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THE MORTON COUNTY PLANNING AND ZONING COMMISSION MINUTES 
March 25, 2026 
 
Vice-Chairman Tomac called the Morton County Planning and Zoning Commission meeting to 
order at 5:380 P.M. March 25, 2026, in the Morton County Commission Room, 210 2nd Ave 
NW, Mandan, North Dakota. Commissioners present were Zachmeier, Buckley, Rohr, Ell Jr., 
Kist, Wald and Berger. Also present were County Planner Natalie Pierce and Deputy Auditor 
Eckroth. Absent Braun. 
�
Buckley moved and Rohr seconded to approve the agenda.  All voting aye, motion carried. 
 
Buckley moved and Ell Jr. seconded to approve the minutes from February 25, 2026. All voting 
aye, motion carried. 
 
Vice-Chairman Tomac opened the Public Hearing – request from Cameron Morman for a 
special use permit for a scoria mining pit on approximately 9.73 acres in S½ Section 2, 
Township 138N, Range 89W.  
 
Buckley move and Berger second to recommend approval of a special use permit to allow scoria 
mining from the designated area within S½ Section 2, Township 138N, Range 89W, as the site is 
in close proximity to highway being improved and is not in conflict with neighboring land uses, 
with the following conditions:  
1) Hours of operation will be limited to 7am to 8pm.  
2) The maximum amount of material that may be removed in any given year is 16,000 cubic        
yards. 
3) Applicant will control dust as directed by the County Engineer. 
4) Reclamation Plan will be included. 
All voting aye, motion carried. 
 
Vice-Chair Tomac opened the Public Hearing - request from Norman and Sally Frederick, for 
the preliminary plat of a long-form subdivision known as Meadows off Hwy 6 Subdivision, and 
a zoning map amendment from Agricultural to Commercial on Lot 2 only, on approximately 
73.23 acres in the NE¼ Section 33, Township 138N, Range 81W.  

·  Planner Pierce read a letter submitted by Steve and Debra Crane in opposition to the 
project. 

·  Chad Berger stated it’s a big liability to have guests that close to expensive, dangerous 
animals like his bulls. He’s dead-set against it. He’s sure that there will be a conflict 
between the proposed event center and his livestock operation. 

·  Frank Thomas is concerned about drunk people opening gates and letting livestock out 
onto the highway, kids getting bored and wandering into neighboring yards where there 
are dogs and horses, fire pit fires becoming a brush fire and garbage blowing around.  

·  Paul Hartman is concerned about drinking fires, kids. It’s a disaster waiting to happen 
and he’s totally set against it.   

·  Jason Crane opposes the project. His property is ¼ mile long and ½ mile wide. That’s not 
much of a setback. All the neighbors have livestock except for one person. He has a 
shooting range and the event venue would curtail his ability to shoot.  
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·  AJ Renner said he can’t shoot if this venue is developed. He’s concerned about ATVs, 
hiking, drinking, guests wandering onto neighbor’s property. There could be 160 random 
people staying overnight. They won’t be the homeowners who live there who he trusts.  

·  Christina Craine is opposed to the project because of the water supply and how much this 
venue will use, the nuisance factor and she’s worried about the use of fireworks, kids 
rolling under fences and getting trampled by horses, food waste and trash that will attract 
rodents.  

·  Renee Murrish of Signature Events read her letter in support for the project 
·  Eric Craine points out everything south of the proposed wedding venue is agricultural 

with trucks driving on Hwy 6. It’s hard to turn left onto County Rd 138 already. He’s 
worried about accidents with the increased traffic from the venue.  

·  Susan Beehler states that the developer has not been a good neighbor at the condo 
association she lives in and that the association lost their insurance because of the roof 
project he performed on the condo.  

·  Abe Ulmer with Independent Land Survey & Engineering, Inc. provided further details 
about the project for the commission. 

·  Steve Kilen showed renderings/representative images of the proposed event center and 
cabins 
 

Rohr move and Buckley seconded to recommend approval of the preliminary plat of the long-
form subdivision known as Meadows off Hwy 6 Subdivision and a zoning map amendment from 
Agricultural to Commercial on Lot 2 only, as the proposed use is compatible with surrounding 
land uses and appropriately situated along a state highway 
 
Roll call: Zachmeier, Ell Jr., Buckley, Berger and Rohr voting aye, Wald, Kist and Tomac voting 
nay. Motion carried. 
 
Vice-Chair Tomac opened the Public Hearing - request from Tom Tokach et al, for the 
preliminary plat of a long-form subdivision known as Tokach Timberhaven 4th Subdivision, and 
a zoning map amendment from Agricultural and Residential to Estate, on approximately 2.57 
acres in the NE¼ Section 8, Township 137N, Range 80W 
 
Buckley move Ell Jr., seconded to recommend approval of the preliminary plat of the long-form 
subdivision, known as Tokach Timberhaven Fourth Subdivision, and a zoning map amendment 
from Agricultural and Residential to Estate District, as the proposed subdivision reduces the 
overall zoning nonconformity of the subject properties, and direct the applicant to remove the 
46-foot access easement (Document # 431355) from the final plat. All voting aye, motion 
carried. 
 
Ell Jr., moved and Rohr seconded to recommend approval for Lot 1 to be rezoned to Residential 
if and when the lot owner is granted official permission from FEMA to remove the entire lot, or 
a portion of the lot, from the special flood hazard area, such that there is adequate room for a 
residential structure to be built entirely outside the special flood hazard area. All voting aye, 
motion carried. 
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Vice-Chair Tomac opened the Public Hearing - Morton County land use code amendments to 
enact Section 5-310 Data Centers. 

·  Planner Pierce read letters submitted from Greg Westberg, St. Anthony and Dawn 
Shepard from New Salem and both are opposed to the project.  

·  Tim Spillman, worked for MDU as an Electrical and Civil Engineer, Mr. Spillman gave 
information on Data Centers.  

·  Janel Morman, Glen Ullin feels the wind towers, solar and data centers are going to 
change the land and the way we live. 

·  Susan Beehler, Mandan City resident, has concern with electrical rates increasing and 
how it will affect the community. What does a Data Center do??  

·  Pam Geiger, Secretary/Treasurer for Mor-Gran-Sou Electric Coop, read a letter on behalf 
of Mor Gran Sou indicating that the utility is capable of providing large load service 
without compromising service quality to existing members 

·  Alex Berger has a home within ¼ mile of the proposed data center and has concerns with 
the setback. 

·  Amy Fleck City of Mandan, what is the economic opportunity, what is the startup 
revenue and is there a tax exemption. Would the City of Mandan annex the data center 
into the city? 

·  Tim Weichel thinks any data center must provide their own power.  
·  Terry Effertz of Tech ND stated construction noise standards need to be standardized in 

the land use code. Definition of data center could be legally challenged and should be 
changed to the state model ordinance. Need to change reference to roads in the road use 
agreement, not all county roads in general. Data centers often sell their spent e-waste and 
should not be required to use a specific recycler. 

·  Dennis Carlson, feel people don’t need to be educated, but to be informed. 
·  Kelly Schaff rural resident of St Anthony he is the 4th generation living on this land. He 

strongly opposes the Data Center feel the quality of life living in the country will change 
with the noise, also feel people are moving to the country and if a Data Center is located 
there, it may de-value your property as people will not want to live near a Data Center. 

·  Chad Berger, why are they putting a Data Center in low populated area.  
·  Virginia Ernst concerned about water use by the data center. The aquafer is 10ft 

underground and goes for 25 miles. Farmers will lose $100,000/year if the alfalfa crop 
doesn’t grow due to losing water from that aquafer.  

·  Holly Burch Morton County resident, where is the power coming from does the Data 
Center get the power from local coop or are they to produce their own power, she also 
raised concerns with cooling system and waste water.  

·  Kendra Wetsch St. Anthony area, concerns with pollution, noise, water and the health of 
humans and animals. 

