
CORINNA TOWNSHIP 
AGENDA 

BOARD OF ADJUSTMENT / PLANNING AND ZONING COMMISSION 
November 9, 2011 

7:00 PM 

1. Call to Order 
 
2. Roll Call 
 
3. Additions or Deletions to the Agenda 
 
4. Public Hearings 

 
a. Variance to expand an existing nonconforming recreational campground to allow for 

up to 12 RVs, campers or tents at any one time and 20+ tents for camping 1-2 times 
per year.   

i. Applicant(s): Cedar Acres Association, Inc. 
ii. Property Address: 7755 Isaak Ave NW, Annandale 

iii. Sec/Twp/Range: 27-121-27 
iv. Parcel Number(s): 206035000020 

b. Variance to construct 10' x 16' storage shed approximately 4 feet from a side lot line 
(min. 10 ft required), 55 feet from the centerline of a township road (min. 65 ft 
required) and 0 feet from a septic drainfield (min. 20 feet required).  

i. Applicant(s): Jerome Macmillan 
ii. Property Address: 11065 Guildner Ave, Maple Lake 

iii. Sec/Twp/Range: 1-121-27 
iv. Parcel Number(s): 206047001030 

 
c. (Tabled from June 2 meeting) Variance to construct a second story above an existing 

dwelling approximately 22.5 feet, two open decks approximately 20.3 and 33.3 feet, 
and a two story dwelling/garage addition approximately 39.2 feet from Sugar Lake 
(75 feet required in all cases) on an undersized lot. Variance to construct a septic 
drainfield 5 feet from a side and right-of-way property line (min. 10 feet required). 

i. Applicant(s): Kevin Blohm and Veda Vargo 
ii. Property Address: 11708 Hollister Ave NW, Maple Lake  

iii. Sec/Twp/Range: 2-121-27 
iv. Parcel Number(s): 206011002070 and 206011000032 

 
5. Approve Previous Meeting Minutes 

a. October 11, 2011 
 

6. Zoning Administrator’s Report 
a. Permits  
b. Correspondence  
c. Enforcement Actions  
 

7. New Business 
 



8. Old Business 
a. Discuss interpretation of “expansion” when applying MN Statutes 394.36, Subd. 4 

and 462.357, Subd. 1e (Nonconformity statutes) 
b. Update on status of Corinna Township request for recognition as shoreland and 

floodplain zoning authority. 
 

9. Adjournment 
 
This agenda is not exclusive. Other business may be discussed as deemed necessary. 
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STAFF REPORT 
 
Application: Variance to expand an existing nonconforming recreational campground 

to allow for up to 12 RVs, campers or tents at any one time and 20+ tents 
for camping 1-2 times per year. 

 
Applicant: Cedar Acres Association 
 
Agenda Item: 4a 
 
Background:  The variance application involves a 4.92 acre parcel located on the 
western shore of Cedar Lake. The parcel is currently owned by the Cedar Acres 
Association (an association of homeowners) and has been used as a private campsite (for 
members and their guests) for about 38 years according to the applicants, since the site 
was given to them in 1973. The site currently contains at least two electrical hookups, 
several picnic tables, a portable toilet, a fishing pier, a docking/beach area for several 
boats and a boat launch. There is no RV dumpsite available on the property and no trash 
facilities. The camping area is surrounded on all sides (except for the shoreline) with 
heavily wooded land and is generally well-screened from surrounding properties (less so 
on the north end). The parcel contains about 850 feet of shoreline – about 700 of which 
contains significant emergent vegetation in the lake and some of which is due to there 
being a peninsula at the northern end of the property. Measured from one side of the 
property to the other the amount of shoreline is about 425-450 feet. 
 
The parcel runs along Isaak Avenue and is accessed from a driveway near the end of 78th 
Street. Accessing the property from area highways requires driving through at least 
2,000 feet (about 0.38 miles) of residential neighborhoods. 
 
The properties along the lake on either side of this parcel are zoned R-1/S-2, as are most 
of the shoreland properties along Cedar Lake with the exception of the County Park 
(Schroeder Park) on the north end and the Courage Center property on the east shore. 
 
Corinna Township first received a complaint regarding the use of the Cedar Acres 
Association “park” property (Parcel 206035000020, 7755 Isaak Ave NW) for 
recreational camping in the summer of 2010. 
 
In August 2010, the Town Board denied a request by the Cedar Acres Association to have 
the property rezoned to Commercial-Recreational Shoreland District (S-3) – a 
classification that would allow a “Recreational Campground” which is defined as: 
 

A Recreational Camp shall constitute any area used on a daily, nightly or weekly 
basis for the accommodation of three or more occupied tents or travel trailers 
whether privately or publicly owned; and whether use of such accommodation is 
granted free of charge or for compensation. 

 
While the Planning Commission and Town Board denied the request for the rezoning, 
there was a fairly widespread desire (both from Township officials and from many of the 
public who commented at the 2010 meetings) expressed to find a way to make limited 
RV and tent camping a legal use within the R-1/S-2 residential zoning district. Some 
Commission members felt that this property should be grandfathered in – even if it were 
not a legal use under current ordinances given the evidence that was presented and 
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discussed at the public hearing for the long-standing use of the property for camping 
purposes. 
 
Throughout the summer of 2011, the Cedar Acres “park” property has continued to be 
used for weekend camping with somewhere between 2 and 7 RVs on the property at any 
one time according to reports we have received from Township residents and site visits 
by Township officials. A number of area residents have complained about this use. 
 
A summary of the complaints received is as follows: 

1. Excessive noise 

2. Excessive number of docks 

3. Disturbance of aquatic plants by boaters 

4. Violations of past legal settlements 

5. Setback violations (in regards to the placement of RVs) 

6. Inadequate sanitation 

7. Excessive numbers of persons camping 

8. Excessive numbers of RVs and tents on the site at any one time 

9. Failure to obtain required permits from the MN Department of Health. 
 
Staff investigated the above complaints and consulted with the Township Attorney 
regarding the legal matters involved with this matter. A report was submitted to the 
Town Board at its September 6, 2011 meeting summarizing Staff’s findings from its 
investigation, as follows: 

1. Excessive noise 

The Township does not enforce noise complaints. Noise complaints should be 
directed to the Wright County Sheriff. 

