CORINNA TOWNSHIP

BOARD OF ADJUSTMENT /
PLANNING COMMISSION

MEETING PACKET FOR
January 10, 2017

CORINNA TOWNSHIP
AGENDA
BOARD OF ADJUSTMENT / PLANNING AND ZONING COMMISSION
January 10, 2017
7:00 PM
1. Call to Order
2. Roll Call
3. Additions or Deletions to the Agenda
4. Public Hearings
a. Lot line adjustment to provide approx. 53 ft of additional road frontage to Conroy
parcels and approx. 10 ft of additional lakeshore to Lindstrom parcel.
i. Applicant: Michael & Sandra Conroy/John and Sheila Lindstrom
ii. Property address: 11000 118th Street NW/11851 Kramer Ave NW, Annandale
iii. Sec/Twp/Range: 5 and 6-121-27
iv. Parcel number(s): 206014000390, 206014000400, 206000052203, 206000061104
b. Rezone portion of shoreland area from AG General Agriculture to R-1 Urban/Rural
Transition and remainder of property to R-2 Suburban Residential.
i. Applicant: Steve Bruggeman
ii. Property address: 6772 Inman Ave, Annandale
iii. Sec/Twp/Range: 34-121-27
iv. Parcel number(s): 206000341201 and 206024000010
5. Approve Previous Meeting Minutes
a. December 13, 2016
6. Zoning Administrator's Report
a. Permits
b. Correspondence
c. Enforcement Actions
d. Findings of Fact – Previous PC/BOA Decisions
7. Other Business
a. Discuss revision to Township policy regarding expansions and variances
b. Discussion - Erosion protection requirements and enforcement
c. Review of previously granted variance requests (if time allows)
8. Adjournment
This agenda is not exclusive. Other business may be discussed as deemed necessary.

Corinna Township
Location Map for January 10, 2017 Public Hearing(s)

Public Hearing – Location Map

Conroy/Lindstrom
Lot Line Adjustment
Corinna Town
Hall (9801
Ireland Ave)

Bruggeman
Rezoning

The parcels identified on this map are subject to public hearing.
The public hearing will be held at Corinna Town Hall
at 7:00 pm.

STAFF REPORT
Application: Lot line adjustment to provide approx. 53 ft of additional road frontage to
Conroy parcels and approx. 10 ft of additional lakeshore to Lindstrom parcel.
Michael and Sandra Conroy/John and Sheila Lindstrom

Applicant:

Agenda Item: 4(a)
Background Information:



Proposal: The applicants are proposing to adjust the lot lines between their
respective lot lines such that the Lindstrom parcel would increase its lakeshore by 10
feet (from approx. 52 feet to 62 feet) and the Conroy parcel would gain a small
triangle of land which sits between their current lot line and the private road that
serves their lot.
Lake frontage on the Conroy lot would decrease from approximately 92 feet to
approximately 82 feet. The Lindstrom lot’s lake frontage would increase from
approximately 52 feet to approximately 62 feet. The minimum lake frontage required
by today’s ordinances is 150 feet, so neither lot meets the requirement now. Conroy’s
lot would become more nonconforming than it already is in relation to lake frontage,
but Lindstrom’s lot would become less nonconforming.
The only existing structure setback that would be impacted by the lot line
adjustment would be for the existing cabin on the Conroy parcel. Currently, that
cabin is 3.1 feet from the side property line at its closest point and 9.2 feet at its
furthest point (the normal setback requirement is 15 feet). The lot line adjustment
would put slightly more of what would become part of the Lindstrom parcel within
the 15 ft side yard setback, but none of that land would be closer than 9.2 feet.
The intent of the lot line adjustment appears to be to “square out” the Conroy lot’s
frontage with the private road serving their lot and to provide a bit more lakeshore
to the Lindstrom parcel. The Conroy’s holding tank sits very close to or possibly
over the lot line and the adjustment in boundaries would clearly put it on their lot.
Additionally, the Conroy’s currently are crossing the Lindstrom property with their
driveway and the adjustment would clearly put their driveway on their own
property.