·  Jared Ernst St Anthony, has friends near the Data Center and the Center sounds like a 
dishwasher running 24/7. 

·  Cheryl Frohlich works for BN Coal, thanking the board for the work.  
·  Doug Hille MC resident, indicated that the draft amendment to enact Section 5-310 Data 

Center of the Morton County Land Use Code is very well written,  
 
Zachmeier moved and Berger seconded to recommend we continue the public hearing on the MC 
Land Use Code amendment to enact Section 5-310 Data Centers on the next Planning & Zoning 
Meeting April 22, 2026. All voting aye, motion carried.  
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Public Comment period as required by NDCC 44-04-20.1 was opened at 9:00PM.  There was 
no public comments and comment period was closed at 9:01PM. 
 
Ell Jr. moved and Wald seconded to adjourn the meeting at 9:35pm. All voting aye, motion 
carried. 
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Preliminary  
Stormwater Management Plan   
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Stormwater Management Plan Cover Letter 

 
 
TO:  Morton County, North Dakota Planning and Zoning Department 
 
CC:  John Saiki (Morton County Highway Department Engineer),  

Natalie Pierce (Morton County Planning and Zoning Department) 
 
FROM: Vivian Rittenour (ECI, Permit Tech) 
 
DATE:  February 16, 2026 
 
SUBJECT: Preliminary Stormwater Management Plan (SWMP) Cover Letter 
 
The contents of this application submittal will be used for a Special Use Permit (SUP) through the 
Morton County, North Dakota Planning and Zoning Department for the Morton County Converter 
Station (Project), as part of the North Plains Connector Project. The package contains Maps that 
fulfill the Morton County Stormwater Design Standards Manual (Appendix A) and a Preliminary 
Stormwater Management Plan (SWMP) (Appendix B).  
 
The Morton County Stormwater Design Manual was used as guidance to write this Preliminary 
SWMP. This SWMP outlines the Project description and location, construction specifics and 
preliminary design standards for the Project.  
 
A final Stormwater Management Plan, compliant with the Morton County Design Standards 
Manual with hydraulic calculations, hydrological calculations and erosion and sedimentation 
calculations, will be developed upon final grading design.  
 
 
 
Best,  
 
Vivian Rittenour 
Electrical Consultants, Inc. (ECI) 
Permit Technician 
Vivian.Rittenour@eciusa.com 
971-724-3400 
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Preliminary Stormwater Management Plan Report 

Section 1  Project Description 
North Plains Connector LLC, as part of the North Plains Connector Project, is constructing the 
Morton County Converter Station (Project) located in Morton County, North Dakota. This Project 
is an alternating current/direct current (AC/DC) converter station that will connect to a to-be-
constructed AC/DC converter station in Rosebud County, MT, by the approximate 341-mile, 525 
kilovolt (kV) high-voltage direct current (HVDC) North Plains Connector Transmission Line. An 
Overview map is in Appendix A.  

The Project is located within an agricultural landscape on the northwest corner of 61st Street and 
County Road 135 at Lat, Long: (46.535956, -101.209086). The Project will permanently disturb 
approximately 40 acres of soil and temporarily disturb approximately 88 acres of soil. The total 
Project Area will be approximately 128 acres of soil disturbance during above and below grade 
activities. Disturbance acreages are preliminary and subject to change during final design. The 
�Fonstruction of the Project is estimated to begin in the winter of 2028 and will take 
approximately three to four years to complete.  

Section 2 Drainage Basins 
This Project is located within the Otter Creek-Heart River (101302030602) Hydrologic Unit Code 
(HUC-12) watershed boundary. The nearest receiving water is a Freshwater Emergent Wetland 
(PEM1Ch) approximately 150 feet south of the Project. The nearest receiving navigable water is 
the Heart River located approximately 3 miles northwest of the Project. A Hydrology Map is found 
in Appendix A.  

Section 3 Stormwater Design Crit eria 
Stormwater management facilities will be designed and constructed where runoff from the 2-
year, 10-year and 100-year storm peak discharge rates will not exceed the existing rates. Natural 
land features such as wetlands, ponds, natural swales and depressions will be considered. 
Existing features wil l be evaluated for use in the overall SWMP, provided the additional f lows 
will not compromise the integrity or quality of these natural features. The site will be evaluated 
for infiltration and designed to encourage natural infiltrati on. Stormwater facilities will be 
designed to minimize impervious surfaces to the extent possible. On-site stormwater ponds will 
also be evaluated and incorporated as needed to attenuate the increased runoff and encourage 
infiltration. All runoff discharge points will be designed to mitigate erosion potential through the 
use of riprap or other energy dissipation features.  
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Section 4  Stormwater Facility Design 
Stormwater Facilities will be designed in accordance with Chapter 4 of the Morton County 
Stormwater Design Standards Manual and other applicable regulations. This facility is not 
expected to have a connection to local storm sewers. Discharge from the developed facilities will 
be infiltrated and/or returned to existing flow conditions prior to leaving the Project. Where 
needed, grass lined channels will be the primary form of conveyance used. Ponds, check dams 
and other features will be used to minimize discharge velocities. The overall Stormwater 
facility’s design will be developed to ensure that down-stream features are not adversely affected 
by site development.  

The table below contains a preliminary analysis of the Stormwater facility’s 2 Year, 10 Year and 
100 Year discharge rates. These numbers confirm that the Project discharge rates post-
construction will not exceed the pre-construction discharge rates. These calculations are based on 
the preliminary project layout, rainfall amounts from NOAA and geotechnical data from borings 
obtained at the site location. Study point locations from Table 1 can be found in the Localized 
Location map in Appendix A. 

Table 1. Site Discharge Rates 

2YR Discharge Rates 

PRE-CONSTRUCTION POST-CONSTRUCTION 

Study PT-01 32.33 cfs 19.9 cfs 

Study PT-02 23.37 cfs 7.08 cfs 

Study PT-03 15.76 cfs 9.82 cfs 

Overall site combined 61.57 cfs 26.02 cfs 

10YR Discharge Rates 

PRE-CONSTRUCTION POST-CONSTRUCTION 

Study PT-01 51.69 cfs 31.82 cfs 

Study PT-02 37.25 cfs 13.84 cfs 

Study PT-03 25.2 cfs 15.67 cfs 

Overall site combined 98.38 cfs 41.59 cfs 

100YR Discharge Rates 

PRE-CONSTRUCTION POST-CONSTRUCTION 

Study PT-01 87.49 cfs 53.97 cfs 

Study PT-02 63.44 cfs 39.41 cfs 

Study PT-03 42.66 cfs 26.6 cfs 

Overall site combined 166.75 cfs 88.36 cfs 
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Section 5  Conclusion 
The preliminary design of the Project will be discussed during the SUP review. As the design 
progresses, a final Stormwater Management Plan can be prepared upon request of the County. The 
Project has every intent to adhere to all Morton County Stormwater Design Standards Manual and 
other applicable regulations. 
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1.0 INTRODUCTION 

North Plains Connector LLC (North Plains) submits this application (Application) for a Subdivision 
Approval, Zoning Map Amendment, Special Use Permit (SUP), and Variance Request to Morton 
County (County).  A completed Unified Development Application is provided in Appendix A. 

North Plains is developing a transmission line project (North Plains Connector) that includes an 
approximately 341-mile, 525-kilovolt (kV) high-voltage direct current (HVDC) transmission line 
extending between a to-be-constructed converter station in Rosebud County, Montana and a to-
be-constructed converter station in the County.  From the converter station in the County, electric 
energy will be transmitted via alternating current (AC) transmission lines to a planned substation 
in Oliver County under development by Minnesota Power as part of a separate, independent 
project, and a to-be-constructed switchyard in the County that will be owned by Basin Electric 
Power Cooperative. 

Portions of the HVDC line and the AC lines will be located in the County, but are not subject to 
the County’s zoning regulations (except for floodplain permitting requirements, as applicable).1  
As such, only the converter station site facilities (Project) are the subject of this Application. 