2. Excessive number of docks 

The Township does not regulate docks. Dock complaints should be directed to the 
Minnesota Department of Natural Resources or the Wright County Sheriff. 

3. Disturbance of aquatic plants by boaters 

The Township does not regulate conduct by boaters on lakes. Complaints should 
be directed to the Minnesota Department of Natural Resources or the Wright 
County Sheriff. 

4. Violations of past legal settlements 

The Township does not enforce settlements reached in lawsuits between private 
parties. Complaints should be directed to an aggrieved person’s private attorney. 

5. Setback violations (in regards to the placement of RVs) 

Section 717 of the Zoning Ordinance indicates that a travel trailer or motor home 
is allowed on a lot provided that it meets the setback requirements for a principal 
structure. In the case of Cedar Lake, the required setback is 75 feet. 
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Township Supervisor Richard Naaktgeboren visited the property and measured 
the setback of RVs to the lake on several occasions. On most of those occasions, 
the RVs met the required 75 foot setback from the lake. On an occasion where at 
least one of the RVs did not, Supervisor Naaktgeboren directed them to move the 
RV further back. 

6. Inadequate sanitation 

Section 717 of the Zoning Ordinance indicates that a travel trailer or motor home 
must have its sewage “properly treated or hauled away…the unit shall have a self-
contained holding tank and sewage shall be hauled away for treatment and 
disposal.” 

There has been no indication that sewage from RVs on this property has been 
improperly dumped on the property or in the lake. Additionally, the Cedar Acres 
Association maintains a portable toilet on the property. Provided this portable 
toilet is properly maintained and regularly pumped it does not appear that there 
has been any violation of the Zoning Ordinance regarding sanitation. 

Based on information received from the MN Department of Health, it does 
appear that they have specific sanitation requirements when there are more than 
four camping sites on a property. Enforcement of these permit 
requirements/regulations is not a Township matter however, and we would defer 
to the Department of Health regarding compliance with their requirements. 

7. Excessive numbers of persons camping 

The Zoning Ordinance does not regulate the number of persons camping on a site 
at any one time. 

8. Excessive numbers of RVs and tents on the site at any one time 

Section 717 of the current Zoning Ordinance states that one travel trailer or motor 
home (not to include mobile homes nor park trailers) is permitted for seasonal 
use on any lot. It further stipulates that the travel trailer is “for guests or 
recreational use only. It may not be occupied on any lot for more than 90 days in 
any one year.” 

There has been a suggestion, and some significant evidence provided, suggesting 
that this parcel has been used for more than one RV at a time since at least 1975-
1976. As such, the question arises as to whether the use of the site for multiple 
RVs at a time should be considered a legal, nonconforming use (i.e. it was allowed 
in 1975-1976 and therefore should be considered “grandfathered” and allowed 
now). 

To determine whether the use of the site for multiple camping units was allowed 
in 1975-1976, Staff researched historical versions of the Wright County Zoning 
Ordinance. 

The March 1974 version of the County Zoning Ordinance appears to be the 
relevant ordinance in force during 1975-1976. It is unknown for certain what the 
Cedar Acres property was zoned at the time, as historical versions of the County 
Zoning Map were apparently not kept on record. It is likely however, that the 
property was zoned as it is now – Urban/Rural Transition (R-1) with a 
Residential-Recreational Shorelands District (S-2) overlay. 

A few key points from the 1974 ordinance: 
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a. “Recreational vehicle camping areas” are allowed as a conditional use in 
the S-2 district. These are defined as “any area used on a daily, nightly or 
weekly basis for the accommodation of three or more occupied tents, 
expandable camp trailers, travel trailers and converted buses or trucks; 
whether privately or publicly owned; and whether use of such 
accommodation is granted free of charge or for compensation.” 

b. If the Cedar Acres property was used for three or more RVs at any one 
time in 1975-1976, it would have required a conditional use permit. There 
is no record of a conditional use permit ever being applied for or granted. 

c. If the Cedar Acres property was used for two or less RVs at any one time 
in 1975-1976, Staff’s opinion is that we should be treating that as a legal, 
nonconforming (“grandfathered”) use today. 

d. The 1974 Ordinance does not have a section equivalent to the current 
Section 717, which limits any lot in the S-2 district to only one RV unit at a 
time. This restriction first appears in the 1988 version of the County 
Zoning Ordinance. Presumably, this could be argued to mean that every 
lot was allowed up to two RV units at a time. If three or more units were 
on site, it would be considered a “Recreational vehicle camping area” that 
would require a conditional use permit. 

9. Failure to obtain required permits from the MN Department of 
Health. 

The Township does not enforce MN Department of Health regulations. The 
Department of Health is aware of the issue and has communicated their 
requirements to the Cedar Acres Association. Staff’s understanding is that the 
MN Department of Health regulations apply when there is more than four units 
on site – if Township regulations even allow for more than four units on the site. 

 

At that September 6 meeting, the Town Board looked at several options for how to 
handle this issue procedurally. The Board decided to allow for the landowners to request 
to maintain some limited number of RV campsites on the property as a variance. The 
variance would be as an “expansion” to a nonconforming use. The premise would be that 
they are allowed to have two (2) RV sites as a starting point (grandfathered amount since 
the mid-1970s). They would be requesting to expand this number to some reasonably 
higher number. The Board of Adjustment would hold a public hearing, recommend 
approval or denial and conditions of approval, and the Town Board would have the final 
say. The applicants would have to prove that they meet the criteria for the granting of a 
variance. 

If the variance is not granted, Staff would consider the property to be allowed up to two 
(2) RV sites or tents or a combination of the two at any one time (grandfathered amount 
since the mid-1970s).  

