Protection Planner 



August 26, 2025 

VIA EMAIL 

Angela Schumann 
City of Monticello 
505 Walnut Street 
Monticello, Minnesota 55362 
angela.schumann@monticellomn.gov 

RE: Monticello Industrial Alternative Urban Areawide Review (AUAR) 

Dear Angela Schumann: 

Thank you for the opportunity to review and comment on the AUAR for the Monticello Industrial AUAR 
project (Project) located in Wright County, Minnesota. The Project consists of an area totaling 
approximately 546 acres on 15 parcels in Monticello Township, Wright County, Minnesota (shown on 
Figure 2). Monticello Tech, LLC is proposing to develop the study area from existing farmland to a 
technology park or light industrial uses. Regarding matters for which the Minnesota Pollution Control 
Agency (MPCA) has regulatory responsibility and other interests, the MPCA staff has the following 
comments for your consideration. 

Wastewater 
• The design flow for the Monticello Wastewater Treatment Plant (WWTP) and the available

treatment capacity based on existing average flow should be identified in the AUAR.
• A table should be provided that itemizes the wastewater design flow estimates for each of the

development scenarios identified in Table 1.
• The discussion on the available sewer capacity in the existing collection system should be

provided for the wastewater design flow from the proposed project area under each scenario. A
figure that identifies the existing sanitary sewer system features in the surrounding area should
also be provided.

401 Certification 
• Section 7. Cover Types, indicates that 9.0 acres of wetland will be impacted after project

completion. Section 8. Permits and Approvals Required, includes the U.S. Army Corps of
Engineers (USACE) Section 404, and includes the MPCA Section 401 Water Quality Certification.
Depending on final design and possible permanent impacts to wetlands, they will be mitigated
at a replacement ratio acceptable to all regulatory agencies.

• In accordance with Minnesota Statutes, the AUAR should include the MPCA as a regulator of all
surface waters as defined by Minn. Stat. § 115.01, subd. 22. Waters of the state. Even though
there may be surface waters that are determined to be USACE non-jurisdictional or exempt
from the Wetland Conservation Act, all surface waters are regulated by the MPCA, and any
surface water impact needs to be described in the application and may require mitigation.

mailto:angela.schumann@monticellomn.gov
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• The scope of a Clean Water Act Section 401 Certification is limited to assuring that a discharge
from a federally licensed or permitted activity will comply with water quality requirements. In
addition, the applicant must also submit to the MPCA the Antidegradation Assessment in
accordance with water quality standards Minn. R. 7050.0265 and should review the
Antidegradation Requirements in Minn. R. 7050.0285.

• The 401 Water Quality Certification becomes an enforceable component of the associated
federal license or permit, issued under either Section 404 of the Clean Water Act or Section 10
of the Rivers and Harbors Act. The scope of a Clean Water Act Section 401 Certification is limited
to assuring that a discharge from a federally licensed or permitted activity will comply with
water quality requirements.

We appreciate the opportunity to review this Project. Please be aware that this letter does not 
constitute approval by the MPCA of any or all elements of the Project for the purpose of pending or 
future permit actions by the MPCA. Ultimately, it is the responsibility of the Project Proposer to secure 
any required permits and to comply with any requisite permit conditions. If you have any questions 
concerning our review of this AUAR, please contact me by email at chris.green@state.mn.us or by 
telephone at 507-476-4258. 

Sincerely, 

Chris Green 
This document has been electronically signed. 

Chris Green, Project Manager 
Environmental Review Unit 
Resource Management and Assistance Division 

CG:rs 

Attachment 

cc: Dan Card, MPCA (w/attachment) 
Deepa deAlwis, MPCA (w/attachment) 
Jeffrey Hedman, MPCA (w/attachment) 
Julie Henderson, MPCA (w/attachment) 
Nicole Peterson, MPCA (w/attachment) 
David Sahli, MPCA (w/attachment) 
Matthew Moon, MPCA (w/attachment) 
William Wilde, MPCA (w/attachment) 
Innocent Eyoh, MPCA (w/attachment) 
Lauren Dickerson, MPCA (w/attachment) 
Melinda Neville, MPCA (w/attachment) 

mailto:chris.green@state.mn.us
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Division of Ecological and Water Resources Transmitted by Email 
Region 3 Headquarters 
1200 Warner Road 
Saint Paul, MN 55106 

September 4, 2025 

Angela Schumann 
Community Development Director 
City of Monticello 
505 Walnut Street 
Monticello, MN 55362 

Dear Angela Schumann, 

Thank you for the opportunity to review the Monticello Industrial Scoping Document in preparation for 
an Alternative Urban Areawide Review (AUAR) for the project area located in Wright County. The DNR 
respectfully submits the following comments for your consideration: 

1. Page 5, Project Description.  Scenario 2 proposes “light industrial” development, but it appears
that data centers are also one of the possible uses for this scenario. What is the difference in
proposes uses between Scenario 1 and Scenario 2? Do both scenarios propose data centers?