North Plains is a joint venture between North Plains Connector Holdings LLC, a subsidiary of Grid 
United LLC (Grid United), and Pattern NPC Transmission LLC (Pattern).  Grid United is a 
Houston, Texas-based company developing energy infrastructure to power the future.  Grid 
United is focused on the infrastructure needed to make the United States power grid more 
modern, efficient, reliable, and secure.  Grid United is the majority investor and has led Project 
development efforts, including land acquisition, survey, stakeholder relations, and permitting 
efforts.  Pattern is an energy infrastructure development and operations company with recent 
HVDC transmission construction experience.  Pattern is joining North Plains as a minority investor 
and will support Project execution and construction. 

2.0 NORTH PLAINS CONNECTOR DESCRIPTION  

The major components of the North Plains Connector include: 

�x Two AC/DC converter stations:  

�|  One AC/DC converter station is near Colstrip, Montana; and  

�|  One AC/DC converter station is in Morton County, North Dakota (the 
Project). 

�x An approximately 341-mile, 525-kV HVDC transmission line between the converter 
stations. 

�x AC transmission lines extending between each converter station and three points 
of interconnection to the grid: 

 

1 See County Land Use Code, Sec. 1-040(b). 
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�|  Two approximately 3-mile single circuit 500-kV transmission lines between 
the western converter station and an existing substation near Colstrip, 
Montana; 

�|  An approximately 22-mile double circuit 345-kV transmission line between 
the Project and a future Southwest Power Pool (SPP) switchyard in the 
County (switchyard to be owned by Basin Electric Power Cooperative); and 

�|  An approximately 52-mile double circuit 345-kV transmission line between 
the Project and a future substation in Oliver County, North Dakota, which 
is a separate project that will be developed, constructed, and owned by 
Minnesota Power. 

�x Associated permanent facilities (e.g., fiber repeater stations and permanent 
access roads), and temporary facilities (e.g., laydown yards and temporary access 
roads). 

Refer to Figure 1 in Appendix B for an illustration of the major North Plains Connector 
components. 

The North Plains Connector will provide approximately 3,000 megawatts (MW) of transfer 
capacity at 525-kV between the Eastern and Western Interconnections (also referred to as the 
eastern and western grids).  Specifically, the North Plains Connector will connect the Western 
Electricity Coordinating Council (WECC) electrical power markets on the western grid with the 
Midcontinent Independent System Operator (MISO) and SPP on the eastern grid.  Regulations 
governing the electrical grid require the North Plains Connector to sell capacity without preference 
towards a particular generation technology.  Electric utilities, cooperatives, government entities, 
corporate energy providers, or independent generators in the WECC, MISO, or SPP regional 
power systems may own transmission capacity rights or an interest in North Plains Connector, or 
both. 

Transmission infrastructure forms the backbone of the nation’s power system, ensuring that 
Americans have constant access to affordable and reliable electricity to power homes, 
businesses, and communities.  Like other forms of infrastructure, such as transportation, 
municipal water/wastewater, and communications, the electrical grid needs significant investment 
in maintenance upgrades and modernization to meet rapidly changing market demands. 

The purpose of the North Plains Connector is to bridge the interregional gap between the Western 
Interconnection and SPP and MISO in the Eastern Interconnection.  The North Plains Connector, 
which includes a high-capacity, bidirectional HVDC line, is intended to: 

�x improve reliability and efficiency for both Interconnections by increasing transfer 
capacity and access to additional generation between markets; 

�x improve resiliency through the ability to tap regional dispatchable and inverter-
based generation, and to provide dynamic voltage and frequency support services 
to help maintain operational flexibility; and 

�x mitigate weather-driven system outages by providing a path to quickly and 
efficiently shift power to where it is needed most. 
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3.0 PROJECT DESCRIPTION 

3.1 PROPOSED LOCATION 

In coordination with landowners, agencies, and other stakeholders, North Plains has identified a 
proposed location for the Project, which is depicted on Figure 2 (Preliminary Site Plan) in 
Appendix B.  North Plains has secured an option to purchase the parcel on which the Project 
would be located, and a copy of the Memorandum of Amendment of Grant of Option to Purchase 
is provided in Appendix C.  The legal description of the parcel to be acquired is as follows: the 
North 1905.50 feet of the Southwest Quarter of Section 2, Township 135 North, Range 84 West, 
Morton County, North Dakota. 

3.2 FACILITIES 

The Project will connect the HVDC transmission line to the two AC transmission line segments in 
the County.  The converter station will be located where the DC and AC transmission line 
segments connect in order to convert from DC to AC and vice versa.  The converter station will 
regulate voltages, employ control and protection systems, and incorporate various subsystems 
required for operation.  The converter station will include AC areas, transformer areas, valve halls, 
service enclosure, valve cooling groups, DC areas, a storage facility, and a generator (see 
Figure 3 in Appendix B).  The Project will also include permanent material storage areas for the 
HVDC transmission line components associated with the North Plains Connector (see Figures 2 
and 3 in Appendix B). 

The sections below cover each of the converter station’s facilities, including applicable building 
and structure heights.  Additional equipment is also located throughout the converter station, 
including lightning masts (for lightning protection) as well as bus work to facilitate electrical 
interconnections between different areas.  Lightning mast heights are contingent on final 
engineering but will reach approximately 80 to 120 feet above ground and number between 20 to 
30 total spread out across the different energized areas.  Note that some masts will be standalone 
structures while other installations will be attached to equipment within the converter station. 

As discussed in the following sections, the converter station includes fire protection measures 
within each section of the facility.  Ground cover within the fenced area of the converter station 
will consist primarily of crushed rock approximately 6-inches deep.  Concrete and/or asphalt 
roadways will also be present within the station, but no ground will be exposed within the converter 
station fence and no vegetation will be present.  The gravel cover will extend approximately 3 feet 
beyond the fence line. 

The converter station will use specialized lighting techniques to reduce light pollution.  It will have 
shielded and downward-facing lights focused on areas necessary for safety, security and 
operations, while helping to maintain visibility of the natural night sky. 

3.2.1 AC Switchyard 

The AC switchyard will be configured to support six AC interconnections, four import/export 
transmission lines and two tie lines from the adjacent converter station.  The switchyard will 
consist of circuit breakers, disconnect switches, and measurement equipment.  The high voltage 
equipment will be interconnected with bus work.  The control enclosure will be approximately 60 
feet long by 15.5 feet wide by 10 feet tall and constructed of steel including steel siding and roof.  
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The six AC gantries will facilitate the transition of the AC transmission lines to the switchyard and 
will be approximately 75 feet tall.  The perimeter of the switchyard will be fenced, and a 6-inch 
layer of crushed rock surfacing material will be installed in the interior of the switchyard and extend 
approximately 3 feet outside the perimeter fence.  The AC switchyard will be similar in design and 
appearance to an AC substation. 

3.2.2 AC Area  

The AC area consists of various bus work, breakers, disconnect and ground switches, arresters, 
filtering equipment, measurement devices, conduits, trenches, panels, electrical cabinets, and 
other main circuit equipment that is commonly found in typical AC substations, with some 
additional devices specialized for HVDC applications.  The AC area is divided into two parts, one 
associated with the DC positive pole, and the other for the DC negative pole. 

The AC area includes two gantries, which facilitate the transition of the AC transmission line to 
the station.  These structures are approximately 80 feet tall. 

3.2.3 Transformer Area  

The transformer area contains the converter transformers and associated bus work.  These 
transformers are very similar to conventional AC power transformers but specialized for HVDC 
systems.  They consist of a main tank, conservator, tap-changers, bushings, arresters, and 
cooling fans.  There will be six in-service transformers and one spare unit. 

