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Minnesota Power and Airmark, Inc. (d/b/a Nelson Wood Shims) 

 Docket No: E015/M-17-____ 
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STATE OF MINNESOTA 
BEFORE THE 

MINNESOTA PUBLIC UTILITIES COMMISSION 

In the Matter of the Petition 
of Minnesota Power for 
Approval of a Purchase 
Agreement with Airmark, 
Inc. (d/b/a Nelson Wood 
Shims) 

  Docket No. E015/M-17-___ 

  

 

SUMMARY OF FILING 

PLEASE TAKE NOTICE that on June 1, 2017 Minnesota Power  ("MP") filed a Petition 

with the Minnesota Public Utilities Commission ("MPUC" or "Commission") seeking approval 

of a Purchase Agreement between MP and Airmark, Inc. (d/b/a Nelson Wood Shims). Under the 

Purchase Agreement, MP intends to sell land and buildings near the Boswell Energy Center in 

Cohasset, Minnesota for $247,000 for potential business expansion and additional job creation.  

The Purchase Agreement requires prior Commission approval pursuant to Minn. Stat. §216B.50. 
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STATE OF MINNESOTA 
BEFORE THE 

MINNESOTA PUBLIC UTILITIES COMMISSION 

In the Matter of the Petition of Minnesota 
Power for Approval of a Purchase 
Agreement with Airmark, Inc. (d/b/a Nelson 
Wood Shims) 

E015/M-17-___  

PETITION FOR APPROVAL 

INTRODUCTION 

Minnesota Power ("MP") hereby petitions the Minnesota Public Utilities Commission 

("MPUC" or "Commission") for approval of a Purchase Agreement between MP and Airmark, 

Inc. (d/b/a Nelson Wood Shims (“Nelson”).  Under the Purchase Agreement (which is attached 

as Exhibit A to this Petition), MP intends to sell land and buildings near the Boswell Energy 

Center for $247,000.  This Petition is filed pursuant to Minn. Stat. §216B.50 and Minn. Rules 

Part 7825.1600-1800.  MP believes that the Purchase Agreement is in the public interest and 

satisfies all of the criteria under the statute and Rules and should be approved by the 

Commission. 

 

I. GENERAL FILING INFORMATION 

Pursuant to Minn. Rules Part 7825.1300, Subpart 3, MP provides the following general 

information: 

A. NAME, ADDRESS AND TELEPHONE NUMBER OF UTILITY 

Minnesota Power 
30 West Superior Street 
Duluth, MN 55802 
218-722-2641 
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B. NAME, ADDRESS AND TELEPHONE NUMBER OF UTILITY 
ATTORNEY 

Christopher D. Anderson  
Minnesota Power  
30 West Superior Street  
Duluth, MN 55802 
218-723-3961 

C. DATE OF FILING AND DATE PROPOSED AGREEMENT WILL 
TAKE EFFECT 

This Petition is being filed on June 1, 2017.  MP requests approval of the Purchase 

Agreement as of its effective date. 

D. STATUTE CONTROLLING SCHEDULE FOR PROCESSING THE 
FILING 

The applicable statute is Minn. Stat. §216B.50 and Minn. Rules Part 7825.1600-1800.  

These provisions do not establish an explicit time deadline for Commission action. 

 

E. TITLE OF UTILITY EMPLOYEE RESPONSIBLE FOR FILING 

Christopher D. Anderson  
Minnesota Power  
30 West Superior Street  
Duluth, MN 55802 
218-723-3961 

 

II. DESCRIPTION OF FILING 

A. THE PURCHASE AGREEMENT 

MP is an electric utility incorporated under the laws of Minnesota.  It operates the 

Boswell Energy Center in Cohasset, Minnesota, which is the largest coal-fired generating plant 

on MP’s system. The Boswell real property footprint is quite expansive, and in the past 

Minnesota Power has used land surrounding the power plant to host various unrelated business 
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ventures that benefit from the infrastructure to the site. This multiple use also meets one of 

MP’s core objectives of fostering economic development in its service territory. 