Location:
o Property address: 11851 KRAMER AVE NW
o Sec/Twp/Range: 5-121-27
o Parcel number(s): 206014000390



Zoning: R1 - Urban/Rural Transition/S2 - Residential-Recreational Shorelands,
Clearwater Lake 86-252 (General Development lake)



Lot size:
o

Lindstrom parcel – Approx. 37,689 sq ft according to Beacon GIS estimate
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o

Conroy parcels - Approx. 3,546, 927 and 6,914 sq ft (total - 11,387 sq ft
according to Beacon GIS estimate



Impervious Surface: Staff does not have exact figures regarding impervious
coverage. It appears that the only impact of this lot line adjustment would be to
slightly decrease impervious coverage on the Conroy lot and slightly increase
coverage on the Lindstrom lot. The Lindstrom lot appears to meet the 15/25% limit
either way. The Conroy lot, if it doesn’t currently meet these requirements, would
only improve.



Septic System Status: The properties are both served by compliant sewer systems.
Lindstrom’s have a mound drainfield. Conroy’s have a holding tank.



Natural Features:



o

Floodplain: Portions of both lots appear to be located within the
floodplain of Clearwater Lake. The lot line adjustment will have no
impact on floodplain issues since no new structures are involved.

o

Bluff/Steep Slopes: The lot does not contain a bluff or steep slopes. It is
relatively flat.

o

Wetlands: There do not appear to be any wetlands that would impact this
proposal.

o

Current Shoreline Conditions: The shoreline of the 10 ft that would be
transferred appears to have some bulrushes and is mostly natural in its
current condition.

Permit History:
o

o

Lindstrom lot:


1986 – Lot line adjustment (approved)



2006 – Septic system certification



2007 – New manufactured home



2007 – New septic system

Conroy lot:


2003 – Holding tank



2004 – Septic certification



2013 – New porch addition

Applicable Statutes/Ordinances:
Corinna Township/Wright County Regulations
502. APPEALS AND BOARD OF ADJUSTMENT
502.5

Other Duties of the Board of Adjustment
(2)

Lot Line Adjustments
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The Board of Adjustment may review lots of record in the office of the
County Recorder which do not meet standards established by this
Ordinance for size, width, elevation, depth, or other provisions. The
Board may require that such parcels be joined, combined, modified in
size, shape, or other ways to more nearly achieve the standards of this
Ordinance if the owner wishes to use such parcels as building sites. The
Board may initiate such proceedings or may act upon request of the
property owner. If the Board determines that the lot is not acceptable as a
building site, the Zoning Administrator shall provide a copy of the
Board’s findings to the Wright County Assessor.

Findings of Fact: The following findings of fact are presented by Staff for consideration
by the Board of Adjustment:
1. While based only on rough estimates, it appears that both the Conroy and
Lindstrom lots currently meet the 15% building and 25% total impervious
coverage limits. The lot line adjustment would not change this basic situation.
2. The lot widths of both the Conroy and Lindstrom lots are currently
nonconforming, with Lindstrom’s being the most nonconforming. The lot line
adjustment would lessen the Lindstrom’s nonconformity and increase the
Conroys’ nonconformity.
3. Both lots do not currently meet minimum lot size requirements (min. 1 acre) or
road frontage requirements (min. 150 ft). The lot line adjustment would not
impact this.
4. A written letter claiming that a home should not have been built on the
Lindstrom lot due to their being an easement on the lot for other area landowners
to use for accessing the lake being present. Staff has not found any evidence that
the Township has any involvement about whether such an easement exists and is
valid or not. The lot line adjustment would not appear to impact any potential
easements that may exist for lake access.
Board of Adjustment Direction: The Board of Adjustment may approve the variance
request, deny the request(s), or table the request(s) if the Board should need additional
information from the applicant. If the Board should approve or deny the request, the
Board should state the findings which support either of these actions.
Staff Recommendation: Based on the findings of fact noted above, Staff recommends
approval of the proposed lot line adjustment as presented.
The Board may wish to consider whether they would like to make a survey of the two
lots a requirement of the approval, so as to clarify property boundaries.
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Wright County, MN
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STAFF REPORT
Application: Rezone portion of shoreland area from AG General Agriculture to R-1
Urban/Rural Transition and remainder of property to R-2 Suburban Residential.
Steve Bruggeman

Applicant:

Agenda Item: 4(b)
Background Information:



Proposal: The applicant is proposing to rezone an approximate 1.5 acre parcel out of
an existing approximate 6 acre parcel from General Agricultural (AG) to Urban
Rural Transition (R1). That portion of the parcel contains approximately 185 feet of
shoreline and would eventually be made part of an existing 0.5 acre parcel that
contains approximately 115 feet of shoreline.
The remainder of the 6 acre parcel would be rezoned from General Agricultural
(AG) to Suburban Residential (R2). Business (B1). This parcel would be eligible for a
residence.
Currently, the entire AG-zoned property has one entitlement, which is being used by
the existing cabin.