The transformers are oil filled and each unit has a dedicated oil containment system.  Firewalls 
will be located on either side of the units.  The firewalls are designed to prevent the spread of fire 
in the unlikely event that a fire occurs.  The firewalls are approximately 48 feet wide and 31 feet 
tall and extend only slightly beyond the main transformer tank as required by fire codes 
(approximately one foot taller and two feet wider); as a result, the firewalls are not much larger 
than the transformer body.  They will be located in a straight line, uniformly with the transformer 
units.  The spare transformer unit is the exception and will be located elsewhere in the immediate 
vicinity of the transformer area and will not require firewalls because it is not energized.  The 
firewalls also help to abate the sound generated by the transformers and their cooling fans.  In 
addition to installing firewalls, the converter transformers will be located beyond the 50-foot 
minimum setback required by applicable national electrical and fire codes for surrounding facilities 
(valve halls) and structures, further reducing fire propagation risk. 

The AC bus work associated with the transformers will be the tallest equipment in the area, except 
for the lightning masts.  The bus work is approximately 55 feet tall. 

3.2.4 Valve Hall 

The valve hall is a large, engineered enclosure that contains the solid-state power electronic 
devices responsible for the conversion of AC to DC, or vice versa.  The valve hall also houses 
additional main circuit equipment, such as AC/DC wall bushings, capacitors, reactors, 
measurement devices, arresters, and the valve cooling circuits.  The valve hall also includes 
HVAC, small power and lighting, fire alarms, and similar subsystems.  

Two valve halls are required, one for the positive pole and the other for the negative pole.  The 
valve halls may be physically separated or adjoined, depending on final engineering.  Each valve 
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hall will be designed as a stand-alone structure regardless of whether the two are physically 
adjoined.  If the valve halls are adjoined, or if either adjoins another building, the structures shall 
be separated by a firewall in between.  Each valve hall will feature little to no oil-filled equipment, 
with the majority of equipment considered dry-type with no combustible or flammable liquids.  Fire 
and smoke detection systems are also incorporated into the converter station’s control and 
protection (C&P) system to ensure alarms and shutdowns are executed should they be 
necessary. 

Each valve hall is up to 140 feet long and 206 feet wide, with an overall height of up to 100 feet.  
The valve halls will be painted to blend the structures into the natural landscape and backgrounds. 

3.2.5 Service Enclosure 

The service enclosure, also referred to as a control enclosure, contains the C&P equipment 
responsible for operation of the converter station.  It also includes communications equipment, 
cyber security devices, fiber optic cables, computer servers, and similar communications-based 
equipment.  To support these systems, the enclosure includes auxiliary power distribution, 
batteries, uninterruptible power supply (UPS), and small power infrastructure.  A portion of the 
valve cooling system, such as pumps, pump skids, and piping is also within the enclosure.  
Additional equipment may include medium voltage switchgear, cabling, cable trays, alarms, 
security and related items.  

Two service enclosures are required, one for each valve hall, and are located immediately 
adjacent to the associated valve hall, typically adjoining their walls.  These enclosures are often 
located immediately across from each other along the interior facing walls of the valve halls.  As 
a result, these enclosures are not easily visible from outside the converter station as they are 
blocked by the valve halls.  The service enclosures utilize fire alarms and suppression systems in 
keeping with industry best practices for the various equipment areas within the enclosures. 

Each service enclosure will have a single and a two-story section, with the lower single-story 
section at a height of up to 16 feet.  The larger, two-story section will be up to 80 feet long by 
51 feet wide and up to 37 feet tall at the top of the sloped roof. 

3.2.6 Valve Cooling 

The valve cooling group consists of pumps, pump skids, C&P systems, piping, and dry-type heat 
exchangers, and utilizes a glycol de-ionized water mix within a containment area.  There are two 
valve cooling groups, one for each valve hall.  They are typically placed towards the inside of the 
station to minimize sound propagation from the cooling fans.  The valve cooling towers, consisting 
of steel assembly with piping and cooling fans, are typically up to 10 to 15 feet in height. 

3.2.7 DC Area 

The DC area consists of various bus work, disconnect and ground switches, arresters, filtering 
equipment, measurement devices, conduits, trenches, panels, electrical cabinets, and other 
devices that are commonly found in typical AC substations, but specialized for use in HVDC.  The 
DC area is divided into two parts, one each for the positive and negative poles.  A DC line entry 
will also be a part of this area that facilitates connection of the incoming DC transmission line with 
the converter station.  
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3.2.8 Storage Facility 

The storage facility is a basic enclosed space used for storing materials that do not require 
conditioned, room temperature storage.  One storage facility is required for the converter station 
and will be located inside the converter station’s fence line.  The approximate size of the storage 
building is up to 155 feet long by 51 feet wide, and up to 31 feet tall (at the top of the sloped roof). 
A portion of the enclosure may be open, with an overhead roof to serve as a covered area for 
equipment staging. 

3.2.9 Operations Facility 

The operations facility is a manned area where operators are located and tasked with the day-to-
day operations of the Project.  The facility contains C&P equipment, office related items, water 
and septic systems, and other components typically needed for an occupied facility.  The size of 
the operations facility is contingent on the final design, but the facility is anticipated to be a 
maximum of 25 feet tall (at the top of the sloped roof).  A parking area will be located adjacent to 
the operations facility and will comply with the applicable minimum parking requirements of 
Section 4-010 of the Land Use Code for industrial uses. 

3.2.10 Generator  

A single, backup diesel generator is utilized for emergency purposes.  It serves as the third source 
of auxiliary power for the station and will primarily be used during emergency outage restoration 
scenarios where the converter station can “restart”, or re-energize, the connected AC network.  
Anticipated sizing of the generator will be under 2,000 kilovolt-amperes (kVA). 

3.2.11 Material Storage Area  

Once the Project construction nears completion, a portion of the temporary laydown area will be 
converted into a permanent outdoor storage area for materials.  The area will be fenced and will 
have restricted access.  Storage materials will consist of components associated with the 
transmission lines (e.g., poles, wires, insulators, etc.).  

3.2.12 Other Components 

3.2.12.1 Permanent Access Roads and Driveways 

The Project will require up to three access points off County Road 135.  It is anticipated that two 
of the access points will connect to a U-shaped permanent access road, with one access point 
as the entrance to and the other as the exit from the converter station.  The third access point will 
connect to a permanent access road to the material storage area.  The access roads will be up 
to 30 feet-wide, with an additional 25 feet of temporary workspace that will be restored following 
completion of construction.  Culverts or other drainage methods will be installed or upgraded as 
needed in accordance with applicable requirements. 

On October 30, 2025, North Plains met with John Saiki, County Engineer, to review the 
preliminary site plan and proposed access points.  No concerns were noted.  North Plains will 
obtain approach permits prior to construction and will construct the approaches in compliance 
with applicable permit requirements. 
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3.2.12.2 Temporary Facilities 

Other temporary workspaces for the Project may include:  laydown areas for large equipment, 
equipment staging, and delivered material offtake during Project construction.  These temporarily 
affected areas will also be restored to pre-construction conditions, to the extent possible, after 
construction has been completed. 

Temporary construction power and water may be needed during the construction and installation 
phase.  These facilities will either be incorporated into the permanent Project design, or removed 
following construction.  Any temporarily affected areas will be restored to pre-construction 
conditions.  All power and water facilities will be installed, modified, and removed per local utility 
regulations and codes. 

Potable water, septic, and fiber internet may be needed to support construction personnel located 
onsite during construction and installation phases. 

3.3 CONSTRUCTION 

Construction of the North Plains Connector will take approximately three to four years and will 
employ approximately 800 construction workers at its peak.  North Plains will implement safety 
precautions during converter station construction, including setting up barriers between energized 
facilities and the active workspace, restricting untrained personnel from entering the Project site, 
and meeting equipment clearance requirements. 

North Plains will begin construction of the converter stations by surveying and staking the site.  
North Plains will conduct soil borings at the approximate location of infrastructure and equipment 
and obtain soil resistivity measurements to confirm site characteristics.  Next, North Plains will 
perform site preparation work, including vegetation clearing and soil grading, to establish a clear 
and flat working surface.  North Plains will also construct permanent access roads. 