In early 2016, Minnesota Power was approached by Airmark, Inc. (d/b/a Nelson Wood 

Shims) about their desire to purchase land and buildings owned by Minnesota Power, which are 

adjacent to Nelson’s current manufacturing operations at Boswell. Nelsons, founded in 1960, is 

a North American industry leader in manufacturing wood shim products. Purchase of the 

Minnesota Power property would allow flexibility for future expansion opportunities and 

potential new job creation in Cohasset, Minnesota. The property is largely vacant land, with 

some buildings being used for cold storage.  

Minnesota Power commissioned the Wellson Group, Inc. to complete a market price 

analysis for both parcels identified by Nelson Wood Shims as properties of interest (attached as 

Exhibit B). This report was completed in June of 2016, and found both parcels had a combined 

estimated market value of $331,000. Minnesota Power’s property accountants determined the 

book value on the proposed parcels was $224,451.82. 

Minnesota Power and Nelson Wood Shims entered negotiations for the parcels. Nelson 

Wood Shims modified their proposal to include just one of the two parcels, as well as a 

purchase of a small segment of the 2nd parcel (identified on the map attached as Exhibit C as “1” 

and “2”). Minnesota Power and Nelson Wood Shims reached a Purchase Agreement on the 

proposal for a $247,000. The Purchase Agreement also included a provision to lease the 

respective parcels to Nelson Wood Shims pending final approval by the PUC. Those leases are 

attached at Exhibit D, and are for $1,000 and $160 per month, respectively. 
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B. THE PURCHASE AGREEMENT IS IN THE PUBLIC INTEREST 

Minn. Stat. §216B.50 requires that transfers "of any plant as an operating unit or 

system" involving an utility in which the value of the property exceeds $100,000 must be 

approved by the Commission.  Minn. Rules Part 7825.166, Subpart 8, likewise incorporates the 

concept of an "operating unit or system" in requiring approval. In any event, the Purchase 

Agreement is clearly in the public interest and approval should be granted.   

The sale of the land and building will reduce MP's real estate costs – more importantly, 

will provide an appropriate site for Nelson’s expansion and potential employment expansion, 

creating a significant public benefit. The book value of the buildings and real estate is 

$224,451.82, and MP will credit the difference between the book value and the sale price to 

Minnesota Power ratepayers. The proposed accounting entries are included as Exhibit E to this 

Petition. 

Minn. Stat. §216B.50 governs the Commission's review of this Petition.  This statute 

provides, in relevant part: 

Upon the filing of an application for the approval and consent of the commission thereto 
the commission shall investigate, with or without public hearing, and in case of a public 
hearing, upon such notice as the commission may require, and if it shall find that the 
proposed action is consistent with the public interest it shall give its consent and 
approval by order in writing. 

Id. (emphasis added).  Thus, if the Commission finds that the transaction is "consistent with the 

public interest," it must approve the Petition. 

In prior cases, the MPUC established that this standard "does not require an affirmative 

finding of public benefit, just a finding that the transaction is compatible with the public 

interest."  In the Matter of the Proposed Merger of Minnegasco, Inc. With and Into ARKLA, 

Inc., Order Approving Merger, Docket No. G-008/PA-90-604 (1990). As recently as February 
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24, 1997, the Commission reconfirmed this standard in its approval of the merger In the Matter 

of the Proposed Merger of Minnegasco, Inc. With and Into Houston Industries, Inc. and 

Houston Lighting and Power Co., Docket No. G-008/PA-96-950. In that matter, the MPUC 

approved a merger that had no rate reductions or freezes.  The statute does not require that 

proposed transactions affirmatively benefit ratepayers or the public or that they otherwise 

promote the public interest.  They cannot, however, contravene the public interest and must be 

shown to be compatible with it. Id , p.4. 

The sale of the land and buildings at Boswell easily meets the Commission's standard 

under Section 50.   

C. FILING COMPLIANCE AND VARIANCE REQUEST 
 

The effectiveness of the Purchase Agreement is contingent upon MPUC approval.  

Moreover, the information provided with this Petition meets the requirements of the relevant 

Rules.  Under Section 50, the Commission must consider the "reasonable value" of the property 

transferred.  The information provided gives the Commission ample basis for making that 

determination.   