 
Staff Comments:  

1. The primary issue of relevance to the Township, based on what it has authority to 
regulate, is the number of RVs on the property. The Township either does not 
have the authority to regulate issues related to the other complaints, or the 
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requirements are fairly clear and simply involve ongoing monitoring (sanitation, 
setbacks). 

a. There are at least four different possibilities that Staff sees for how to 
calculate an allowable number of RVs and tents in combination for this 
property: 

i. Based on the number allowed without a Conditional Use 
Permit at the time the lot was created (End result = 2 
RVs/tents in combination at any one time): The 1973 
Ordinance required a conditional use permit for three or more 
RVs or tents in combination as a recreational vehicle camping 
area. Thus, two RVs at one time would presumably had been 
allowed (the current limitation to one RV was not in effect in the 
1973 ordinance). 

ii. Calculate based on allowable number of residential lots 
that could be legally created today (End result = 3 
RVs/tents in combination at any one time): The Cedar 
Acres “park” property could presumably be split into three 
conforming lots (in accordance with the current Zoning 
Ordinance). If they were to do this, it would allow – by today’s 
ordinance – one RV on each parcel. This would result in three (3) 
RVs or tents in combination allowed at any one time. 

iii. Calculated based on allowable number of residential lots 
that could have been created in 1974-1975 (End result = 4 
RVs/tents in combination at any one time): In the mid-
1970s, the minimum lot width for a riparian residential lot on 
Cedar Lake was 100 feet (425 ft of shoreline / 100 ft = 4 lots). 

iv. Calculated based on the number of RVs/tents that are 
currently allowed in the vicinity based on average lot 
widthlots that could be created using the average width 
of lots in the vicinity (End Result = 6-7 RVs/tents in 
combination at any one time): Within a distance of about ¼ 
mile north and south of this property (1,320 feet), the average lot 
width is about 63 feet (425/63 ft = 6; 450/63 = 7). 

b. Note that none of these options approaches the number 
requested by the Cedar Acres Association (12 RVs and tents at 
any one time and 20+ on one or two occasions per year). Staff 
cannot find a reasonable way to justify the requested number of RVs/tents 
unless there is proof that this number has been present since before 1973 
and should be considered grandfathered in. Staff is not aware of any 
records indicating that such a high number has been used prior to 1973 
(the association wasn’t formed until after 1973) or since that time and the 
Cedar Acres Association has not produced any such documents to date. 

2. The 1974 Zoning Ordinance and the current Zoning Ordinance both allow for 
“organized group camps” as a conditional use in the S-2 zoning district. The term 
“organized group camp” is not defined – either in the 1974 ordinance nor the 
current ordinance. Presumably, it is something different than a “recreational 
vehicle camping area” since it is listed as a separate use. Previous staff 
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conversations with Wright County staff indicates that they consider an organized 
group camp to be the use of a property for “organized activities or treatment for 
the group of ‘campers’” and that in “most” cases it involves staying in buildings –
not in RVs or tents. However, Staff is not aware of any official interpretation of 
how an organized group camp is defined.  

3. The Township Attorney has stated to Staff that the fact that the ordinance was 
apparently not enforced by Wright County for more than 30 years does not 
prevent the Township from enforcing it now. 

4. The Minnesota Department of Health becomes a regulatory agency for any 
recreational campground that has five (5) or more RVs or tents. Their 
requirements include ensuring adequate spacing and setbacks for sites, drinking 
water supply, sewage treatment, and refuse management. A summary of the 
MDH regulations from their website is enclosed in this report. 

 

Applicable Statutes/ Ordinances: 

Corinna Township Comprehensive Plan 
 
The Corinna Township Comprehensive Plan (adopted in 2007) classifies this property, 
and all other shoreline properties in the area as “Shoreline Residential”: 
 

Shoreline Residential: A designation for shoreline properties already 
developed, or to be developed, residentially. 

 
Wright County Comprehensive Plan 
 
The Wright County Comprehensive Plan (adopted in 2009), classifies this property as 
appropriate for “Residential”, which is described as: 
 

Residential Designates existing residential areas that are already characterized 
by relatively small lots (for unsewered areas) and those limited undeveloped 
areas deemed appropriate for conversion to similar use. Most areas currently 
exist as a result of lakeshore development prior to any zoning or environmental 
regulation, and other isolated areas exist that developed with small lots 
historically. In general, due to the environmental and health impacts of 
developing areas with small lots and on-site sewage treatment, such development 
will be discouraged. However, in certain limited cases, such as riparian lots on 
general development and recreation development lakes, or “infill” in areas that 
are surrounded by similar development, some expansion of residential areas can 
be allowed. Rezoning from Agricultural to residential districts will generally be 
considered appropriate in this district, depending on environmental factors. 
Rezoning to R-1 will only be considered for riparian lakeshore lots, or as "infill" 
where most surrounding land is already zoned R-1. Multi-family structures are 
not allowed in areas without municipal sewer and water services 

 
Minnesota Statutes 

 
394.27 CREATION AND DUTIES OF BOARD OF ADJUSTMENT. 
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Subd. 7.Variances; practical difficulties. 
 
The board of adjustment shall have the exclusive power to order the issuance 

of variances from the requirements of any official control including restrictions 
placed on nonconformities. Variances shall only be permitted when they are in 
harmony with the general purposes and intent of the official control and when the 
variances are consistent with the comprehensive plan. Variances may be granted 
when the applicant for the variance establishes that there are practical difficulties 
in complying with the official control. "Practical difficulties," as used in connection 
with the granting of a variance, means that the property owner proposes to use the 
property in a reasonable manner not permitted by an official control; the plight of 
the landowner is due to circumstances unique to the property not created by the 
landowner; and the variance, if granted, will not alter the essential character of the 
locality. Economic considerations alone do not constitute practical difficulties. 
Practical difficulties include, but are not limited to, inadequate access to direct 
sunlight for solar energy systems. Variances shall be granted for earth sheltered 
construction as defined in section 216C.06, subdivision 14, when in harmony with 
the official controls. No variance may be granted that would allow any use that is 
not allowed in the zoning district in which the subject property is located. The 
board of adjustment may impose conditions in the granting of variances. A 
condition must be directly related to and must bear a rough proportionality to the 
impact created by the variance.  

 

Corinna Township/Wright County Zoning Ordinance 
 
405. NON-CONFORMING USES 
 
405.1 Non-conforming Building and Uses 
 

(1) A non-conforming use existing at the time of adoption of this Ordinance 
may be continued except as provided herein. 

 
(4) In the event that a non-conforming use is discontinued or its normal 

operation stopped for a period of six (6) months, the use shall thereafter 
conform to the regulations of the district in which it is located. 

 
405.2 Expansion and Alteration 
 
A non-conforming use existing at the time of the adoption of this Ordinance may be 
continued provided that the exterior dimensions of such use shall not be extended or 
expanded.  If no structural alterations are made, a non-conforming use of the building 
may be changed to another non-conforming use of the same or more restricted 
classification.  The foregoing provisions shall also apply to non-conforming uses in 
districts hereafter changed.  Whenever a non-conforming use of a building has been 
changed to a more restricted use or to a conforming use, such use shall not thereafter be 
changed to a less restricted use. 
 