North Plains will compact the area for the structure foundation to the densities required for 
foundations to support facilities and structures.  North Plains plans to use three types of 
foundations, as described below: 

�x Spread footings are placed by excavating the foundation area; placing forms, 
reinforced steel, and anchor bolts; and pouring concrete into the forms.  After the 
foundation has been poured, the forms are removed, and the surface of the 
foundation is finished. 

�x Drilled pier foundations are placed in a hole made by a track- or truck-mounted 
auger.  Reinforced steel and anchor bolts are placed into the hole using a track- 
or truck-mounted crane.  The portion of the foundation above ground is formed.  
The portion below ground uses the undisturbed earth of the augured hole or a 
prefabricated cylinder as the form.  After the concrete foundation has been poured, 
the form is removed, the excavation is backfilled, and the surface of the foundation 
is finished.   

�x Slab-on-grade construction is like spread footing construction, except that a spread 
footing is a circular, square, or rectangular slab that is provided to support an 
individual column.  Many spread footings may be needed to support a single large 
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structure or building.  A slab-on-grade foundation is a concrete slab that is poured 
at ground level and is used as the foundation of the entire building.  Slab-on-grade 
foundations are typically used for smaller structures and prefabricated buildings. 

Concurrent with or following foundation installation, North Plains will install oil containment 
structures, as required, such that all oil from transformers, reactors, and other oil-containing 
equipment is properly contained, stored and accessible for proper disposal.  Then, North Plains 
will install underground electrical raceways and copper ground grid, followed by steel structures 
and area lighting.  North Plains will then erect the converter valve hall and ancillary buildings along 
with various high-voltage apparatus typical of a converter station.  The installation of high-voltage 
transformers will require special, high-capacity cranes and specially trained crews for the 
unloading, setting into place, and final assembly of the transformers.  Where necessary, North 
Plains will place a final 6-inch-deep crushed rock surface on the ground to create a stable, all-
weather working surface with high resistivity.  The remaining surface areas will consist of internal 
access roads along with paved areas for equipment access and maintenance. 

Fill materials that may be used to construct and maintain the converter stations may include 
aggregate materials such as gravel, sand, and clay.  North Plains plans to purchase these 
materials as needed from local sources.  Fill materials will not contain unsuitable material (e.g. 
trash, debris, asphalt).  Topsoil will not be used as fill. 

North Plains will install a security fence to separately enclose the converter station and the 
permanent storage area.  North Plains will install locked gates at appropriate locations along the 
security fence for authorized access.  Any areas outside the fence used only during construction 
for temporary staging and material storage will be restored following construction. 

After North Plains has installed the equipment, North Plains will test the converter station system 
and related subsystems.  North Plains will then complete electrical energization of the facility.  
North Plains will time the energization of the facility to take place with the completion of 
construction of the transmission lines and other related facilities.  After construction is completed, 
North Plains will remove and dispose of debris and unused materials from the site and will restore 
disturbed areas within the temporary workspace. 

3.4 PROJECT OPERATIONS AND MAINTENANCE 

In general, the facilities will be operated remotely from a central operations facility, though the 
converter station can be operated locally if necessary.  Operations personnel may include two to 
four control center operators, as well as technicians and engineers for local maintenance 
requirements. 

North Plains will conduct routine and preventative maintenance activities to identify and repair 
any deficiencies recorded during routine monitoring and inspections.  Routine and preventative 
maintenance activities can typically be performed in a short timeframe and are solely focused 
within the converter station.  Routine maintenance activities also include annual maintenance 
plans, as prescribed by the original equipment manufacturers, industry best practices, and 
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established operations and maintenance plans.  Examples of routine maintenance activities that 
will occur during the life of the Project are listed below: 

�x Main Circuit Equipment Inspection & Replacement: This work includes both 
energized and de-energized activities to maintain the functionality of all critical 
equipment. 

�x Control and Protection System Updates: This maintenance activity involves 
updates and patches to the C&P system to maintain up-to-date software. 

�x Backup Diesel Generator Inspection: This inspection includes intermittently 
operating the diesel generator that serves emergency backup purposes.  Fluids, 
measurements, and other items are checked to ensure the unit is available during 
emergency scenarios. 

�x Oil Sampling: Routine oil samples are drawn from all oil-filled equipment.  These 
samples are sent to labs to evaluate the oil, providing information on the health of 
the equipment. 

�x Annual Outage: This inspection includes de-energizing approximately half the 
station for annual maintenance activities.  This includes replacement of any failed 
power electronic units within the valve hall, testing and verification of various 
subsystems, and software-based updates. 

All operations and maintenance activities will either be conducted from the remote operations 
facility, or within the fenced, secure area of the converter station.  

3.5 PROJECT TIMELINE 

North Plains anticipates that civil construction (i.e., roads, gravel pads and potentially aggregate 
stockpiling) could begin as early as the Fourth Quarter of 2028, provided that all pre-construction 
permits and approvals have been obtained.  The anticipated North Plains Connector schedule is 
as follows: 

�x Land Acquisition.  North Plains has an option to purchase the Project parcel.  For 
the remainder of the North Plains Connector, North Plains has acquired option 
agreements for 100 percent of privately owned land in Morton County, and 99 
percent of privately owned land in the remainder of North Dakota. 

�x Local Zoning Permits.   North Plains is filing this Application in March 2026.  North 
Plains anticipates that, if approved, the requested approvals will be issued in the 
Second Quarter of 2026.  North Plains has obtained permits from all other North 
Dakota local zoning authorities crossed by the North Plains Connector. 

�x PSC Permitting.   North Plains filed an application for a Certificate of Corridor 
Compatibility and Route Permit with the PSC on February 20, 2026, and 
anticipates that, if approved, the Certificate and Route Permit will be issued by the 
PSC in the Fourth Quarter of 2026. 



North Plains Connector Project 
Application for a Subdivision Approval, Zoning Map Amendment, Special Use Permit, and Variance 

March 2026 
 

10 

�x Montana State Permitting.  North Plains filed an application for a Certificate of 
Compliance with the Montana Department of Environmental Quality per the Major 
Facility Siting Act for the Montana portion of the North Plains Connector in 
September of 2024.  North Plains anticipates that process will be completed by the 
Fourth Quarter of 2026. 

�x Federal National Environmental Policy Act ( NEPA) Process.   The Department 
of Energy issued a Notice of Intent to prepare an Environmental Impact Statement 
on October 25, 2024, and the Draft Environmental Impact Statement was 
published on January 9, 2026.  North Plains anticipates publication of the Final 
Environmental Impact Statement in the Fourth Quarter of 2026. 

�x Other Permits.  North Plains  will acquire all other permits necessary for 
construction of the North Plains Connector, including the Project, prior to 
conducting the work for which the permit is required. 

�x Construction.  Project construction is anticipated to begin as early as 2028 and 
be completed in 2032. 

�x Commercial Operations.  North Plains  anticipates full commercial operation to 
occur no later than the end of 2032. 

3.6 PROJECT PUBLIC ENGAGEMENT  

Since 2022, North Plains has been coordinating with landowners, local officials, and federal, state, 
and local agencies regarding the North Plains Connector.  In the County, North Plains has 
provided regular updates to the Board of County Commissioners and engaged with the County 
Engineer, Weed Board officials, the Planning and Zoning Administrator, the State’s Attorney, and 
others regarding the Project.  Additionally, North Plains held public open houses and landowner 
dinners in the counties crossed by the North Plains Connector, and that outreach in North Dakota 
is listed in Table 1 below. 