2. Page 7-8, Project Description.  Figure 3 and Figure 4 do not show the difference between the
two scenarios despite a significant difference in developed square-footage. More detailed
figures in the upcoming AUAR would be helpful to reviewers.

3. Page 9, Table 2. Climate Considerations and Adaptations.  As energy needs and renewable
energy goals put further pressure on agricultural lands, some communities have started to tap
into industrial facilities to combine development with energy production through the use of
rooftop solar. Installing solar panels on industrial facilities has the added benefit of producing
energy right where it is needed without any additional facility footprint. We encourage the City
as well as local energy providers to explore the feasibility of combining these land uses to help
meet state climate goals as the City plans for the future.

We encourage the developer to consider installing water reuse systems to reduce water usage,
and utilize other water conservation measures to the greatest extent possible.

4. Page 11, Cover Types.  Table 3 only shows the existing cover types within the project area. The
AUAR should also include the proposed cover types for each development scenario.

5. Page 26, Surface Water.  An annexation of land by the city will prompt a review of any public
waters within the annexation to determine if the public waters require classification. Currently,
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the proposed project area contains an unclassified basin, Unnamed Basin 86-394. Preliminary 
review of this basin indicates that it would have a classification of Natural Environment. 

6. Page 34, Water Appropriation.  The AUAR should address the water demands for the site and
the existing city water system capacity as well as what is proposed for the future city water
system. It will be important for the upcoming AUAR to follow the AUAR Guidance in the
instructions that says, “If the area requires new water supply wells, specific information about
that appropriation and its potential impacts on groundwater levels should be given; if
groundwater levels would be affected, any impacts resulting on other resources should be
addressed.” In the upcoming AUAR, please include:

a. Details on water demand for each of the scenarios, and compare that demand with the
City’s current permitted volume and production capabilities. If the area requires new
water supply wells, specific information about that appropriation and its potential
impacts on groundwater levels should be given; if groundwater levels would be
affected, any impacts resulting on other resources should be addressed. The siting of
new well(s) would be very important to this analysis.

b. Evaluation of a new or amended DNR Water Appropriation Permit must include
consideration of the sustainability standard (MN statute 103G.287 Subd.5). As per
instructions for completing 12.b.iii, please:

i. Discuss how the proposed water use is resilient in the event of changes in total
precipitation, large precipitation events, drought, increased temperatures,
variable surface water flows and elevations, and longer growing seasons.

ii. Identify any measures to avoid, minimize, or mitigate environmental effects
from the water appropriation.

iii. Describe contingency plans should the appropriation volume increase beyond
infrastructure capacity or water supply for the project diminish in quantity or
quality, such as reuse of water, connections with another water source, or
emergency connections.

Please note that MN statute 103G.265, Subd. 5 was amended (effective immediately) during 
the recent legislative session. This allows permitting agencies to request preapplication 
information from the data center and or municipality that will be serving the data center, which 
will be helpful in assessing the factors affecting the ability of a water source to meet a projects 
water use needs at the proposed location. This includes:  

(1) a project description;

(2) the project's estimated water use rates and volumes for the maximum day,
maximum month, and average year;

(3) the anticipated source of water; and

(4) water quality or temperature requirements.

The department may request any additional information necessary from the data center to 
assist it to assess the ability of a water source to meet a project's water use needs. 

https://www.revisor.mn.gov/laws/2025/1/12/laws.0.3.0#laws.0.3.0
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7. Page 37, State-Listed Species.  Please see the attached Natural Heritage Review letter dated
August 14, 2025. Please note the requirements for the state-listed as threatened, Blanding’s
turtle, and include this information in the upcoming AUAR.

8. Page 47, Cumulative Potential Effects.  When considering cumulative potential effects, the
AUAR should consider the water needs and source of the proposed scenarios and fully evaluate,
based on if/where new wells would be constructed, what aquifer would be utilized, and what
resources are within the vicinity that could be affected by the increase in groundwater
pumping.

Thank you again for the opportunity to review this document. Please let me know if you have any 
questions. 

Sincerely, 

Melissa Collins 
Regional Environmental Assessment Ecologist | Ecological and Water Resources 
Minnesota Department of Natural Resources 
Phone: 651-259-5755 
Email: melissa.collins@state.mn.us 

CC:  Nick Frattalone, Monticello Tech, LLC 

Equal Opportunity Employer 



Angela Schumann

From: 

Sent: 

To: 

Subject: 

Callie Hendrickson 

Monday, August 11, 2025 9:38 PM 

Angela Schumann 

Monticello Data Center Development 

To Whom It May Concern: 

Please do not follow through with plans to build the data center without doing due diligence in 

researching how data centers have affected communities after being built and running. The water supply 

necessary for data centers is more than many areas can handle. I hope the city actually looks into this, 

and doesn't just follow through with plans if water things "pass" on paper. I'm also not interested in it due 

to noise, environmental impact, and the amount of resources (land) it takes up. Please consider all 

comments underneath your Facebook update as well, as of August 11, 2025. 