502.  APPEALS AND BOARD OF ADJUSTMENT 
 
502.2 Duties and Responsibility 
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The Board of Adjustment shall act upon all questions as they may arise in the 
administration of this Ordinance, including the interpretation of zoning maps, and it 
shall hear and decide appeals from and review any order, requirement, decision, or 
determination made by any administrative official charged with enforcing the 
Ordinance.  Such appeal may be taken by any person, firm, or corporation aggrieved, or 
by any officer, department, Board or bureau of a town, municipality, county, or state. 
… 
The Board of Adjustment shall have the exclusive power to order issuance of Variances 
from the terms of any official control including restrictions placed on non-conformities. 
Variances shall only be permitted when they are in harmony with the general purpose 
and intent of the official control in cases where there are practical difficulties or 
particular hardships in the way of carrying out the strict letter of any official control, and 
when the terms of the Variance are consistent with the Comprehensive Plan.  "Hardship" 
as used in connection with the granting of a Variance means the property in question 
cannot be put to a reasonable use if used under the conditions allowed by the official 
controls; the plight of the landowner is due to circumstances unique to his property, not 
created by the landowner; and the Variance, if granted, will not alter the essential 
character of the locality.  Economic considerations alone shall not constitute a hardship 
if a reasonable use of the property exists under the terms of this Ordinance.  No Variance 
may be granted that would allow any use that is prohibited in the zoning district in which 
the subject property is located.  The Board of Adjustment may impose conditions in the 
granting of Variances to insure compliance and to protect adjacent properties and the 
public interest.  The Board of Adjustment may consider the inability to use solar energy 
systems a "hardship" in the granting of the Variance. 
 

612.5 Shoreland Performance Standards 

612.5 (1) General Performance Standard for Lakes 
Performance standards in shoreland areas are additional to standards of the primary 
zoning district. In case of a conflict, the stricter standard shall apply as well as any 
additional requirements if flood plain elevations have been established. 
 

(a) General Development Minimum Standards: 
Structure setback from NOHW       75 ft. 
Structure setback from Bluff        30 ft. 
Height         2 1/2 stories (35 ft.) 
Elevation of lowest floor above highest known water level    4 ft. 
Water Oriented Accessory Structure setback from NOHW    10 ft. 
 

 
612.8 Commercial-Recreational Shoreland District S-3 
 
NOTE: Section 612.8 does not directly apply to this property as the property is zoned for 
residential use – not commercial/recreational. However, it is being included for 
reference as it outlines the regulations that would apply to a recreational campground in 
that district. 
 
(6) Recreational Campground Provisions.  Recreational Campgrounds must meet the 

following requirements as well as any additional requirements set forth in the 
Statewide Standards for the Management of Shoreland Areas.  
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(a) Definition - A Recreational Camp shall constitute any area used on a daily, 
nightly or weekly basis for the accommodation of three or more occupied 
tents or travel trailers whether privately or publicly owned; and whether 
use of such accommodation is granted free of charge or for 
compensation.  

(b) Licensing - Every person, organization or municipality establishing or 
having control of a Recreational Camping Area shall obtain all necessary 
licenses and permits required by the State of Minnesota and the State 
Health Department. 

(c) Caretaker - A responsible attendant or caretaker shall be in charge of 
every recreational camping area at all times and the duties of said 
attendant or caretaker shall be to maintain records of the park, keep the 
facilities and the equipment in a clean, orderly and sanitary condition.  
The caretaker or attendant shall be the owner or operator of the camping 
area, or his appointed representative. 

(d) Recreational Camping Area Location - No recreational camping area shall 
be located that the drainage from the park or camp area will endanger 
any water supply.  No waste water from recreational camping vehicles 
shall be deposited on the surface of the ground.   

(e) Recreational Camping Area Spacing - A site size appropriate to meet all 
spacing requirements shall  be provided for each recreational camping 
vehicle or tent in camping areas.  The Planning Commission shall 
determine the location density, and spacing of recreational camping 
vehicles, tents, primary, and accessory structures whether permanent or 
temporary based upon water supply and waste disposal facilities, 
topography, drainage, and other locational and natural characteristics of 
the site.  Any accessory structure such as attached awnings, car ports or 
individual storage facilities shall, for the purposes of the setbacks and 
separation requirements, be considered to be part of the recreational 
camping vehicle, tent or other structure.  

(f) Density - At least 50 percent of the total project area must preserved as 
open space as defined in the State Standards for Management Shoreland 
Areas. 

(g) Water Supply - Facilities for water supply and waste disposal must meet 
the minimum requirements of the State Health Department and any 
other State laws or regulations and the County standards for sewage 
treatment. 

(h) Garbage and Refuse Disposal - All garbage and refuse shall be stored and 
disposed of in a manner that will not create or tend to create a nuisance, 
or provide a breeding place for flies.  Garbage and refuse containers shall 
be constructed of non-absorbent materials with tight fitting lids.  All 
containers shall be washed at least once each week and sprayed with 
effective insecticides.  Garbage or refuse containers shall be supplied for 
each four camp sites, and shall be not more than two hundred feet from 
the farthest site.  Containers shall be emptied twice weekly or more often 
if required.  
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(i) Picnic Areas - Picnic areas shall be provided with suitable toilets, or 
privies and refuse containers consistent with the usage demands.  Such 
facilities shall be constructed in accordance with standards of the State 
Health Department.   

(j) Swimming Areas - Natural swimming areas shall be located only on lakes 
and streams which are relatively free from human, animal and industrial 
pollution, and where swimming will not endanger the quality of a 
domestic water supply.  Swimming areas shall be located at least 
seventy-five (75) feet (preferably 150 feet) from boat docks or boat 
landing slips and shall be roped off by floats and cables to designate the 
safe limits of the swimming areas. Artificial swimming and wading pools 
shall be constructed in accordance with standards of the State Health 
Department. 

(k) Submission of Plans 

(1) No recreational vehicle camp shall be constructed nor shall any 
system of plumbing, sewage system, water supply or swimming 
pool for the vehicle camp be installed or altered until four (4) 
plans drawn to scale have been submitted to and approved by 
the County Planning Commission and the State Health 
Department. 

