PC 31-16
Neal & Shelli Grover
Agricultural supply business CUP
12/07/2016

Owners
Neal & Shelli Grover
11522 550th Ave
Amboy, MN 56010
Request and Location
Request for review and approval of a conditional use permit to operate an agricultural supply
business. The proposed business will include the storage and sale of agricultural seed, farm
chemicals and precision ag-technology products. The property is zoned agricultural and is
located in Northeast Quarter of the Northwest Quarter of Section 21, Sterling Township.
Legal Description
Part of the Northeast Quarter of the Northwest Quarter of Section 21, Sterling Township.
Zoning
The property is zoned Agricultural
General Site Description and Project Proposal
The existing property includes a 10.43 acre parcel and consists of the applicant’s farm building
site and residence. The applicants and their son Adam, have owned and operated Grover Seed
and Grain for a number of years. The business currently offers seed and precision ag-technology
products and grain merchandising services. They propose to intensify the business with the
addition of agricultural chemicals and agricultural fertilizer to their product lines. The building
used for the business is an existing 40’ by 88’ agricultural building with a concrete floor.
Additional office space is provided inside the home.
New product storage will include chemicals in 2 ½ gallon jugs and 250 gallon totes. Fertilizer
products will be shipped directly from the wholesaler to the producer. No change is proposed to
the current seed storage and handling. See Attachment A-2
Project Outcome
If this application is approved, agricultural chemicals and fertilizers will be added to the product
mix offered for sale from the facility.
Land Use Plan
The Conditional Use is consistent with the goals and policies established in the Blue Earth
County Land Use Plan.
Existing Land Use within 1/4 Mile
North: Cropland
South: State Hwy 30 and cropland
East: CSAH 1 and cropland
West: Cropland
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Access
No change in access is proposed. Existing access points enter and exit onto CSAH 1 and State
Hwy 30.
NATURAL RESOURCES INFORMATION
Topography
The site is fairly flat.
Floodplain
The proposal is not within a floodplain area. The nearest floodplain area is nearly one mile
away. Therefore no floodplain map is included.
Shoreland
The proposal is not within a shoreland area. The nearest floodplain is in excess of three quarters
of a mile away. Therefore no floodplain map is included.
Township Review
In a letter dated September 20, 2016, Judy Conrad, the Sterling Township Clerk, indicated that
the applicant presented their request before the township board. The township board had no
objection to the request.
Minnesota Department of Agriculture Review
The applicants met with staff and Minnesota Department Agriculture (MDA) officials for an onsite discussion and review of the proposal on Thursday November 3rd. A copy of the MDA
Findings is attached. See Attachment A-4.
Environmental Health Staff Comments
See Attachment A-5.
Applicable Sections of the Zoning Ordinance
Sec. 24-112 Uses.
(b) Conditional uses. The following uses may be allowed in the A district as a conditional use as
regulated in article II of this chapter.
(14) Grain elevators and feed mills.
(31) Other uses determined by the Planning Agency to be similar to the uses listed in this
subsection.
Standards for Granting a Conditional Use Permit
Staff believes the request will meet the following standards required for the granting of a
conditional use permit:
a. That the proposed use conforms with the county land use plan.
b. The demonstrated need for the proposed use.
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c. That the proposed use will not degrade the water quality of the county.
d. That the proposed use will not adversely increase the quantity of water runoff.
e. That soil conditions are adequate to accommodate the proposed use.
f. That the proposed use does not create a potential pollution hazard.
g. That adequate utility, access roads, drainage and other necessary facilities have been or are
being provided.
h. That adequate measures have been or will be taken to provide sufficient off-street parking
and loading space to serve the proposed use.
i. That facilities are provided to eliminate any traffic congestion or traffic hazard which may
result from the proposed use.
j. That the conditional use will not be injurious to the use and enjoyment of other property in
the immediate vicinity for the purposes already permitted.
k. That the establishment of the conditional use will not impede the normal and orderly
development and improvement of surrounding vacant property for predominant uses in the
area.
l. That adequate measures have been or will be taken to prevent or control offensive odor,
fumes, dust, noise and vibration, so that none of these will constitute a nuisance, and to
control lighted signs and other lights in such a manner that no disturbance to neighboring
properties will result.
m. That the density of proposed residential development is not greater than the density of the
surrounding neighborhood or not greater than the density indicated by the applicable zoning
district.
n. That the intensity of proposed commercial or industrial development is not greater than the
intensity of the surrounding uses or not greater than the intensity characteristic of the