Location:
o Property address: None (south of 6772 Inman Ave NW)
o Sec/Twp/Range: 34-121-27
o Parcel number(s): 206000341201



Zoning: AG - General Agriculture/R1 - Urban/Rural Transition, Cedar Lake 86-227
(General Development lake)



Lot size: Approx. 6 acres according to Beacon GIS estimate. Approx. 1.5 acres of this
would be rezoned to R1 and the remainder to R2.
Existing Impervious Coverage: Well under limits.



Septic System Status: The property is served by two existing holding tanks – one for
the cabin and one for the bath house. The tank for the cabin was found to be
noncompliant and the tank for the bathouse was found to be compliant. The repair
will be to redirect the cabin to the tank that serves the bath house. The applicant’s
sewer inspector has indicated that two Type I drainfields on the property are
possible.



Natural Features:
o

Floodplain: The existing and proposed structures are not within an
identified floodplain.

o

Bluff/Steep Slopes: The lot does contain some steep slopes.

o

Wetlands: There are wetlands on the property that physically separate the
lakeshore portion of the property from the non-lakeshore portion.
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o



Current Shoreline Conditions: There appear to be wetland conditions at
the near shore area.

Permit History:
o

1979 – lot line adjustment variance (denied)

o

2001 – holding tank

o

2001 – bath house

o

2016 – escrow for holding tank repair/upgrade

Applicable Statutes/Ordinances:
Corinna Township Zoning Ordinance
The subject property is current zoned “General Agriculture” (AG), which is given the
following purpose in the Zoning Ordinance:
604. GENERAL AGRICULTURE AG
604.1 Purpose
General Agricultural areas are established for the purpose of preserving,
promoting, maintaining and enhancing the use of land for commercial
agricultural purposes, to prevent scattered and leap-frog non-farm growth, to
protect and preserve natural resource areas and to stabilize increases in public
expenditures for such public services as roads and road maintenance, police
and fire protection, and schools.
The requested zoning classifications are the following:
605.

URBAN/RURAL TRANSITIONAL R-1

605.1

Purpose

This District is established in areas within the County for the purpose of allowing
limited urban growth. The major purpose of this District is to provide areas
within the county where urban development can take place and where urban
services can be readily extended and provided. This District may be allowed
adjacent to cities where sanitary sewer and other services are available and for
riparian shoreline lots on suitable lakes.
606.

SUBURBAN RESIDENTIAL R-2

606.1

Purpose

The major purpose of this District is to allow for a "rural life-style" by permitting
low-density residential development in areas that are marginal or non-feasible
for agriculture.
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Requests for Zoning Amendments, including amendments to the zoning map, are
subject to Section 504 of the Corinna Township Zoning Ordinance:
504.

ZONING AMENDMENTS1

County Control. All requests for rezoning within Corinna Township shall be made to
Wright County and follow the procedures adopted by Wright County. The final
decision to establish a zoning classification within Corinna Township shall belong to
the Wright County Board of Commissioners.
Township Evaluation. If Wright County requests input from Corinna Township as part
of a process to establish or modify zoning classifications within Corinna Township, the
Township shall make a recommendation to the County only after consideration of the
following criteria:
A. Preservation of natural sensitive areas.
B. Present ownership and development.
C. Soil types and their engineering capabilities.
D. Topographic characteristics.
E. Vegetative cover.
F. Quality of the land for agricultural purposes.
G. In-water physical characteristics
H. Recreational use of surface water.
I.

Road and service center accessibility.

J.

Socio economic development needs of the public.

K. Availability of public sewer and water utilities.
L. The necessity to reserve and restore certain areas having
significant historical or ecological value.
M. Conflicts between land uses and impacts of commercial uses or
higher densities on adjacent properties.
N. Alternatives available for desired land use.
O. Prevention of spot zoning.
P. Conformance to the Corinna Township Comprehensive Plan.
Q. Conformance to the Corinna Township Future Land Use Map and
any other official maps of the Township.
Corinna Township Comprehensive Plan
The Corinna Township Comprehensive Plan (adopted in 2007) classifies the property
and the surrounding properties in private ownership as appropriate for a future land
1