(2) An applicant for a Recreational Vehicle Camping Area Conditional 
Use Permit shall submit a development plan for the proposed 
park including the following: 

The proposed site and existing development. 
Proposed size, location and arrangement of buildings. 
Parking areas and stall arrangements. 
Entrance and exit drives. 
Proposed sewer and water system. 
Recreation areas. 

 
Staff Findings: The following findings of fact are presented by Staff for consideration 
by the Board of Adjustment: 
 

1) Will the granting of the variance be in harmony with the general 
purposes and intent of the Corinna Township Land Use (Zoning) and/or 
Subdivision Ordinance? 

a) Needs discussion. The spirit and intent of the current ordinance is to not 
allow for a Recreational Camp (any area on a daily, nightly or weekly basis for the 
accommodation of three or more occupied tents or travel trailers whether 
privately or publicly owned; and whether use of such accommodation is granted 
free of charge or for compensation) within a residential shoreline district. These 
are allowed but only in commercial camping areas. 

The spirit and intent of the ordinance in place at the time the lot apparently 
began to be used for camping was to allow a “recreational vehicle camping area” 
(also three or more tents, RVs, etc… used on a daily, nightly or weekly basis) as a 
conditional use, provided it could meet certain conditions for sewage treatment, 
water supply, spacing and other guidelines). 
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Overall, Staff would say that the spirit and intent of the ordinance is to limit uses 
in residential areas that would have an impact beyond what would be expected on 
a single residential lot or a number of residential lots in a neighborhood. There 
are two ways to look at the use of this lot for recreational camping. On the one 
hand, the number of RVs that would be on the site at any one time (provided it 
was no more than 6-7 RVs) would not be at a density that would necessarily be 
unusual for a residential neighborhood. On holiday weekends in particular, it 
would not be unusual to see 6-7 lots in a neighborhood all with one RV each. 
Even on non-holiday summer weekends it may not be unusual to expect 3-4 RVs 
in a neighborhood. 

On the other hand, Staff feels there is something different about a site used for 
group camping as opposed to one family with an RV on one lot. For one, it is 
probably more likely that a group playing games, swimming, or sitting around a 
campfire is going to generate more noise than would one family with an RV on 
one lot. It is also perhaps more likely that a group camp setting will involve more 
boats being brought to the site, as opposed to an RV making use of the 
homeowner’s boats where they are a guest. These, and other factors, may suggest 
that a group camp is likely to have a greater potential negative impact on a 
residential setting than would an equal number of RVs spread out throughout a 
neighborhood. Of course, the ultimate impact of having RVs on a lot – whether 
spread out over individual lots or concentrated in a group camp setting – 
depends primarily on the people using the lots. In some cases, one family with an 
RV on a residential lot could be significantly noisier and create more damage to 
the lake than a group camp setting with 6-7 RVs or tents. 

2) Will the granting of the variance be consistent with the Corinna 
Township Comprehensive Plan? 

 
Needs discussion. The Corinna Comprehensive Plan identifies this property as 
“Shoreline Residential”.  This is defined as “A designation for shoreline 
properties already developed, or to be developed, residentially”. 
 
See the discussion in 1) above about whether the use of this property is consistent 
with that of a residential neighborhood. Clearly, allowing three or more 
RVs/tents in combination would not be allowed under today’s ordinance. 
However, the fact that the site has provided some evidence indicating that the 
area has been used for more than three RVs or tents at a time for more than 30 
years provides at least some argument for allowing more than three units at a 
time, which would be consistent with state law protecting existing 
nonconforming uses. The Comprehensive Plan discusses the need to follow state 
law. 

The Comprehensive Plan also states the following as strategies to “protect, 
preserve, and enhance lake water quality”: 

o Require on-site storm water retention and erosion-control plans for all 
new lakeshore development and redevelopment of existing sites, to ensure 
that storm water runoff is properly managed and treated before entering 
surface waters. 

 Staff Comment: The site is currently mowed almost all the way 
down to the lake, if not the entire way for most of its lake frontage. 
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While some stormwater does soak into the large grass area, it is 
also likely that much of it flows into the lake fairly directly. See 
letter from Wright County SWCD for the discussion of stormwater 
issues. 

o Seek ways to ensure that new development, landscaping, or other 
alterations on lakeshore properties preserve and/or provide for the 
planting of native trees and shoreline vegetation. 

 Staff Comment: The west portion of the property is heavily treed. 
The east portion is mowed regularly down to the lake for most of 
the frontage. See comments above. 

o Require the use of best management practices as outlined by the 
Minnesota DNR, University of Minnesota Extension, or other appropriate 
agencies during the development and re-development of all property in 
the Township to prevent erosion and sedimentation that eventually 
reaches area lakes and wetlands through ditches, direct runoff, or other 
means. 

 Staff Comment: See previous discussion and SWCD letter. 

o Limit the amount of grading and filling in the shoreland area so as to 
minimize the disturbance of soil and prevent erosion. 

 Staff Comment: No grading or filling is proposed as part of this 
application, and would not be anticipated in the future unless it 
involved the construction of a small berm perhaps, along the 
shoreline to capture runoff and help it infiltrate into the ground 
before entering the lake. 

3) Is the proposed use of the property reasonable? 

Needs discussion. Whether the use is reasonable or not depends largely on the 
number of RVs/tents that are allowed at any one time. Staff would suggest that 2-
3 RVs is reasonable given that it is the density that would be allowed under 
current regulations if the property were split into residential lots and the 
grandfathered number allowed would be two. Allowing for more than 6-7 
RVs/tents at any one time would be considered unreasonable by Staff given that 
this would exceed the density that would be expected based on current lot widths 
in the vicinity. Where the line is in between is somewhat subjective, although 
staff feels that 3-4 is a fairly reasonable number given that this would be 
consistent with what would be allowed if the property were split into multiple 
residential lots (either based on today’s ordinance or the ordinance in 1973) and 
is less than the minimum number of RVs/tents that would require regulation by 
the Minnesota Department of Health (must be at least five RVs or tents). 