TABLE 1 
North Dakota Public Engagement Events  

Date Event  Location  

April 25, 2022 Golden Valley/Slope County Landowner Open House Dickinson 

April 25, 2022 Hettinger/Grant Landowner Open House Mott 

April 26, 2022 Oliver/Morton County Landowner Open House St. Anthony 

October 26, 2022 Golden Valley/Slope County Landowner Open House Amidon 

October 27, 2022 Hettinger/Grant County Landowner Open House Mott 

October 27, 2022 Oliver/Morton County Landowner Open House Mandan 

April 15, 2024 Oliver/Morton County Landowner Dinner Mandan 

April 16, 2024 Oliver/Morton County Public Information Breakfast New Salem 

April 16, 2024 Hettinger County Landowner Dinner Regent 

April 17, 2024 Hettinger County Public Information Breakfast Mott 
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TABLE 1 
North Dakota Public Engagement Events  

Date Event  Location  

April 17, 2024 Slope/Golden Valley County Landowner Dinner Amidon 

April 18, 2024 Slope/Golden Valley County Public Information Breakfast Amidon 

April 18, 2024 Grant County Landowner Dinner Carson 

April 19, 2024 Grant County Public Information Breakfast Elgin 

September 25, 2024 Golden Valley/Slope/Hettinger County Open House Dickinson 

September 26, 2024 Morton/Grant County Open House New Salem 

September 26, 2024 Oliver/Grant County Open House Mandan 

October 20, 2025 Landowner Dinner Mandan 

October 21, 2025 Public Information Breakfast New Salem 

October 21, 2025 Landowner Grab & Go Meal/Dinner Flasher 

October 22, 2025 Public Information Breakfast Elgin 

October 22, 2025 Landowner Grab & Go Meal/Dinner Regent 

October 23, 2025 Public Information Breakfast Mott 

October 23, 2025 Landowner Grab & Go Meal/Dinner Amidon 

October 24, 2025 Public Information Breakfast Amidon 
 
3.7 NORTH PLAINS CONNECTOR PERMITTING REQUIREMENTS 

In addition to complying with the County’s zoning requirements, North Plains must obtain a 
Certificate of Corridor Compatibility and a Route Permit from the PSC.  Thus, in addition to 
complying with the County’s requirements, the Project will also comply with the PSC’s 
requirements, which are set forth in NDCC Ch. 49-22 and NDAC Section 69-06-08-02.   

Additionally, North Plains must obtain a number of other permits and approvals for the North 
Plains Connector.  Table 2 provides a list of other permits and approvals that may be required. 

TABLE 2  
Permits and Approvals  

Entity Permit/Approval Submittal 
(Anticipated)  

Receipt 
(Anticipated)  

FEDERAL 

U.S. Department of 
Energy (Lead Federal 
Agency) 

National Environmental 
Policy Act (NEPA) Review 

August 2024 (September 2026) 

Bureau of Land 
Management  

Right-of-Way Grant and 
Short-Term Right-of-Way 
under the Federal Land 
Policy and Management Act 

September 2024 (October 2026) 
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TABLE 2  
Permits and Approvals  

Entity Permit/Approval Submittal 
(Anticipated)  

Receipt 
(Anticipated)  

U.S. Department of 
Agriculture – 
Agricultural Research 
Service 

Revocable Right-of-Way 
Permit 

September 2024 (October 2026) 

U.S. Forest Service Special Use Permit September 2024 (December 2026) 

Applicant-Prepared 
Biological Evaluation  

(April 2026) (August 2026) 

U.S. Fish and Wildlife 
Service 

Endangered Species Act 
Consultation - Applicant-
Prepared Biological 
Assessment/USFWS Issues 
Biological Opinion 

March 2026 (August 2026) 

Non-Purposeful Take Permit 
for Bald/Golden Eagles 

(December 2026) (June 2027) 

U.S. Army Corps of 
Engineers – Omaha 
District 

Section 404 Permit (May 2026) (October 2026) 

Federal Lead Agency, 
Federal and State 
Land-Managing 
Agencies, State Historic 
Preservation Offices, 
Tribal Historic 
Preservation Offices, 
and Consulting Parties 

Section 106 of the National 
Historic Preservation Act 
Consultation 

February 2025 (September 2026) 

Federal Lead Agency, 
Tribal Governments 

Government-to- 
Government Consultation 

February 2025 (September 2026) 

Federal Aviation 
Administration 

Notice of Construction or 
Alteration 

(at least 45 days 
prior to construction) 

N/A 

STATE 

Montana  

Montana Department of 
Environmental Quality 

Major Facility Siting Act-
Certificate of Compliance 

September 2024 (September 2026) 

Water Quality Certification 
under Section 401 of the 
Clean Water Act (associated 
with Section 404 Permit) 

(May 2026) (September 2026) 
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TABLE 2  
Permits and Approvals  

Entity Permit/Approval Submittal 
(Anticipated)  

Receipt 
(Anticipated)  

Short-Term Water Quality 
Standard for Turbidity 
Related to Construction 
Activity (318) 

(May 2026) (September 2026) 

General Permit for Storm 
Water Discharges 
Associated with 
Construction Activity 
(MTR100000) 

(June 2027) (November 2027) 

Construction Dewatering 
General Permit 
(MTG070000) 

(June 2027) (November 2027) 

Montana Sage Grouse 
Habitat Conservation 
Program, Montana 
Sage Grouse Oversight 
team 

Sage Grouse Avoidance 
and Mitigation Plan 

(June 2026) (July 2026) 

Montana Department of 
Natural Resources and 
Conservation (DNRC), 
State Board of Land 
Commissioners 

Right-of-way grant or 
easement for DNRC State 
Trust Land crossings 

September 2024 (August 2026) 

Montana Land-Use License 
or Easement on Navigable 
Waters 

(May 2026) (October 2026) 

Natural Streambed and 
Land Preservation Act 
(310 Law) 

(May 2026) (September 2026) 

Montana State Historic 
Preservation Office 

Section 106 of NHPA 
Consultation 

February 2025 (September 2026) 

Montana Department of 
Transportation (MDOT) 

Utility Occupancy, Driveway, 
Oversize/Overweight 
Permits 

(November 2026) (July 2027) 

North Dakota  

North Dakota Public 
Service Commission 

Certificate of Corridor 
Compatibility and 
Transmission Facility Route 
Permit  

February 2026 (December 2026) 

North Dakota 
Department of Trust 
Lands (NDDTL) 

Right-of-way easement for 
crossing NDDTL lands 

April 2022 (December 2026) 
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TABLE 2  
Permits and Approvals  

Entity Permit/Approval Submittal 
(Anticipated)  

Receipt 
(Anticipated)  

North Dakota 
Department of Water 
Resources 

Sovereign Lands Permit (April 2026) (July 2026) 

North Dakota 
Department of 
Environmental Quality 

Water Quality Certification 
under Section 401 of the 
Clean Water Act (associated 
with Section 404 Permit) 

(May 2026) (September 2026) 

Authorization to Discharge 
under the North Dakota 
Pollutant Discharge 
Elimination System 
(NDR11-0000) 

(June 2027) (November 2027) 

Temporary Discharge 
Permit 

(June 2027) (November 2027) 

State Historical Society 
of North Dakota 

Section 106 of NHPA 
Consultation 

February 2025 (September 2026) 

North Dakota 
Department of 
Transportation 
(NDDOT) 

Utility Occupancy, Driveway, 
Oversize/Overweight 
Permits 

(November 2026) (July 2027) 

LOCAL  

Montana  

County Road 
Authorities 

Utility, Driveway, 
Oversize/Overweight 
Permits 

(March 2027) (July 2027) 

County Weed Boards Weed Plan Approvals (March 2026) (May 2026) 

County/Local Soil 
Conservation Districts 

Floodplain Development 
Permits 

(February 2027) (April 2028) 

City of Colstrip Utility Service Application (March 2028) (August 2028) 

North Dakota  

County Road 
Authorities 

Utility, Driveway, 
Oversize/Overweight 
Permits 

(March 2027) (July 2027) 

County Weed Boards Weed Plan Approvals August 2023-
May 2024 

September 2023-
(March 2026) 

County/Local Soil 
Conservation Districts 

Floodplain Development 
Permits 

(March 2027) (May 2027) 
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TABLE 2  
Permits and Approvals  

Entity Permit/Approval Submittal 
(Anticipated)  

Receipt 
(Anticipated)  

Golden Valley, Slope, 
Hettinger, Grant, 
Morton, and Oliver 
Counties and Havelock 
Township 

Conditional or Special Use 
Permits 

October 2024-
March 2026 

November 2024-
(April 2026) 

Western Plains Public 
Health 

Onsite Sewage Treatment 
System Permit 

(March 2028) (August 2028) 

 
4.0 SUBDIVISION APPROVAL REQUEST 

North Plains has an option to purchase the parcel on which the Project will be located, which is a 
portion of a larger parcel.  To facilitate the purchase and allow recording of the deed, North Plains 
requests approval to subdivide the larger parcel into two parcels.  As set forth in Section 5.0 of 
this Application, North Plains is requesting that the zoning of the newly-created parcel that will 
host the Project (Lot 1) be changed from Agricultural to Industrial.  The other newly-created parcel 
(Lot 2) will remain zoned Agricultural. 

