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STAFF REPORT

Application: Requests relating to developing a 21.87-acre parcel with seven lakeshore lots.
Approvals required include a rezoning amendment to move from AG General
Agriculture to R-1 Residential with an S-2 Residential Recreational Shoreland
overlay.

Applicant and Tyler Serbus
Property Owner:

Agenda Item: 6a

Background Information:

e Proposal: The applicant is proposing to rezone the parcel to R1 for plans to add seven (7) shoreland
lake lots that meet minimum R1 lots standards. The remaining parcel would remain AG focused.

e Location:
o Property address: 17483 64TH ST SW
o Sec/Twp/Range: 6-118-28
o Parcel number(s): 218000064200

e Zoning: AG - General Agriculture / S2 - Residential-Recreational Shorelands - Collinwood Lake,
(General Development lake)

e Lot size: Approx. 952,657 sq ft (21.87 acres) according to County GIS estimate.
e Septic System Status: The property will be served by private sewer and private water.
e Natural Features:

o Floodplain: The property is not in a floodplain.

o Bluff/Steep Slopes: The lot does not contain a bluff. The lot does contain steep slopes
near the shoreline that would require setback to avoid any impact on the proposed
improvement(s) of the property.

o Wetlands: There are no wetlands that are likely to be impacted by the proposed
improvement(s) to the property.

o Current Shoreline Conditions: The shoreline of the property consists primarily of wooded
shoreline of Collinwood Lake.

Planning Commission Action: The Planning Commission may recommend approval of the request,
denial of the request(s), or tabling the request(s) if the Commission should need additional information
from the applicant. If the Commission should recommend approval or denial of the request, the
Commission should state its recommended findings which support either of these actions.
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Staff Comments:

1. The parcel contain 14 acres of prime soil quality with the remaining 7 acres being wooded or non-
prime areas.

2. Within the S-2 Shoreland District, single-family residential lots not served by municipal sewer must
have a minimum lot area of 40,000 square feet, a minimum lot width of 150 feet measured at the
building line, a 75-foot structure setback from the OHWL, and comply with all shoreland setback and
impervious surface limitations.

3. Approvals required include Township PC recommendation to Township Board to recommend to
Wright County who makes zoning approvals.

Staff Recommendation: Based on the findings of fact and discussion listed below, Staff recommends
approval of the proposed Rezoning only if it is found that the standards for approval have been met.

If the application or some version of the application is approved, Staff would recommend consideration

for the

following conditions of approval (or tabling of the application to allow for review of revised plans

consistent with the following):

Conditions cannot be proposed with rezoning ordinance amendments. However, the Town
could choose to recommend rezoning only the proposed shoreland lots leaving the remaining
portion of the parcel zoned AG.

Applicable Statutes/Ordinances: See Appendix A.

Findings of Fact: The following findings of fact are presented by Staff for consideration by the Planning
Commission:

1) Is the proposed rezoning consistent with the Township and County's Comprehensive Plan?

Findings Supporting Approval

The proposed rezoning from AG (General Agriculture) to R-1 (Single-Family Residential) is
consistent with the Township and County Comprehensive Plan goals that support orderly
residential development in areas adjacent to existing lakeshore residential uses.

The subject parcel is located along Collinwood Lake, where surrounding development patterns
already include platted residential lake lots, indicating that residential use is an established and
anticipated land use in the area.

The revised concept plan demonstrates compliance with minimum shoreland lot width and
area standards, supporting low-density residential development consistent with
comprehensive plan objectives for shoreland protection and compatible land use transitions.

The rezoning supports a logical extension of existing residential zoning patterns and avoids the
introduction of incompatible or intensive non-residential uses.
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The proposed rezoning does not obligate approval of a subdivision but allows future
residential development to be evaluated under applicable zoning, subdivision, and shoreland
regulations, consistent with comprehensive planning principles.

Findings Supporting Denial

The Township and County Comprehensive Plans identify the subject parcel as part of an
agricultural land use area, and the proposed rezoning to R-1 represents a departure from long-
range policies intended to preserve agricultural land.

The Comprehensive Plan does not specifically designate the subject parcel for residential
expansion, and approval could undermine broader goals related to agricultural land protection
and rural character.

Rezoning the entire parcel to R-1 may be premature absent an approved subdivision plan
demonstrating how future development would fully align with comprehensive plan objectives.

The Plan encourages residential development to occur primarily within or adjacent to
established growth areas, and the subject parcel’s rezoning could contribute to incremental
rural residential sprawl inconsistent with plan intent.

2) Changed Conditions in the County or Township

Findings Supporting Approval

Conditions in the Township have changed over time due to the established presence of
residential lake development along Collinwood Lake, reducing the suitability of the subject
parcel for long-term agricultural use.

The parcel’s location adjacent to existing residential development and within the shoreland
district reflects development pressures and land use trends not present when the parcel was
originally zoned AG.

Advances in land use planning, shoreland protection standards, and subdivision design allow
residential development to occur in a manner that better protects natural resources than was
previously possible.

The revised lot configuration meeting minimum lot width and area standards reflects evolving
regulatory expectations and supports a transition away from agricultural zoning in this specific
location.

The rezoning responds to changed physical and functional conditions, including proximity to
existing residential infrastructure and access patterns.

Findings Supporting Denial

No substantial changes in conditions have occurred that would necessitate a rezoning of the
subject parcel, as the land has remained largely undeveloped and suitable for agricultural use.
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Residential development pressure alone does not constitute a sufficient changed condition to
justify rezoning under the ordinance.