The other factor in determining what is reasonable is considering what 
apparently has been done on this property in the past. The applicant specifically 
asks for 1-2 events per year where 20+ tents are allowed on the site – apparently 
for Boy Scout groups. It may be reasonable to allow for such a use one time per 
year given this apparent historical use. However, Staff does not see a way to limit 
the use of the property in this way to one particular group such as the Boy Scouts. 
The Township would need to be aware that any group could use the property in 
this way. 
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4) Is the plight of the landowner due to circumstances unique to the 
property not created by the landowner? 

Needs discussion. There has apparently been a lot of confusion in recent years 
over what is allowed on the site or not allowed. It seems fairly clear from records 
submitted to the Township that the site was created and used for more than 35 
years as a recreational camping area. While this was not allowed by the 1973 
Zoning Ordinance without a conditional use permit (for three or more 
RVs/tents), the County either was not aware of the use or it was not a problem for 
the neighborhood as there is no record we have seen of complaints or 
enforcement action until the last 18 months. As such, there is a question about 
what the applicants should have known or not – particularly because they are an 
association whose membership has changed over the years.  

5) Will the variance, if granted, alter the essential character of the 
locality? 

Yes, if granted as proposed. Potentially not, if a lesser number of 
RVs/tents is allowed. See above question about whether the use fits into the 
residential setting, depending on how many RVs/tents are allowed. 

6) Are economic considerations the only reason the applicant cannot 
meet the strict requirements of the ordinance? 

No. There are other considerations than simply economic. These include the 
apparent historic use of the site for recreational camping (more than 35 years) 
and the lack of any complaints or enforcement by the County – which may not 
have had knowledge of the violations of its ordinance. 

7) Could the practical difficulty be alleviated by a feasible method 
other than a variance (taking into account economic considerations)? 

Needs discussion. The practical difficulty (not being able to use the site for 
group camping as it apparently has been for more than 35 years) can be alleviated 
whether only two RVs are allowed or 12. Staff feels the larger question is how 
much group camping should be allowed, based on the other variance criteria. 

8) Will the granting of the variance adversely affect the environmental 
quality of the area? 

No, if properly managed. There are a number of potential environmental 
impacts that could occur from a group camp setting. So long as sewage is 
propertly managed, this should not be one of them. Stormwater management 
could be improved on the site to help reduce that potential impact. Use of the 
surface water and potential impact on lake quality from that is a potential 
concern, but enforcement is more of a DNR or Wright County sheriff issue as it 
involves surface water use which is not subject to the Township Zoning 
Ordinance. Impervious surface coverage – even with 12 RVs or 20 tents would be 
much lower than the maximums allowed under the ordinance.  

 
Board of Adjustment Direction: The Board of Adjustment may approve the variance 
request, deny the request, or table the request 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. 
 



 
Corinna Township 
November 9, 2011 

 

4a-14

 
Staff Recommendation: Staff would recommend that the requested application be 
denied as presented (12 RVs/tents at any one time plus up to two annual events with 20+ 
tents on site). 
 
Staff would recommend that the Township could consider allowing somewhere between 
3 and 7 RVs/tents on the site with 3-4 being a number that can be justified due to the 
following specific reasons: 

1) Up to four RVs/tents at a time is unregulated by the Minnesota Department of 
Health. 

2) The site has adequate width and acreage such that 3 RVs or tents at a time is 
consistent with the density that would likely be allowed under the current ordinance 
if the property were split into multiple residential lots (approximately 450 feet of 
shoreline / 150 = 3 lots). 

3) The property appears to have been used for up to 3-4 RVs at a time, apparently 
without incident, for most of the past 35+ years. Complaints from residents in the 
neighborhood have seemed to center around the alleged “increased use” of the 
property in recent years – presumably for up to at least 6-7 RVs at a time. 

4) A limitation of 3-4 would be less than the number of RVs allowed per front foot of 
lakeshore in the vicinity based on current lot widths. It would be a reasonable 
accommodation for the apparent historic use of the property while still ensuring that 
the density of RVs/tents is not out of character with the neighborhood. 

 

Staff would recommend the Board of Adjustment consider the following as conditions of 
any approval: 

1) The applicant must submit a plan for adequate sewage treatment. This may include 
submitting a copy of a contract with a portable toilet company for maintenance of a 
portable toilet on the site at all times when camping is occurring on the site. This 
documentation must be kept current and the portable toilet properly maintained at 
all times so as not to create a pollution problem. 

2) The applicant shall submit a permanent stormwater management plan designed to 
minimize the potential for pollution of Cedar Lake and Turtle Bay from storwmater 
runoff on the site. These may include directing the construction of rain gardens, a 
vegetative buffer and/or berms along the shoreline, or other acceptable best 
management practices. The plan shall be submitted to the Township by March 1, 
2012 who shall then submit the plan to Wright Co SWCD for comment. The plan 
shall not be approved until SWCD has commented on the plan. The plan must be 
implemented by June 30, 2012. 

3) The applicant shall ensure that RVs and tents meet a minimum lake setback of 75 
feet at all times. 

4) The applicant shall ensure that RVs and tents meet a minimum side-yard setback of 
50 feet and a minimum road setback of 300 feet (or enough so that they are not 
located on the steep slopes leading up to the road) at all times. 



Minnesota Department of Health

Manufactured Home Parks and Recreational 
Camping Areas 
Summary of General Requirements for Recreational 
Camping Areas

Definitions•
Recreational Camping Vehicle Spacing•
Water Supply•
Sewage Disposal, Toilets and Shower Facilities•
Garbage and Refuse, Insect and Rodent Control, Other Things•

Definitions:

Recreational camping area (RCA), means any area, whether privately or publicly owned, 
used on a daily, nightly, weekly, or longer basis for the accommodation of five or more 
tents or recreational camping vehicles free of charge or for compensation. "Recreational 
camping areas" do not include youth camps, industrial camps, U.S. Forest Service 
Camps, state forest service camps, state wildlife management areas or state owned 
public access areas which are restricted in use to picnicking and boat landing, and 
temporary holding areas for self contained recreational vehicles created adjacent to 
motor sports facilities. 
 

1.

Recreational camping vehicle (RCV), includes the following: 2.

Any vehicular, portable structure built on a 
chassis, designed to be used as a temporary 
dwelling for travel, recreational, and vacation 
uses;

Any structure designed to be mounted on a truck 
chassis for use as a temporary dwelling for travel, 
recreation, and vacation;

Any portable, temporary dwelling to be used for 
travel, recreation, and vacation, constructed as an 
integral part of a self propelled vehicle; and
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Any folding structure, mounted on wheels 
designed for travel, recreation, and vacation use.