Thank you. 

Callie Hendrickson 

314 Elm St, Monticello, MN 55362  































































































































































































































about. Then you put information like this out on social media, when instead it should be a mass mailing 

campaign to every single home in town/townships. This feels rotten and like some mass formality to say 

you did your due diligence, while the likelihood of this data center seems to be something you favor. 

If the general sentiment of everyone in that room is negative towards a data center, how can any council 

member or anyone on the planning commission claim to be a representative of the community if they 

support a Data Center? Council Members are not a voice, they are a microphone to share the concerns 

members in the community may have and make sure they are heard. 

Let them go find some other rural location, in the middle of nowhere that will have very little impact on a 

residential community. Monticello does not need to be eager to welcome this type of business to its 

community. Again, it appears most data centers employ roughly 50 people for full time jobs. So taking 

550 acres, thats about 1 acre per employee. Meanwhile you have businesses in town like UMC, Cargill, 

and Polaris who all occupy a far smaller footprint and employ a significant amount more people with 

good payingjobs. 

We don't need this. Don't be wowed by bright lights and filling a map to call it progress. Let them go 

somewhere else. 

Bob Stein 
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From:
To: Angela Schumann
Subject: AI data center
Date: Monday, August 18, 2025 10:57:27 PM

Angela,
My name is Derrick Zychowski, a Monticello resident living very close to the site of the
proposed Data center.  I know this has sparked quite a bit of interest and I certainly have my
opinion on the matter.  As mentioned we live Monticello and have always been pleased with
the decisions the city has made about developing farmland but this one has me a bit confused. 
I won't get into a long email discussion on the issue I guess I would ask one simple question. 
What are 5 reasons having this data center in Monticello would be good for the residents of
Monticello?  I look forward to your response.

Thank you,
Derrick Zychowski 
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Minnesota Center for Environmental Advocacy’s  
Comments on the Monticello Industrial AUAR Scoping Document  

 
September 2, 2025 

INTRODUCTION 

Minnesota Center for Environmental Advocacy (MCEA) respectfully 

submits the following comments on its own behalf and on behalf of thousands of 

supporters across the state, including in the City of Monticello (City). MCEA is a 

nonprofit with expertise in environmental law, policy, and science. For over 50 

years, we have worked in the courts, at the legislature, and with public agencies to 

enact, strengthen, and enforce smart environmental laws. Our mission includes 

working with communities to protect Minnesota’s environment, its natural 

resources, and the health of its people. 

The Scoping Document presents two build-out scenarios across 546 acres: a 

3,000,000-square-foot “technology park” (Scenario 1) and a 5,000,000-square-foot “light 

industrial” program (Scenario 2).1 City communications suggest that these proposals 

are tied to an anticipated hyperscale data center development.2 However, the City’s 

Draft AUAR Scoping Document omits a full “description of the specific large 

 
1 City of Monticello, Draft Scoping Document for the City of Monticello Industrial 
Development Alternative Urban Areawide Review (Aug. 5, 2025) (invoking Minn. R. 
4410.3610, subp. 5a(A)). 
2 City of Monticello, Data Centers, https://www.monticellomn.gov/728/Data-Centers 
(last visited Sept. 2, 2025). 
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project or projects to be included in the review.”3 

The City must amend its Draft AUAR Scoping Document to include a thorough 

description of the proposal. If the facility is in fact a hyperscale data center, the project 

should be reviewed in an Environmental Impact Statement. Unlike most local projects, 

hyperscale data centers can directly threaten the stability of the electricity grid and water 

sources. These are inherently regional challenges, which a state body like the Department 

of Natural Resources, or the Environmental Quality Board itself, could be best equipped 

to study.   

I. The Draft AUAR Scoping Document fails to adequately describe the Project, 
precluding meaningful scoping comments and environmental review  

The City must provide a thorough description of the specific project that is the 

subject of the Draft AUAR Scoping Document. The City clearly stated in its Draft Order 

that the City is proceeding pursuant to Minn. R. 4410.2610, subp. 5a.4 Subpart 5a only 

applies when the contemplated development to be reviewed is “a large specific project.”5 