In addition, however, a Section 50 filing must contain information required by Minn. Rules 

Part 7825.1400 and 7825.1800.  These Rules are primarily designed to collect information 

pertinent to capital structure filings and for the purpose of investigating the issuance of securities 

and MP requests a variance from the application of such Rules in this Petition.  The Commission 

shall grant a variance to its rules when it determines that the following requirements are met: 

a. enforcement of the rule would impose an excessive burden upon the applicant or others 

affected by the rule; 

b. granting the variance would not adversely affect the public interest; and 

c. granting the variance would not conflict with standards imposed by law. 

MP believes that these Rules have no direct relevance to ascertaining the reasonableness 

of small property transfers such as the sale of the land at Boswell Energy Center; while the 
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burden may not be excessive, the information that would result is not relevant to the 

Commission’s analysis. Consequently, to the extent the informational requirement of Minn. 

Rules Part 7825.1400 and 1800 apply to this Docket, MP seeks a variance since those 

requirements are irrelevant.  The public interest is not harmed by the absence of such 

information, and there is no conflict with any other law, Rule or regulation if the variance is 

granted. The public interest will not be adversely affected and no other applicable law or statute 

will be violated; a variance is justified. 

 

III.  MISCELLANEOUS INFORMATION 

A. SERVICE LIST 

Pursuant to Minn. Rules 7829.0700, MP requests that the following persons be placed on 

the Commission's official service list for this proceeding: 

Christopher D. Anderson  
Minnesota Power  
30 West Superior Street  
Duluth, MN 55802 
218-723-3961 

B. SERVICE ON OTHER PARTIES 

Pursuant to Minn. Rules Part 7829.1300, Subpart 2, MP has served a copy of the 

Summary prepared in accordance with Minn. Rules Part 7829.1300, Subpart 1, on all parties on 

its general service list.  A copy of the general service list for this filing was also served on each 

such party.  Copies of the entire Petition have been served on the Commission, the Department 

and the Office of Attorney General. 

  



7 
 

C. SUMMARY OF FILING 

A one-paragraph summary of the Petition is attached pursuant to Minn. Rules Part 

7829.1300, Subpart 1. 

Dated:  June 1, 2017     Respectfully submitted, 

        
Christopher D. Anderson 
Associate General Counsel 
Minnesota Power  
30 W. Superior Street 
Duluth, MN 55802 
 

 

 



EXHIBIT A



EXHIBIT A



EXHIBIT A



EXHIBIT A



 

 

Allete Inc./Minnesota Power Parcel-Summary of 
Important Facts and Brokers Price Conclusions, 

PID# 05-010-2102, 05-010-2103 

 
 

 

General 
Subject: PID#s 05-010-2102, 05-010-2103 

 333 NW 6th Avenue 

 Cohasset, MN  55721 

 

Owner: Allete/Minnesota Power 
 

Legal Description: Part of NE NW Lyg South of GN R/W Less 416’ 

 And that part of the E 416’ of NE NW Lying South Hwy 2 

 S10, T55, R26 

 

Date of Report: June 13, 2016 

 

Intended Use: Determination of market price. 

 

Intended Users: Allete Inc./MN Power 

 

Assessed Value: Land Value $126,400  Building $ 10,400 

    Land Value $  30,100  Building  126,100 

        

          $156,500    +          $136,500= 293,000  

Taxes: $8,644 

 

Subject 

EXHIBIT B



 

 

 

Sale History: The subject property has not sold in the last three years, 

according to public records. 

 

Current Listing/Contract: The subject is currently not listed for sale or under a 

contract. 

 

Property 
 

Land Area: Lot size is 23.91 acres,  

 Total 23.91 Acres and 1,041,520 square feet 

 

Buildings Area: 17,540 Square feet 

 

Zoning: Light Industrial 

    LI Light Industry District. 

The purpose of this district is to promote and protect areas 

for new, modern, high performance, low impact industrial 

uses. They allow a full range of light industrial, fabricating, 

and manufacturing activities plus support services but 

allow only limited sales of goods and services directly to 

the public. These businesses have minimum adverse 

impacts such as noise, odor, vibration, electrical emissions 

and the like to adjacent areas. 

 

 

Highest and Best Use: Commercial/ Public Development   

 

 

Value Indications 

 
Land Assessed Value: $6,545.38/Acre or $.15 per SF 

Building Assessed:  $7.81 per SF 

Land and Building: $16.70 SF 

 

 

 

Property Description 

 
The following description is based on our property inspection, assessment records, and  

GIS aerial photo interpretation. 
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Site 
 

Location: The subject property is accessed off of NW 6th Avenue and 

NW 3rd Street in Cohasset, MN. 