Recreational Camping Vehicle Spacing:

There must be 10 feet of open space between the sides of adjacent RCVs and their 
attachments. 
 

1.

Minimum site size of 2,000 square for each RCV. 
 

2.

All RCVs must be located at least 25 feet from property lines which abut a public street or 
highway and at least 10 feet from all other property boundary lines.

3.

Water Supply:

The water supply system must meet all applicable MDH requirements for public water 
supplies (MN Rules Chapter 4720 Attention: Non-MDH link) and water wells (MN Rules 
Chapter 4725 Attention: Non-MDH link). 
 

1.

Water must be available within 400 feet of every campsite. 
 

2.

Minimum water riser pipe size is 3/4 inch; water riser and sewer riser must be 
constructed of approved materials and separated by at least 10 feet. 
 

3.

All plumbing must be installed in accordance with the Minnesota Plumbing Code, 
Chapter 4715 Attention: Non-MDH link.

4.

Sewage Disposal, Toilets and Shower Facilities:

All sewage and waste water must be discharged into an approved municipal sewage 
system if one is available or an individual on site sewage treatment system that meets 
the requirements of the Minnesota Pollution Control Agency rules, Chapter 7080 
Attention: Non-MDH link and any applicable local codes. 
 

1.

Toilet and shower facilities must be provided in all campgrounds which harbor any RCV 
which is not equipped with toilet and bathing facilities, in accordance with the schedule in 
MN Rules Chapter 4630.0900 Attention: Non-MDH link. Toilet and shower facilities shall 
be adequately heated, ventilated and lighted and have durable, washable, floors, walls, 
and ceilings and meet ADA requirements. Toilet facilities must be provided within 400 
feet of any campsite. 
 

2.

Camping areas harboring RCVs with self contained waste water tanks must provide a 
sanitary dumping station in the ratio of 1 sanitary station for each 100 sites or fraction 
thereof. Sanitary stations must be adequately screened and located at least 50 feet from 
any campsite. 
 

3.

Properly constructed privies may be provided for toilet facilities provided that they are 
installed in accordance with local zoning requirements.

4.
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Garbage and Refuse, Insect and Rodent Control, other things:

Adequate number of fly tight, watertight and rodent proof containers must be provided for 
all garbage and refuse. Garbage must be collected for disposal as often as necessary to 
prevent nuisance conditions and not less than once each week. 
 

1.

RCAs must be maintained free of accumulations of debris or material which may provide 
rodent harborage or breeding places for insect pests. RCAs must be maintained free of 
growths of noxious weeds. 
 

2.

Domestic animals or pets must not be allowed to run at large or cause any nuisances 
within a RCA. Any kennels, pens or other facilities provided for animals must be 
maintained in a sanitary condition. 
 

3.

A maximum speed limit of 10 miles per hour must be clearly posted throughout the RCA.4.

651-201-5000 Phone 
888-345-0823 Toll-free 
651-201-5797 TTY 

©2011 The Minnesota Department of Health. All Rights Reserved. 

Updated Monday, 22-Nov-2010 17:24:17 CST 
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10/29/2011 
 
Greetings: 
Please accept this email in opposition to the proposed variance.  I do not feel that the proposed 
variance is in line with good stewardship of Cedar Lake. The negative environmental impact to 
the lake is of great concern. It appears to be contrary to the Corinna Township and Wright 
County Land Use Plans. A rezoning of this nature has the potential to set a precedent for 
additional commercial development. Any recreational need can already be met on the lake or 
within minutes of the lake. Such development is not in synch with the character of the lake or 
neighborhood.  
 
Wayne J. Abdella 
8102 Isaak Ave NW 
Annandale, MN 55302 
 
 
10/29/2011 
 
HI 
I sent a note to the planning team but realize I am to contact you directly with concerns about 
the variance request by Cedar Acres Park representatives.  As a lake owner for the past 14 
years we were startled 2-3 years ago by the increased usage of the Cedar Arces park area.   
Previously there were neighborhood gatherings there and an ocassional overnight camping. 
During the past two years there have been RV's and tents there where there are clearly over 14 
units (10 RV's and multiple tents) with people leaving their campers there during the week.  The 
docks have increased to 4 and while that is not an issue ... it is the increased number of boats 
mored there that indicate on-going presence and utilization beyond a lake access neighborhood 
park .  We believe that based on utilization guidelines established in the mid 1970's when this 
site was established, based on the fact that it is 450 of lake front including Turtle Bay, there was 
a limit of 4 docks to reflect that fact that this is basically a 3 lot piece of property, not a 15 unit 
piece of property.   
 
This is a fragile lake that experiences high usage with the county park and public landing.  We 
have struggled to maintain the ecosystem.  The latest hit was the identification of milfoil that has 
now been documented and being treated.   Turtle Bay where Cedar Acres is located is one of 
the habitats that supports spawning and a rich diverse natural wildlife.  It is one thing for the 
association to have a recreational area for their use, but we do not need / nor can the lake 
sustain another campground.  We have a camp, campground, and public access. The 
Comprehensive Plan for Cedar Lake clearly supported the notion that we are at capacity for 
utilization.  Also a second trail  and camping park on the lake shore is not desired by those of 
who pay taxes.  These people are not tax payers, yet are asking to dramatically change their 
usage patterns of the lake.  
 
Fourteen years ago we looked at a home in Cedar Acres. The multiple listing information clearly 
indicated lake access, but nothing about a camp ground.  Landowners knew they were not 
getting a camp ground and if they have been misled over the years by previous owners, that 
should not alter the stance of the local governing agencies.  We have  beautiful county park.  
We have a great lake.  WE must keep focused on how to maintain this habitat and this lake for 
future generations   
 



Thank you for allowing us to express our concerns.   
 