North Plains completed the applicable consultations required by Section 10-020(b)(1)-(4).  Copies 
of documentation related to those consultations are provided in Appendix E.  Per Section 
10-020(b)(5), a completed Uniform Development Application is provided in Appendix A, and the 
requirements of subsections (A)-(E) have been satisfied, as set forth below: 

(a) the filing fee of $400 accompanies this Application; 

(b) a digital copy of the preliminary plat in PDF format is provided that meets the technical 
specifications of Section 7-040(a) of the Land Use Code is provided in Appendix D; 

�x North Plains submitted an official request to Missouri West Water System for a 
hydraulic study to be completed for the Project to determine water system availability 
and the study indicated probable ability of the rural water system to provide service 
(see Appendix E, Part 1); 

�x North Plains coordinated with Western Plains Public Health regarding the potential 
use of a septic system on the site, and commits to completing a soil analysis to 
demonstrate the suitability of soils for a septic system prior to submittal of the 
building permit application for the Project, if such an analysis is recommended by 
Western Plains Public Health (see Appendix E, Part 2); and 

�x North Plains has prepared a preliminary grading plan for the Project (Figure 2 in 
Appendix B). 
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North Plains also consulted with the U.S. Postal Service regarding future mail delivery (see 
Appendix E, Part 3) and Mor Gran Sou Cooperative regarding future electric service (see 
Appendix E, Part 4). 

The preliminary plat is consistent with the approval criteria set forth in Section 10-020(a). North 
Plains has also prepared a preliminary stormwater management plan (see Appendix F).  
Following tentative approval of the preliminary plat, North Plains will submit the final plat, as 
required by Section 10-020(d). 

5.0 ZONING MAP AMENDMENT REQUEST 

As discussed further in Section 6.0 of this Application, the Project is considered an energy 
conversion facility, and an energy conversion facility is authorized as a special use in the Industrial 
District.  See Section 2-200 Use Table.  The proposed Project site is currently zoned Agricultural.  
Therefore, in accordance with Section 10-080 of the Land Use Code, North Plains requests a 
zoning map amendment to change the zoning of the parcel on which the Project will be located 
from Agricultural to Industrial.  Per Sections 10-080(c)(1)(A) and 10-100, the filing fee of $200 
accompanies this Application. Per Section 10-080(c)(1)(B), a preliminary plat showing the area 
subject to the zoning change request is provided in Appendix D.  Specifically, the zoning change 
request is for Lot 1, which is the North 1905.50 feet of the Southwest Quarter of Section 2, 
Township 135 North, Range 84 West, Morton County, North Dakota. 

As set forth below, the zoning change request complies with the requirements of Section 
10-080(a)(1)-(3): 

(1) the proposed zoning change will follow property boundaries that will be created through 
the accompanying subdivision approval request;  

(2) the proposed zoning change is consistent with the goals and objectives of the Morton 
County Comprehensive Plan (see discussion in Section 6.2.1 of this Application); and 

(3) the proposed zoning change furthers the intent of the Future Land Use Plan, where 
applicable. 

6.0 SPECIAL USE PERMIT REQUEST 

Per the Use Table in Section 2-200 of the Land Use Code, an energy conversion facility is 
authorized as a special use in the Industrial District.  Per discussions with the Director of Planning 
& Zoning, the Project is considered an energy conversion facility because it converts electric 
energy from AC to DC and vice versa.  As discussed in Section 5.0 of this Application, North 
Plains is requesting that the zoning for the Project parcel (Lot 1) be changed from Agricultural to 
Industrial.  Upon granting of the zoning change request, North Plains requests issuance of a SUP 
for the Project pursuant to Section 10-040 of the County’s Land Use Code.  Per Section 10-100(e), 
a fee of $1,000 is provided with this Application, with the remainder of the SUP filing fee due prior 
to issuance of a building permit for the Project. 

6.1 DEVELOPMENT STANDARDS  

Except for the variance requested in Section 7.0 of this Application, the Project complies or will 
comply with the applicable development standards in the County’s Land Use Code, including 
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those in Sections 2-210 (Dimensional and Setback Requirements), 4-010 (Automobile Parking), 
4-030 (Transportation Access Management), 4-040 (Sanitary Sewer Systems), and 5-085 
(Energy Conversion Facility).  Additionally, as discussed further in Section 4.0 of this Application, 
a preliminary stormwater management plan that complies with the applicable requirements of 
Article 8 of the Land Use Code is provided in Appendix F. The Project is not located within and 
will not impact a Federal Emergency Management Agency (FEMA) designated 100-year 
floodplain. 

Road setbacks are measured from the center of the roadway. All structures are outside of section 
line rights-of-way. Applicable setbacks are shown on Figure 2 (Preliminary Site Plan) in 
Appendix B and in Appendix D (Preliminary Plat).  The closest residence to the proposed Project 
site is approximately 0.59 miles away. 

6.2 SUP CRITERIA 

As discussed below, the Project complies with the SUP criteria set forth in Section 10-040(b) of 
the Land Use Code. 

6.2.1 The proposed use is in harmony with the County’s Comprehensive Plan. 

The Project is in harmony with the County’s Comprehensive Plan.  The Project is compatible with 
existing land uses and sited to avoid or minimize potential impacts to environmental features, 
including water resources.  As discussed further below, the Project will not increase potential 
hazards to public health or safety, and North Plains has developed a Weed Management Plan 
and draft road use agreement for the Project.  Additionally, the Project supports the County’s goal 
of economic diversification and growth. 

6.2.2 The proposed use will not adversely affect the health and safety of the public and 
the workers and residents, or farming in the area, and will not be detrimental to the 
use or development of adjacent properties or of the general neighborhood. 

The Project will not adversely affect the public health or safety.  As discussed throughout this 
Application, the Project is seeking a variance from or will comply with applicable PSC and County 
setbacks and other siting requirements.  In addition, North Plains has sited the Project to avoid or 
minimize potential impacts to existing land use, infrastructure, and environmental resources.  
North Plains will also obtain all local, state, and federal permits required for the Project. 

North Plains is coordinating with the County regarding a road use and maintenance agreement, 
which will outline specific road use and restoration requirements associated with the North Plains 
Connector construction, including the Project.  A draft of the road use agreement is provided in 
Appendix G. Once construction of the North Plains Connector is complete, related traffic will be 
minimal, as ongoing maintenance activities are generally handled via pickup trucks. 

North Plains has also developed a noxious weed management and control plan, which outlines 
methods North Plains will use to prevent and control the spread of noxious weeds during 
construction.  The plan was reviewed and approved by the County Weed Board.  Based on 
feedback from state and federal agencies, the plan was then revised subsequent to approval.  
Copies of the updated plan (which incorporates the state/federal agencies’ feedback) and the 
initial Weed Board approval are provided in Appendix H. 
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Prior to beginning Project construction, North Plains will develop an emergency management plan 
in coordination with the County’s Emergency Management Department and other stakeholders.  
The plan will outline measures to prevent, prepare for, and respond in the unlikely event of an 
emergency. 