Amended 10/21/08
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use of “Rural Preservation”, which is described as:
Rural Preservation: A land use designation for properties that are best suited
for rural farmsteads and farming. This classification would be most consistent
with the Wright County Agricultural zoning classification. The Township
believes it prudent to respond to future growth pressure by considering lowdensity, rural residential development in these areas, utilizing a cluster-style
development strategy to maintain the rural character of the community.
Surrounding lands are identified as “Rural Preservation” or “Shoreline Residential”.
Wright County Comprehensive Plan
The Wright County Comprehensive Plan, just adopted in 2009, classifies the property as
appropriate for “Residential Large Lot”, which is described as:
Residential Large Lot Primarily designates those areas that have already been
converted to a rural/suburban, residential environment with lot sizes ranging
from two to ten acres due to past decisions. Undeveloped lands that are
surrounded or nearly surrounded by such patterns may also be included in this
district. Existing land types may include large wooded areas, non-productive
farmland near existing developed areas, infill on lands near highly developed
lakeshore areas and other areas where large lot development may occur without
posing a threat to the environment, or long term agricultural uses. Appropriate
zoning may include Agricultural, Agricultural Residential, R-2(a) and, in special
cases, R-2. Rezoning from Agricultural to residential districts will generally be
considered appropriate for large lot (R-2a) proposals and for smaller sizes (R-2)
in cases where existing development trends or environmental factors are
appropriate. Rezoning to R-1 will only be considered for riparian lots on
shorelands especially suited to that type of residential development, or for small
areas of "infill" which are predominately R-1 already.
Surrounding lands are identified as either “Agricultural” or “Residential – Large Lot”.
Staff Findings: Staff proposes the following findings for consideration by the Planning
Commission, based on the criteria for making zoning amendments in Section 504 of the
Corinna Township Zoning Ordinance:
1. Preservation of natural sensitive areas.
The subject property contains wetland and shoreland areas, which will
need to be managed in accordance with applicable local, state and
federal regulations.
2. Present ownership and development.
The lot requested for rezoning is owned in common with the remainder
of the land, which has a cabin on it. The adjacent lots to the north are
also owned by the applicant.
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3. Soil types and their engineering capabilities.
The Wright County Soil Survey identifies the area to be rezoned as
having soils “very limited” for homes with or without basements due
primarily to the slopes on the property.
4. Topographic characteristics.
The site has a series of steep slopes in various directions (draining to
the wetland and to the lake).
5. Vegetative cover.
The site has is mostly heavily wooded, with some areas of wetlands.
6. Quality of the land for agricultural purposes.
The high ground on the property is not identified as prime farmland and
is heavily wooded and unsuitable for agricultural purposes.
7. In-water physical characteristics.
The property is on Cedar Lake. There appear to be wetland
characteristics for much of the shoreline of this property. The shoreline
appears to deepen fairly quickly as it moves from shore.
9. Recreational use of surface water.
The property is on Cedar Lake, which is used for recreational purposes.
10. Road and service center accessibility.
The property is served adequately with roadways (a paved township
road).
11. Socio economic development needs of the public.
The area is currently being used for residential purposes and wooded
land.
12. Availability of public sewer and water utilities.
The area does not have public sewer or water utilities. Properties are
served by private sewer and water.
13. The necessity to reserve and restore certain areas having significant
historical or ecological value.
The property is heavily wooded and has wetlands on it. These
should generally be preserved as much as possible and in
conformance with applicable regulations.
14. Conflicts between land uses and impacts of commercial uses or higher
densities on adjacent properties.
Their does not appear to be much potential for significant land use
conflicts. The back lot abuts tilled agricultural land, which could pose
some potential for conflict between a residential use and the
agricultural use.
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15. Alternatives available for desired land use.
The alternative land use for this property is essentially just to remain
being used as it currently is – as a large residential lot.
16. Prevention of spot zoning.
Both the Corinna Township and Wright County future Land Use Plans
identify this area as appropriate for residential uses. Spot zoning would
thus not be a concern.
16. Conformance to the Corinna Township Comprehensive Plan.
The Comprehensive Plan of Corinna Township identifies this property as
appropriate for residential use consistent with the rural character of the
township.
17. Conformance to the Corinna Township Future Land Use Map and any other
official maps of the Township.
See answers to #15 and 16 above.
Planning Commission Direction: The Planning Commission can approve the request,
deny the request, or table the request if additional information is needed. If the decision
is for approval or denial, findings of fact should be cited.
Staff Recommendation: Based on the findings of fact identified above, Staff
recommends approval of the requested rezoning.
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