applicable zoning district.
o. That site specific conditions and such other conditions are established as required for the
protection of the public's health, safety, morals and general welfare.
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Proposed Findings of Facts
(The proposed findings below are directly related to the above standards, labeled, items a-o)
After careful review of the project and all associated documents, staff has developed the
following opinions for this proposal:
1. That the proposed use conforms with the county land use plan. The property is in the
agricultural zoned district. The proposed intensification of an agricultural related business
appears to conform to the Land Use Plan.
2. The demonstrated need for the proposed use. The seed and grain merchandising component
of the business has been in place for many years. The proposed Conditional Use represents an
expansion of their business. Therefore, the applicant has demonstrated a need for the proposed
use.
3. That the proposed use will not degrade the water quality of the county. With proper storage
the use does not appear likely to degrade the water quality of the county.
4. That the proposed use will not adversely increase the quantity of water runoff. No additional
structures are proposed at his time. Therefore, the proposed intensification is unlikely to
adversely increase the quantity of water runoff.
5. That soil conditions are adequate to accommodate the proposed use. The structures used for
the business and the supporting farmstead infrastructure have been in place for many years.
Therefore, it appears as though the soil conditions onsite are adequate to accommodate the
use.
6. That the proposed use does not create a potential pollution hazard. With proper storage the
use does not appear likely to create a potential pollution hazard.
7. That adequate utility, access roads, drainage and other necessary facilities have been or are
being provided. These items have already been provided.
8. That adequate measures have been or will be taken to provide sufficient off-street parking and
loading space to serve the proposed use. The property appears to have adequate off-street
parking to accommodate delivery vehicles and other vehicles associated with the business.
9. That facilities are provided to eliminate any traffic congestion or traffic hazard which may
result from the proposed use. The off-street parking should alleviate any traffic congestion or
traffic hazards.
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10. That the conditional use will not be injurious to the use and enjoyment of other property in the
immediate vicinity for the purposes already permitted. The predominant use of the area is
agricultural. The nearest residence is approximately ½ mile away. Therefore, the approval
of a conditional use permit is unlikely to be injurious to the use and enjoyment of any property
in its immediate vicinity for the purposes already permitted.
11. That the establishment of the conditional use will not impede the normal and orderly
development and improvement of surrounding vacant property for predominant uses in the
area. There are no special setback requirements for this type of use to neighboring properties.
The intensification of the agricultural use does not appear likely to negatively impact those
properties if they were to be developed in the future.
12. That adequate measures have been or will be taken to prevent or control offensive odor, fumes,
dust, noise and vibration, so that none of these will constitute a nuisance, and to control lighted
signs and other lights in such a manner that no disturbance to neighboring properties will result.
It appears as though the proposed use is unlikely to create a nuisance for neighboring
properties.
13. That the density of proposed residential development is not greater than the density of the
surrounding neighborhood or not greater than the density indicated by the applicable zoning
district. This standard does not apply to the proposed use.
14. That the intensity of proposed commercial or industrial development is not greater than the
intensity of the surrounding uses or not greater than the intensity characteristic of the applicable
zoning district. This standard does not apply to the proposed use.
15. That site specific conditions and such other conditions are established as required for the
protection of the public's health, safety, morals and general welfare. The protection of the
public’s health, safety, morals and general welfare have been addressed through the required
performance standards for this type of conditional use and in the conditions included below.
Recommendations
Staff recommends approval of the request to operate an agricultural supply business with
conditions listed below:
1. That allowable signage shall be limited to a 32 square foot sign, non-illuminated, and
located on the property.
2. That all vehicles associated with the proposed business shall be parked off-street and
entirely upon the lot on which the business is operated.
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3. That the applicant shall obtain and maintain all permits as required by the state of
Minnesota (or any federal agency) and shall maintain any and all records as required.
4. That the proposed use conforms to all requirements of the Minnesota State Fire Code.