Infrastructure availability, including roads and services, has not materially changed in a
manner that requires reclassification of the property.

The existing zoning classification remains viable and consistent with historical land use
patterns, and no external factors compel a change in zoning designation at this time.

Incremental changes in nearby development do not rise to the level of a documented,
Township-wide or County-wide change in conditions.

Attachments:

Page Attachment
8 Rezoning Application
15 Aerial image of 218000064200
17 Farmland Classification Map
19 Wetland Map
20 Topology/contours map
22 Published Hearing Notice
23 Map of Collinwood Lake area
24 Zoning Map of Collinwood area
25 Stockholm Township Land Use Plan Map 2011
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Appendix A
Applicable Statutes and Ordinances

Stockholm Township/Wright County Regulations

The following statutes, ordinances, and regulatory documents govern the review and consideration of
the proposed rezoning (map amendment) for PID 218-000-064200:

Minnesota Statutes

Minn. Stat. § 394 — County Planning and Zoning Authority, including zoning regulations, amendments,
and procedures.

Minn. Stat. § 394.27 — Zoning ordinance amendments (map amendments).

Minn. Stat. § 394.36 — Shoreland zoning standards and limitations.

Minn. Stat. § 15.99 — Deadlines for zoning decisions and governmental approvals.
Minnesota Rules

Minnesota Rules Chapter 6120 — Shoreland Management Standards (including minimum lot area, lot
width, setbacks, and density requirements).

Minnesota Rules Chapters 7080—7083 — Subsurface Sewage Treatment System (SSTS) requirements
(applicable at subdivision and development stages).

Wright County Ordinances

Wright County Zoning Ordinance — Including but not limited to:

Provisions governing zoning map amendments (rezonings);

R-1 Residential District dimensional and use standards;

AG (General Agriculture) District standards;

Shoreland Management District (S-2) standards implementing Minnesota Rules Chapter 6120;
Planned Unit Development (PUD) provisions where applicable.

Wright County Shoreland Regulations — Governing minimum lot area, lot width, structure setbacks from
the Ordinary High Water Level (OHWL), impervious surface limits, and shore impact zone protections.

Wright County Subdivision Ordinance — Applicable at the time of platting and subdivision approval,
including lot design, access, and infrastructure requirements.

Stockholm Township Regulations and Authority

Stockholm Township Zoning Ordinance and Zoning Map, as adopted and administered by the
Township.
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Township—County Zoning Administration Framework, under which Stockholm Township administers
zoning using Wright County ordinance standards.

Stockholm Township Comprehensive Plan, as applicable to land use policy, future land use guidance,
and rezoning findings.

Other Applicable Documents

Wright County Comprehensive Land Use Plan, including applicable goals, policies, and future land use
guidance relevant to rezoning decisions.

Official Shoreland Maps adopted by Wright County and applied within Stockholm Township.
Applicability Statement

Rezoning approval does not constitute approval of any subdivision, lot configuration, or development
proposal. Any future subdivision or development of the property must comply with all applicable

Wright County, Stockholm Township, and State of Minnesota regulations in effect at the time of
application, including shoreland, subdivision, and environmental requirements.
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32 Wright County - Land Usage and Zoning

(1) The County Board of Commissioners may adopt amendments to this chapter and zoning
maps in relation both to land uses within a particular district or to the location of the distriet lines.

(2} Such amendments shall not be issued indiscriminately, but shall only be used as a means
to reflect changes in the goals and policies of the community as reflected in the Policies Plan or
changes in conditions in the county.

(B) Procedire.

(1} Anamendment to the text of this chapter or zoning map may be initiated by the County
Board of Commissioners, the Planning Commission, the Zoning Administrator, or by application of a
property owner. Any amendment not initiated by the Planning Commission shall be referred to the
Planning Commission for review and may not be acted upon by the County Board until it has received
the Planning Commission’s recommendation. Notwithstanding the aforementioned, the Zoning
Administrator is authorized to refer any application filed under this section from the Planning
Commission prior to it receiving a recommendation and refer the application directly to the County
Board in the even the application has the potential to violate the time limits established under M.S. §
15.99. Individuals wishing to initiate an amendment application form shall submit it to the Zoning
Administrator and pay the required fee.

{2} Written notice of public hearings on the proposed amendment shall be sent to the
poverning bodies of towns and municipalities located within two miles of the property to be rezoned
within the county. In unincorporated areas, the property owners of record within one-half mile of the
property zoning amendment. In incorporated areas, the property owners within 500 feet of the property
in question shall be notified in writing of the proposed zoning amendment.

{3) A public hearing on the rezoning application shall be held by the Planning Commission.
Motice of said hearing shall be published in the official newspaper designated by the County Board.
The recommendation of the Planning Commission will be referred to the County Board following the
hearing recommending approval, neutral response, disapproval or modified approval of the proposed
amendment.

{4) The County Board will act on the application after referral by the Planning Commission.
The County Board shall review the application based on the record compiled by the Planning
Commission and the Zoning Administrator. The County Board may, in exceptional and rare
circumstances on matters of significant publie interest, order a second public hearing to be conducted
during a board meeting or as part of a committee of the Board. The person making the application shall
be notified of the action taken. The Zoning Administrator shall maintain records of amendments to the
text and zoning map of this chapter.

(5) No application of a property owner for an amendment to the text of this chapter or the
zoning map shall be considered by the Planning Commission within one-vear period following denial
of such request; except, the Planning Commission may permit a new application, if in the opinion of
the Planning Commission, new evidence or a change of circumstances warrant it.

(Ord. 23-4, passed 12-19-2023)
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