 

Current Use: Storage/ Building and Land Use 

 

Site Size: Lot size is 23.9 acres,  

  

Shape: The site is roughly rectangular with road frontage  

 

Frontage: The subject property has frontage on NW 3rd Street, Hwy 2 

and NW 6th Avenue. 

 

Visibility: Good for area. 

 

Topography: The subject has level topography at grade. 

 

 

Soil Conditions: The soil conditions observed at the subject property appear 

to be typical of the region and adequate to support an 

improvement.  

 

Utilities: Electricity: Minnesota Power 

 Sewer: City of Cohasset 

 Water: City of Cohasset 

 Gas:     City of Cohasset 

 

Environmental Issues: Were not assessed. 

 

Site Comments: The subject property is well suited for commercial 

development.  

 

Market Condition: Commercial activity is in a state of equilibrium. 

 

 

Improvement Description 

 
Building:    Office Wood Frame Bldg.    840SF 

     Metal Storage Bldg.   3,000SF 

     Metal Pole Bldg.   2,100SF   

     Metal Pole Bldg.   2,100SF  

     Shop Building     9,500SF 

     Total GBA Building             17,540SF 
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Yard Improvements:  The subject improvements were constructed for current use. 

               

     Fencing  4,800 SF 

     Site Work/Gravel 3,500SF 

 

  
Office   850SF                               Storage Building #1     3000 SF 

  
Storage Building #2    2100 SF      Storage Building #3  2100SF 

  
Shop Building #4                            Storage Building #4  9500 SF 

Depreciated Value of the Improvements 
Marshall Swift 

Improvement  Cost New SF Depreciation% Depreciated $ 

Office Wood Frame.     $53.94   840 85%   $  6,796 

Metal Storage Bldg.      $ 28.40  3000 70%   $25,560 

Metal Pole Bldg.    $23.14 2100 70%   $  9,710 

Metal Pole Bldg.    $28.72 2100 80%   $12,602 

Shop Building                $48.72 9500 80%   $92,568 

Total Depreciated Value of Building Improvements  $147,236 

 

Yard Improvements 

Site Work/ Gravel   $7.50  10,000 60%   $30,000   
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Fencing 2” #9 Wire   $27.90 900’ 60%   $10,400 

Total Depreciated Land Improvements    $40,000 

 
Total Depreciated Value of Improvements   $187,236  

 

Land Grid Analysis Commercial Property  
Comparable Location Zoning  Sale Price SF/Acre  $/SF $/Ac 

C-1,05-
441-0410 

Cohasset 
Ind. Park 

Industrial $52, 500 214,750 
SF 
4.93 Ac 

$ .24 $10,650 

C-2,05-
482,0140 

Commercial 
Dr.,Cohasset 

Hwy.Commercial $70,900 143,312 
SF 
3.29 Ac 

$.50 $21,500 

C-3,91-
019-2204 

Hwy 63, GR Shoreland 
Industrial 

$83,000 362,781 
SF 
8.32 Ac 

$.23 $9,972 

C-4,91-
433-0270 

SE 6th Ave. 
Ind.Pk, GR  

Industrial Pk. $41,900 72,278 SF 
1.66 

$.58 $25,240 

C-5,91-
033-1305  

SE 7th Av. 
GR 

Industrial Pk. $127,500 437,115 
SF 
10.03 Ac. 

$.29 $12,711 

C-6 Glenwood 
Dr., LA 
Prairie 

Commercial $58,000 420,395 
SF 
9.65 Ac 
  

$.14 $ 6,010 

C-7       

Pending 
91-020-
2311 

NW 3rd ST 
Grand 
Rapids 

Industrial $152,242 507,474 
SF 
11.65 Ac 

$.30 
 
 
<4 Ac 
$.50 
>4 AC 
$.25 

$13,067 
 
 
<4Ac 
$23K  
>4Ac 
$11K 

Reconciliation of Market Price, Land 

My analysis of the commercial comparable land sales grid indicates a market price in the 

$.14 to $.30 per square foot range for parcels that are greater than 4 acres in size. When 

analyzing the parcels that are less than 4 acres in size the market indicates a market price 

range of $.50 to $.58 per square foot. 
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As is Fair Market Price 