Attachments
A-1 General Location Map
A-2 Site Map
A-3 Applicant’s Business Plan
A-4 Minnesota Department of Agriculture Findings
A-5 Environmental Health Comments
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NOVEMBER 15, 2016

TACTICAL BUSINESS PLAN
NEW PRODUCT LINE: CROP PROTECTION FOR RESALE

PRESENTED BY: SHELLI GROVER
GROVER GRAIN & SEED
11522 – 550TH AVE, AMBOY MN 56010

Confidential

TACTICAL BUSINESS PLAN
Grover Grain & Seed plans to add a new Product Line to its existing farm retail business. Currently
GG&S sells Pioneer brand seed products, Precision Planting technology, and related products. In the
winter of 2016/2017 GG&S plans to add crop protection products for resale.

PLAN OVERVIEW
Practice:

Add crop protection products to our retail product line

Product Experts:

Adam Grover and Neal Grover

OBJECTIVE
The objective is to more fully serve our customer base by providing area farmers with improved
product choices that focus on their need to improve profitability. In addition, Grover Grain & Seeds
seeks to improve visibility in the marketplace, allow for cross-sale of products, and increase revenue
opportunities.

TARGET MARKET
GG&S will initially focus on our current farm customers and prospects that have grown through our
existing product lines. Most are currently located in Blue Earth and Faribault counties. If GG&S
continues to prove value, we expect our customer base to grow.

PRODUCT SUMMARY
A pesticide license has been obtained from the MN Department of Ag. An ag fertilizer license will also
be applied for. Typical crop protection products available for resale will either be in totes, like the 250
gallon tote pictured below, or contained in plastic jugs like shown. Bulk fertilizer (like the 10-34-0 and
the 32-0-0 listed below) will be delivered directly to the customer from our wholesaler or picked up at
the wholesale source by the customer. No bulk containment is planned on site.
Typical products will include the following, however the specific products will change and evolve over
time.








Abundit Extra
AMS 51#
Approach
Assure II
Bifenthrin
Brigade
Cobra

11/15/2016










Crop Oil
Enlite
Flexstar GT
Powermax
Realm Q
Secure
10-34-0
32-0-0
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SITE AND STORAGE PLAN
The totes and jugs described will be stored in an existing building on the Grover Grain & Seed building
site located at 11522 – 550th Ave, Amboy MN. Neal and Shelli Grover, partners in Grover Grain & Seed,
own the property. The primary building to be used is circled in red below:

The building has a concrete floor, and is an open storage shed. Totes and jugs will be stored, stacked,
and handled primarily with a fork lift on pallets.
The Amboy Fire Department will be notified of the site plan before product is delivered in the Spring of
2017.
11/15/2016
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CONDITIONAL USE PERMIT ADDITIONAL REQUIREMENTS
Grover Grain & Seed has been working with George Leary, Blue Earth County, and the Minnesota
Department of Ag to meet requirements of a Blue Earth County Conditional Use Permit. George Leary,
along with Greg Harding and Matthew Parins from the Department of Ag completed a site visit on
November 3, 2016. The following findings and recommendations were made:





The building proposed is in generally good condition with concrete flooring and a long distance
from the only operational well. The well is up hill from the storage area. Three abandoned
wells have been properly sealed. We are not aware of any other unsealed abandoned wells.
Mini-bulk containers (the totes described above) will need secondary containment.
Appropriate secondary containment as described in the General Inspection Findings document
from the MN Department of Ag (attached as Exhibit 1) will be completed prior to tote delivery
in the spring of 2017.
In addition to the secondary containment described, Grover Grain & Seed will also follow the
additional findings on Exhibit 1 including setback distances, proper site security, labeling,
written release response plan, and proper inspections.

In addition to the Department of Ag requirements, Blue Earth County requires that the building sites
drainage system be reviewed. A compliance inspection will be conducted and the system will be
updated if needed.

HOURS OF OPERATION A ND TIMING
The hours of operation will be seasonal. Grover Grain & Seed will be open for pickup and delivery when
farmers are preparing for and active in the field with a seed and/or crop protection need. Most of the
product in storage on site will be held for a relatively short period of time. It will be held until it is
sorted and we are able to deliver. Some of the most commonly used products may be held in inventory
for customer convenience.

PROJECT PLAN
Objective
Obtain appropriate licenses

MN Department of Ag

Complete,
License
#20179954

Obtain township input

Sterling TWP

Complete

Obtain Conditional Use Permit

Blue Earth CO

Requested

Obtain appropriate insurance coverage

Community Insurance

Notify Local Fire Department

Amboy Fire Department

Quoted
Winter ‘17

This tactical business plan was prepared by Shelli Grover, Grover Grain & Seed member/partner. Please
contact Shelli at 507-381-2454 or itshelli@gmail.com with questions.