Dave & Sue Nash 
8878 Jasper Ave NW 
Annandale, MN 55302 
 
 
10/29/2011 
 
Dear Board members, 
 
As a land owner of Cedar Lake I wish to express my concern about having to once more deal 
with requests to expand the usage of the 450 feet of lake front by Cedar Acres to a private camp 
site for now up to 15 RV's and 20 tents 1-2 times per year.  The comprehensive plan that was 
established for Cedar Lake and the on-going history from as early as 1975 shows a pattern of 
consistently trying to push the limits on the use of this important lake habitat for recreational use 
that is not consistent with the character of the lake and has consistently been evaluated as not 
appropriate.  Land purchasers of those having access to Cedar Acres Park have not been 
promised a private camp site.  The use of this land has exploded in the past 2 years. 
I request that committee turn down once more Cedar Acres home owner's request to expand 
their usage of Turle Bay 
 
Sue Nash 
 
 
10/30/2011 
 
Phil and I are opposed to this variance request.  Two issues… 
#1- Why has this campground set-up been allowed to continue, even though they are operating 
out of compliance.  Obviously this same non-conforming arrangement continued this past 
summer even though Cedar Lake property owners were against it. 
#2- Our lake is of modest size and already holds a busy public campground.  
 
It is our hope that Brian Marx will begin to conform to the expectations and requirements that 
presently exist for Cedar Acres. 
 
Beth and Phil Trout 
7392 Isaak Ave.  
Annandale, MN  55302 
btrout@s-sm.org 
 
 
 
Oct 31,2011 
                                                              
 I am sending this email in behalf of my mother Mary E. Antil whose property address is 7524 
Isaak Ave NW. Annandale MN due to complications with her eyesite. 
  
Mary E.Antil is strongly opposed to  expanding the variance for the recreational campsite 7755 
Isaak Ave NW. Annandale, MN. 



  
Reasons: 
  
 Noise has been a problem   from the existing campsite, pollution, sanitation,  littering, increase 
of more docks and boat traffic,  increased traffic on Isaak Ave NW with campers 
and recreational vehicles. 
  
Cedar Lake already has a beautiful campground on the north end of the lake that is large 
enough to accommodate large RV's and popup campers. 
. 
There is no need for another one on the west side of the lake. 
  
Plus I have heard that zebra mussels have been brought into the lake from transient boaters 
who do not clean off the bottoms of their boats. 
  
We the owners of property are paying large assessments to keep our lake clean and those who 
visit the campsite could care less on what happens to Cedar Lake since they have no interest in 
the lake and we, the owners would like to preserve Cedar Lake  for many years to come. 
  
We can't let this expansion happen for all the reasons above.  Please let me that you have 
received this mail.  Thank you. 
  
  
Sincerely, 
Mary E. Antil   DePere, WI 
Mary Jo Antil POA for Mary Antil 
 
 
10/31/2011 

I am writing for my father John T. Henderson, who owns the property at 8184 Isaak Ave., on the 
west side of Cedar Lake.  His home address is 1408 Applewood Ct. #207, Roseville, MN 
55113.  These are his words.   

Obviously it would be absurd to allow 12 campers and 20 tents (non owners) to pollute our 
lake.  As I understand it, visiting boats are required to wash off weeds etc when leaving one 
access and moving to another.   Certainly it is much worse to allow visitors to camp on this 
property with questionable controls of sewage, fires, lake usage, shoreline protection, etc.   
Though I doubt this change in zoning could pass, I hope the CLCC again gathers neighbors 
and opinions to attend.  I regret that I am unable to attend the meeting.   
         
John T. Henderson (Lake home at 8184 Isaak Ave, Cedar Lake)    
Jim & Marcia Behm are our daughter & son-in-law. They maintain the property    
and occupy the lake home regularly in the summer.       
 
 
10/31/2011 
 
Our family has been on this lake for 37 yrs.  We have wonderful memories on this lake. The lake 
has gotten busier and busier every year. There are so many speed boats and jet skis on here 
now that fishing on the weekends is impossible. 



 We feel with Schroeders Park and the other accesses on this lake that is more than enough. 
There aren't enough spawning areas on this lake now. This would not be good for this spawning 
area. They have already cut down some of the bull rushes. 
 
 We feel that this would be very hard on our lake, and its habitat . 
 
John Jacobson 
8120 Isaak Ave NW 
 
 
11/3/2011 
 
We're over on Isaak, far enough away from the site; personally never bothered by it. 
  
i thought we were all told to GO HOME AND BE GOOD NEIGHBORS AWHILE BACK BY YOU 
GUYS. 
  
WHAT gives NOW?? 
  
Want to read the report; want to be open minded and fair. 
  
Been here 58 years.  The cows never bothered me, nor are these people personally. 
  
Am one of the original FGR opponents from the 70's surviving still and was part of the original 
CLCC lawsuit as Secretary for the CLCC in 1970 and President in 1976. 
  
We made our peace with FGR thru our lawsuit or settlement whatever you want to call it in the 
agreement and have never looked back, and they've been good neighbors as far as I'm 
concerned and just what IS THE PROBLEM? 
  
Judy Draper Martin 
 
 
11/7/2011 
 
We are unable to attend the November 9th meeting.  Dave Levi will be speaking on our behalf.  
We are opposed to any additional camping over what is allowed by ordinance for any residential 
lot. 
Dave & Cheryl Wagner 
7656 Isaak Ave NW 
 
 
11/7/2011 
 
Please let it be know that we object to the requested variance to increase the number of 
"allowed" camping units at Cedar Acres. 
 
There are several issues of fact within the "staff report" that I/we will dispute at the meeting on 
11/9/11. 
 



Among them, but limited to are below: 
 
-You state there have been no issues prior to 2010.  This is not true. While the activity has 
increased recently, noise has been the primary concern for several years. At least 5 years ago I 
called the WC Sheriff to complain about noise. Sheriff Joe Haggerty (deputy at the time) came 
to my house observed the noise first hand. He then went to Cedar Acres and ordered them to 
comply with the noise ordinance. Noise has been a continuing problem. 
 
-The average lot size of 63' as discussed in your staff report is not reasonable. The distance use 
to calculate this, you state is, limited to 1/4 mile and the impact of Cedar Acres is much broader 
than that. I doubt the average lot in the "neighborhood"  is only 63'. 
 
Please be advised that we oppose your recommendation to "expand" the use beyond it's current 
level. 
 
Respectfully, 
Dave & Sue Levi 
7876 Irvine Avenue NW 
Annandale, MN 55302 
 
 
11/8/2011 
 
Mike Hankee and Bill Arendt, both officers of the Cedar Lake Conservation Club (CLCC), will 
attend the meeting and present the CLCC response to the variance request. 
 
Bill Arendt 
 