 

Land Less Than 4 Acres $.50 SF or $23,000 per Acre 

Land Greater Than 4 Ac $.25 SF or $11,000 per Acre 

 

Reconciliation Market Price 

        Cost Approach 

 
Our analysis of the commercial land comparable sales indicates a market price in the $.14 per 

SF to $.58 per Square Foot range for parcels that are located within the City of Grand Rapids 

and the City Cohasset, MN.   Parcels of larger size and a location off the main corridors trend 

towards a market price of $.14 to .29 per SF while parcels of smaller size trend towards a 

market price of $.50 SF to $.58 per SF. After reviewing the comparable sales and comparing 

with the subject property and current market conditions a $.18 per square foot price for the 

subject property seems reasonable.   

 

As is Fair Market Price Cost Approach 

$.18 per SF Land x 1,041,520SF=$166,643 

$187,236 Depreciated Value of Improvements 

 

354,000.00 (Rounded) 

 

 

 

Sales Comparison Approach 

 

Sales are summarized as follows: 

 

 
 

 

 

Reconciliation of Market Price 

Sales Comparison Approach 

 
The sales occurred from 2010 to 2016 in a period of a stabilized market. No adjustments for 

changes in market conditions are indicated over the period 2010 to 2016. 

 

Sale # Location Zoning Tax ID# Seller To Buyer Date of Sale SF Sale Price Comments
1.00 Deer River Cm 29-118-3101 GRSB to Fox 201606 32,800 $195,000.00 $5.95 SF 56.3 Acres

2.00 Hibbing Cm 1400270-01136 LN RE to CIL 201006 23,384 $350,000.00 $15.00 SF 3.44 Acres

3.00 Hibbing Cm 140-0207-0030 Superior to Fena 201405 28,810 $385,000.00 $13.00 SF 10.23Acres

4.00 Grand Rapids Ind 91-020-2311 Blandin to GREDA 201608 17,426 $361,000.00 $20.72 SF 11.65 Acres

25,605 SF $13.67 SF

Sale 1 and 2 are Pending

Comparable Land and Building Sale Summary 

SF/Bldg
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The subject property has a combined improvement of 17,540 square feet and is most similar in 

size to comparable sale 4 along with similar effective age (buildings), zoning and location.  

The land component is larger than the subject but has similar net useable square footage when 

accounting for the delineation of wetlands for the subject.  Sale 1 is inferior to the subject in its 

rural location and excess building square footage. Sale 2 and Sale 3 are considered inferior to 

the subject because of useable land and location. 

 

After consideration and adjustment of the comparable building and land sales the subject 

property, based on a gross building (GBA) area of 17,540 square feet, indicates a market price 

of $18.00SF.    

  

AS Is Fair Market Price Sales Comparison Approach 

$18.00SF  X 17,540SF 

 

$316,000 Rounded 

 

Final Market Price Determination 

40% Weighted to Cost Approach 

60% Weighted to Sales Comparison Approach 

 

$331,000 Rounded 

 

 

 

 

 
Disclaimer: This document is not an appraisal as defined by USPAP (Uniform Standards of Professional Appraisal Practice).         

It is not to be construed as an appraisal and may not be used as such for any such purpose.  

 
 

 
Wellson Group, Inc. 

President 
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Nelson Shims Aerial

Itasca County Department of 
Surveying & Mapping

This information is a compilation of data from 
different sources with varying degrees of 
accuracy and requires a qualified field survey 
to verify.
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EXHIBIT E



 
 
 
STATE OF MINNESOTA )    AFFIDAVIT OF SERVICE VIA 
 ) ss    ELECTRONIC FILING  
COUNTY OF ST. LOUIS  )    
 
 
----------------------------------------------------------------------------------------------------------- 
 
 Jodi Nash, of the City of Duluth, County of St. Louis, State of Minnesota, says 

that on the 1st day of June, 2017, she served Minnesota Power’s Petition on the 

Minnesota Public Utilities Commission and the Energy Resources Division of the 

Minnesota Department of Commerce via electronic filing. All other parties were served 

as designated on the attached service list. 