11/15/2016
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GROVER GRAIN & SEED LLC MEMBERS
Name

Address

City ST

Adam Grover

1328 Augusta Drive

Mankato MN 56001

Neal Grover

11522 – 550th Ave

Amboy MN

56010

Shelli Grover

11522 – 550th Ave

Amboy MN

56010

11/15/2016
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Minnesota Department of Agriculture
Pesticide and Fertilizer Management Division
625 Robert Street North, St. Paul, MN 55155-2538
Telephone: 651-201-6121 Fax: 651-201-6117

FINDINGS

General Inspection
MCP101072386
Facility Name:
GROVER GRAIN & SEED LLC
Street Address (Actual Inspection Location):
11522 550TH AVE
Folder #

Telephone No.

Insp #

MCP101037830

Unit Doc ID #

Unit Loc ID
366101010805
City:
AMBOY
County:
BLUE EARTH

State:
MN

MCP-101126103

Zip Code:
56010
Date of Inspection:
11/03/2016

1. Inspection Objective
1. What is the purpose of this visit? -- Ag Chemical Facility Storage/Permitting
1a. Describe. -- Purpose of the visit was to discuss with firm and county official proper storage requirements of small package and bulk agricultural
chemicals.
2. Parties Involved (#1)
1. List the Parties Involved. -- Other
1a. Name and Title. -- Shelli Grover, Partner
2. Parties Involved (#2)
1. List the Parties Involved. -- Other
1a. Name and Title. -- George Leary, County Official
3. Findings
1. Describe any findings based on your visit. -- A General Inspection was conducted at Grover Grain and Seed to discuss small package and bulk
pesticide storage requirements. Grover Gain and Seed is planning on storing small package and mini-bulk pesticides in the future for resale. Pesticide
mini-bulks (containers 56 gallons and above) fall under the following regulations for bulk pesticide storage. 1. Pesticide mini bulks must be stored in
containment of at least %110 capacity of the largest container. Secondary containment for pesticide mini-bulks does not have to be permitted prior to
construction, but must meet all requirements of the rule. 2. All mini-bulk containers must be placed at least one foot setback distance from containment
wall or curb. 3. Secondary containment area may not contain a drain or similar opening. 4. Mini-bulks must be secured from unauthorized access and
must be protected against damage from moving vehicles. 5. Mini-bulks must bear a current and complete label including EPA Establishment Number
and net gallons. 6. The operator of a bulk pesticide storage facility must prepare a written release response plan. The plan must include specific items,
employees must be trained, and training must be documented (See fact sheet Guidelines for Developing and Maintaining an Incident Response Plan).
7. Secondary containment areas must be inspected monthly and documented for condition and maintenance completed.
4. Comments and References
1. Comments -- While on site, options for secondary containment construction were also discussed. Options for creating mini-bulk containment areas
include pouring water tight curbing, fabricating metal pans, and securing angle iron to the slab to provide enough containment capacity to meet
pesticide mini-bulk storage requirements. If Grover Grain and Seed is to construct a angle iron containment area, Dow Corning 790 silicone sealant or
a comparable product must be used to secure the angle iron to the slab prior to the angle iron being bolted in. All cracks in the slab area of the
containment must also be sealed to prevent any possible release pathways. A ramp may also have to be constructed for forklift loading/unloading so
that no part of the angle iron containment will come under stress during daily operations. The pesticide mini-bulk containment area will also need to be
inspected monthly to ensure it is maintained in adequate condition. If there are additional questions regarding the construction of the mini-bulk
containment area please contact Matthew Parins (651-201-6587, matthew.parins@state.mn.us) or Greg Harding (651-201-6274,
greg.harding@state.mn.us)
2. Were references provided to facility? -- Yes
2a. Referred to MDA web site -- No
2b. Pesticide Facility Guidelines -- Yes
2c. Backflow Prevention Guidelines -- No
2d. General Requirements for Bulk Pesticides -- Yes
2e. Crack Repair and Maintenance -- No
2f. List any other reference documents provided to firm. -- Pesticide Mini-Bulk Fact Sheet, Guidelines for Developing an Incident Response Plan Fact
Sheet.
Inspector's Name

Date
Inspector's Signature
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Matthew Parins
CIS AG-03055-01 (09/06)

Inspector's Signature

11/04/2016

In accordance with the Americans With Disabilities Act, an alternative form of communication is available upon request.
TTY: 1-800-627-3529 An Equal Opportunity Employer
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