Per MEPA regulations, any AUAR reviewing a large specific project must undergo a 

 
3 Id.  
4 City of Monticello, Draft Scoping Document for the City of Monticello Industrial 
Development Alternative Urban Areawide Review (Aug. 5, 2025) (invoking Minn. R. 
4410.3610, subp. 5a(A)). 
5 Minn. R. 4410.3610, subp. 4, 5a(A), and 5a(B). Subp. 5a(A) states that “The procedures 
of this subpart must be followed in addition to those of subpart 5 if a specific project 

will be reviewed….” (emphasis added). 
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scoping process that requires the City to describe the project at a level “comparable to 

that of a scoping EAW.”6  

The Minnesota Environmental Quality Board (“EQB”) instructs that this 

description should provide a “brief summary” of the project, followed by a “complete 

description” focused on all “aspects of the project that may directly or indirectly 

manipulate, alter or impact the physical or natural environment.”7 The description 

should contemplate a project’s “construction and operational activities,” “project 

components and structures,” the “location and relationships of project components,” and 

“associated infrastructure” required to serve the facility.8 The EQB stresses that project 

descriptions are the “most important item” of environmental review.9 The key principle 

is that “clear, complete and detailed project descriptions are essential to understanding 

the potential for environmental effects.”10  

The Draft AUAR Scoping Document’s project description falls far short of this bar. 

The City describes “multiple buildings for a total of 3,000,000 square feet of proposed 

technology park development,” and it recognizes that this development “would include 

new infrastructure to serve the development scenario, including City water service and 

 
6 Minn. R. 4410.2610, subp. 5a(B) (the AUAR for any “large specific project” must undergo 
a scoping process that describes the large project to an extent “comparable to that of a 
scoping EAW”); Minn R. 4410.1200(C) (a “major category” of an EAW is a “description 
of the project.”). 
7 Minn. Envtl. Quality Bd., EAW Guidelines: Preparing Environmental Assessment Worksheets 
11 (2013) (“EAW Guidance”). 
8 Id.   
9 Id.  
10 Id.  
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sewer, stormwater management, streets, and utilities.”11 These generic terms fail to 

convey any sense of what the project is, let alone provide a “clear, complete and detailed” 

understanding of all aspects of the project that might alter the natural environment.12  

The purpose of scoping is frustrated by the City’s lack of transparency. The public 

cannot offer “alternatives to the specific large project,” as suggested in Minn. R. 

4410.3610, subp. 5a(C), when the public is unaware of what the specific project is. And 

there is no way for the public to suggest environmental issues that may be relevant to 

include in the pending draft AUAR for this specific project. The City’s failure to provide 

any description of the facility it purports to study violates the letter and the spirit of 

Minnesota law on environmental review.  

II. Environmental review of hyperscale data centers should be conducted in an 
Environmental Impact Statement 

If, as is likely, the proposed project is a hyperscale data center, it would be part of 

a rapid statewide rollout of these facilities. This wave of new, intensive developments 

will likely strain the regional electricity grid, threatening service reliability, ratepayer 

costs, and utilities’ ability to achieve state climate energy targets.13 The rollout will also 

introduce enormous competition for limited water supplies, at a time when increasing 

 
11 City of Monticello, Draft Order for the City of Monticello Industrial Development 
Alternative Urban Areawide Review 6 (Aug. 5, 2025).   
12 EAW Guidance at 11.  
13 See Eliza Martin & Ari Peskoe, Extracting Profits from the Public: How Utility Ratepayers 
Are Paying for Big Tech's Power, Harvard Law School Environmental and Energy Law 
Program (Mar. 2025), https://eelp.law.harvard.edu/extracting-profits-from-the-public-
how-utility-ratepayers-are-paying-for-big-techs-power/?utm_source=eelpTracker
March25. 
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competition for water is posing problems for drinking wells and Minnesota’s streams, 

lakes, and rivers.14  

These are inherently regional challenges. At the local level, it may be impossible 

to ask a city to conduct environmental review of a project so large that it could require 

new energy infrastructure, drive up electricity rates, surpass city water appropriations, 

cause significant drawdown to regionally significant aquifers, or have other regional 

impacts. As a result, the AUAR process is ill-suited for assessing the environmental 

impacts of hyperscale data centers. MCEA strongly recommends that the environmental 

review of hyperscale data centers be completed in a full Environmental Impact Statement 

and conducted by regional or state RGUs that are best equipped to review data centers’ 

cross-jurisdictional effects. 

CONCLUSION 

For the above reasons, the City should decline to move forward with this review 

and should request that an EIS be conducted for the project. In the alternative, the Draft 

AUAR Scoping Document must be revised to contain a “clear, complete and detailed” 

description of what the project is.15  

 
14 See, e.g., Minn. Dep’t. of Nat. Res, Minnesota Water Conservation Report 6 (2020), 
https://files.dnr.state.mn.us/waters/watermgmt_section/water_conservation/statewi
de-report.pdf; Minn. Dep’t. of Nat. Res., Well Interference Resolution Process, https://
www.dnr.state.mn.us/waters/watermgmt_section/appropriations/interference.html. 
15 EAW Guidance at 11. 
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