The Project will not be detrimental to the use or development of adjacent properties or of the 
general neighborhood.  North Plains has coordinated with landowners, existing infrastructure 
owners, and other stakeholders regarding site selection, and will comply with One-Call 
requirements to identify existing utility infrastructure prior to and during construction.  The Project 
is compatible with existing land uses, and North Plains is compensating landowners for the land 
rights granted to North Plains for the Project. 

6.2.3 The proposed use will comply with all appropriate regulations for the district in 
which it will be located. 

As discussed in Section 6.1.1 of this Application, the Project is an energy conversion facility, 
which is authorized as a special use in the Industrial District.  Additionally, the Project is seeking 
a variance from or will meet all of the applicable Land Use Code requirements. 

6.2.4 The proposed use will comply with any special regulations established by Article 5 
(Specific Use Standards). 

As discussed in Section 6.0 of this Application, the Project complies with the applicable 
requirements of Section 5-085 of the Land Use Code. 

6.3 SUP TERM REQUEST 

Section 10-040(d)(1) of the County Land Use Code provides that a SUP must be put into use 
within twenty-four (24) months, unless an alternate interval of time is explicitly designated by the 
Board of County Commissioners as being appropriate for the requested use.  Section 
10-040(d)(2) further provides that when a special use has been established and is discontinued 
for any reason for a period of two years or longer, the special use permitted shall be considered 
abandoned and no longer in effect.  For reasons discussed further below, North Plains requests 
the Board of County Commissioners approve the following term for the SUP issued for the Project 
in lieu of Sections 10-040(d)(1) and 10-040(d)(2): 

Project construction must begin within five years of issuance of the SUP or the 
SUP is void without further action of the Board of County Commissioners, subject 
to the Zoning Administrator’s ability to grant extensions of two (2) months for good 
cause shown in writing.  “Construction” means clearing of land (including 
vegetation and/or tree clearing), excavation or other action affecting the land, but 
does not include activities related to preliminary engineering or environmental 
studies. 

As discussed above, this Project is part of the larger North Plains Connector, which must obtain 
multiple approvals at the federal, state, and local levels before North Plains can begin construction 
of the Project.  As discussed in Section 3.7 of this Application, one of the required approvals is 
from the PSC.  A PSC route permit authorizes construction to begin anytime within four years of 
issuance.  Given that local permits are being obtained in advance of or concurrent with the PSC 
application submittal, and that the PSC process will take several months to complete, the 
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requested five-year-term will enable the SUP permit term to better align with the four years 
authorized in the PSC route permit. 

Additionally, North Plains must complete numerous other pre-construction activities (e.g., 
obtaining other permits, completing easement and land rights acquisition, and conducting pre-
construction engineering, geotechnical testing, and environmental surveys) prior to starting 
construction, which is anticipated to begin as early as 2028.  Given the circumstances, North 
Plains is requesting the term noted above to allow sufficient time to complete all permitting, 
design, and other activities required between issuance of the SUP and beginning Project 
construction. 

7.0 VARIANCE REQUEST 

As discussed above, North Plains is requesting that the parcel on which the Project will be located 
(Lot 1) be zoned Industrial. Within the Industrial District, the maximum primary use building height 
is 50 feet (or four stories) (Section 2-210 Dimensional Table). As shown on the site plan, the 
Project’s valve halls will be up to 100 feet tall.  Therefore, North Plains is requesting a variance of 
the 50-foot building height limitation.  Per Sections 10-080(b)(1)(A) and 10-100, the filing fee of 
$200 accompanies this Application. 

7.1 VARIANCE APPROVAL CRITERIA  

The subsections below address the variance approval criteria in Section 10-060(a) of the Land 
Use Code. 

7.1.1 Strict compliance would result in extraordinary hardship to the landowner, or 
adversely affect the public welfare, or obstruct or retard the goals and objectives of 
the Comprehensive Plan. 

Strict compliance with the primary building height limitation would result in extraordinary hardship 
to North Plains and the Project.  To accommodate the Project facilities that need to be housed in 
the valve halls, those enclosures must exceed the specified building height limitation.  In other 
words, a variance from the building height limitation is essential to being able to construct the 
Project. 

Granting the variance will not adversely affect the public welfare.  The valve halls will be designed 
(paint, materials, etc.) to blend into the surroundings to the extent possible, and will be compatible 
with neighboring land uses, similar to existing taller structures in the County (e.g., grain elevators, 
wind turbines, transmission structures, telecommunications towers, etc.). 

Granting the variance will not obstruct or retard the goals and objectives of the Comprehensive 
Plan.  The Project will be compatible with existing land uses and sited to avoid or minimize 
potential impacts to environmental features, including water resources.  North Plains has 
prepared a Weed Management Plan, in coordination with the County Weed Board and other 
stakeholders, to minimize the potential spread of noxious weeds.  Additionally, granting the 
variance is essential to not only the Project, but also to the broader North Plains Connector – a 
project that aligns with the County’s goals of economic diversification, growth, and long-term 
sustainability. 
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7.1.2 The hardship, which motivates the request for variance, must be related to the size, 
shape, or topography of the lot or tract or some other physical feature that deprives 
the landowner of a reasonable use of the property. 

The physical features of the tract do not factor directly into the variance request for the Project.  
However, given the building height limitation, a variance is the only means for North Plains to use 
the property at issue as a converter station site for the Project.  

7.1.3 The hardship is unique to the property in question and not a common condition 
experienced by other landowners in the area.  

As noted above, the variance request is tied to the needs of the Project at issue, rather than the 
property in question.  Construction of HVDC converter stations is not common, and involves 
unique design challenges.  Although the Project is unique, the requested variance is consistent 
with the height limitation exceptions provided for other industrial-type structures in the County.  
See Section 2-210(c) of the Land Use Code.   

7.1.4 Application of the Land Use Code will deprive the applicant of rights commonly 
enjoyed by other landowners in the area.  

Application of the building height limitation would deprive North Plains of rights commonly enjoyed 
by other landowners in the area.  As noted above, other structures in the County are excepted 
from the building height limitations.  See Section 2-210(c) of the Land Use Code.  Thus, the 
variance request is consistent with the height exception authorized for other industrial-type 
structures. 

7.1.5 Granting the variance will not give any special rights or privileges to the applicant 
that are not already enjoyed by other landowners in the area.  

Granting the variance will not give any special rights or privileges to North Plains that are not 
already enjoyed by other landowners in the area.  As discussed above, taller structures already 
exist in the County, and the variance requested for the Project will place it in a similar position to 
already exempted structures.  See Section 2-210(c) of the Land Use Code.   

7.1.6 The hardship has not been created by the applicant [or]  anyone acting on the 
applicant’s behalf.  

The hardship has not been created by the applicant or anyone acting on the applicant’s behalf.  
Rather, the hardship is a result of the essential design characteristics of key Project facilities that 
cannot be constructed within the existing building height limitation. 

7.1.7 Granting the variance will have no adverse effect on the applicant’s neighbors or 
the County in general.  

As discussed above, granting the variance will have no adverse effect on the Project’s neighbors 
or the County in general.  The Project, as proposed, is compatible with existing neighboring land 
uses, and will be designed to blend into the surroundings to the extent possible.  
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7.1.8 Any variance granted shall be no more than a minimum easing of the regulation 
necessary to alleviate the hardship. 

As discussed above, the variance requested is the minimum needed for the Project, based on 
industry experience and engineering analysis.   

8.0 CONCLUSION 

As discussed above, the Project will comply with the applicable requirements set forth in the 
County’s Land Use Code.  Therefore, North Plains Connector LLC respectfully requests that the 
Board of County Commissioners take the following actions: 

1. Approve the subdivision request (tentative approval of preliminary plat, followed by 
approval of final plat and stormwater management plan; 

 
2. Grant the request to change the Project parcel zoning from Agricultural to 

Industrial;  

3. Issue a SUP for the Project, with the term outlined in Section 6.3 of this Application; 
and 

4. Grant the request for a variance for the Project from the maximum building height 
limitation. 
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