 

       
            
      Jodi Nash 



First Name Last Name Email Company Name Address Delivery Method View Trade Secret Service List Name

Julia Anderson Julia.Anderson@ag.state.m
n.us

Office of the Attorney
General-DOC

1800 BRM Tower
										445 Minnesota St
										St. Paul,
										MN
										551012134

Electronic Service Yes GEN_SL_Minnesota
Power_Minnesota Power
General Service List

Christopher Anderson canderson@allete.com Minnesota Power 30 W Superior St
										
										Duluth,
										MN
										558022191

Electronic Service Yes GEN_SL_Minnesota
Power_Minnesota Power
General Service List

Ian Dobson Residential.Utilities@ag.sta
te.mn.us

Office of the Attorney
General-RUD

1400 BRM Tower
										445 Minnesota St
										St. Paul,
										MN
										551012130

Electronic Service Yes GEN_SL_Minnesota
Power_Minnesota Power
General Service List

Emma Fazio emma.fazio@stoel.com Stoel Rives LLP 33 South Sixth Street
										Suite 4200
										Minneapolis,
										MN
										55402

Electronic Service No GEN_SL_Minnesota
Power_Minnesota Power
General Service List

Sharon Ferguson sharon.ferguson@state.mn
.us

Department of Commerce 85 7th Place E Ste 280
										
										Saint Paul,
										MN
										551012198

Electronic Service Yes GEN_SL_Minnesota
Power_Minnesota Power
General Service List

Lori Hoyum lhoyum@mnpower.com Minnesota Power 30 West Superior Street
										
										Duluth,
										MN
										55802

Electronic Service No GEN_SL_Minnesota
Power_Minnesota Power
General Service List

Michael Krikava mkrikava@briggs.com Briggs And Morgan, P.A. 2200 IDS Center
										80 S 8th St
										Minneapolis,
										MN
										55402

Electronic Service No GEN_SL_Minnesota
Power_Minnesota Power
General Service List

Nathan N LaCoursiere nlacoursiere@duluthmn.go
v

City of Duluth 411 W 1st St Rm 410
										
										Duluth,
										MN
										55802
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James D. Larson james.larson@avantenergy
.com

Avant Energy Services 220 S 6th St Ste 1300
										
										Minneapolis,
										MN
										55402
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Douglas Larson dlarson@dakotaelectric.co
m

Dakota Electric Association 4300 220th St W
										
										Farmington,
										MN
										55024
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Susan Ludwig sludwig@mnpower.com Minnesota Power 30 West Superior Street
										
										Duluth,
										MN
										55802

Electronic Service No GEN_SL_Minnesota
Power_Minnesota Power
General Service List

Pam Marshall pam@energycents.org Energy CENTS Coalition 823 7th St E
										
										St. Paul,
										MN
										55106
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Herbert Minke hminke@allete.com Minnesota Power 30 W Superior St
										
										Duluth,
										MN
										55802
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Power_Minnesota Power
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David Moeller dmoeller@allete.com Minnesota Power 30 W Superior St
										
										Duluth,
										MN
										558022093
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Andrew Moratzka andrew.moratzka@stoel.co
m

Stoel Rives LLP 33 South Sixth St Ste 4200
										
										Minneapolis,
										MN
										55402
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Jennifer Peterson jjpeterson@mnpower.com Minnesota Power 30 West Superior Street
										
										Duluth,
										MN
										55802
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Power_Minnesota Power
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Susan Romans sromans@allete.com Minnesota Power 30 West Superior Street
										Legal Dept
										Duulth,
										MN
										55802
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Thomas Scharff thomas.scharff@versoco.c
om

Verso Corp 600 High Street
										
										Wisconsin Rapids,
										WI
										54495
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Ron Spangler, Jr. rlspangler@otpco.com Otter Tail Power Company 215 So. Cascade St.
										PO Box 496
										Fergus Falls,
										MN
										565380496
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Eric Swanson eswanson@winthrop.com Winthrop Weinstine 225 S 6th St Ste 3500
										Capella Tower
										Minneapolis,
										MN
										554024629
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Power_Minnesota Power
General Service List



3

First Name Last Name Email Company Name Address Delivery Method View Trade Secret Service List Name

Daniel P Wolf dan.wolf@state.mn.us Public Utilities Commission 121 7th Place East
										Suite 350
										St. Paul,
										MN
										551012147
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