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CORINNA TOWNSHIP 
AGENDA 

BOARD OF ADJUSTMENT / PLANNING AND ZONING COMMISSION 
October 8, 2013 

7:00 PM 

1. Call to Order 
 
2. Roll Call 

 
3. Additions or Deletions to the Agenda 
 
4. Public Hearings 

a. After-the-fact variance for impervious lot coverage to be approximately 27.1% 
(maximum allowed is 25%). 

i. Applicant(s): Court Holman 
ii. Property Address: 8334 Irvine Ave NW, Annandale 

iii. Sec/Twp/Range: 22-121-27 
iv. Parcel Number(s): 206000223200 

b. Conditional use permit to construct a 45' x 76' horse barn and attached 81' x 152'  
indoor horse arena for year-round therapeutic and educational benefits. A 
conditional use permit is required for "riding academies". 

i. Applicant(s): Children’s Disability Service Association/Friendship Ventures 
(Camp Courage) 

ii. Property Address: 8135 County Road 7 NW 
iii. Sec/Twp/Range: 23-121-27 
iv. Parcel Number(s): 206000233300 

c. Variance to expand the existing dwelling to allow for a crawl space/storm shelter 
approximately 53 feet and an enclosed stairway approximately 56 feet from Bass 
Lake (min. 75 ft required). 

i. Applicant(s): Robert and Patricia  Nesbitt 
ii. Property Address: 11282 Klever Ave NW 

iii. Sec/Twp/Range: 5-121-27 
iv. Parcel Number(s): 20601600080 

 
5. Approve Previous Meeting Minutes 

a. September 10, 2013 
 

6. Zoning Administrator’s Report 

a. Permits 
b. Correspondence 
c. Enforcement Actions 
d. Findings of Fact – Previous PC/BOA Decisions 

 



7. Other Business 
a. Ordinance Updates 

i. Options/Ideas for erosion control requirements 
b. Draft update to Township’s “expansion” policy 
c. Discuss possible update to 2007 Comprehensive Plan. 
 

8. Adjournment 
 
This agenda is not exclusive. Other business may be discussed as deemed necessary. 



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. 

Public Hearing – Location Map 

Corinna Township 
Location Map for October 8, 2013 Public Hearings 

Corinna Town 
Hall (9801 
Ireland Ave) 

Camp Courage 
Conditional 
Use 

Holman 
variance 

Nesbitt 
variance 
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STAFF REPORT 
 

Application: After-the-fact variance for impervious lot coverage to be approximately 
27.1% (maximum allowed is 25%) 

Applicant: Court Holman 

Agenda Item: 4(a) 
 
Background Information:  

 Proposal: The applicant applied for a conditional use permit at the August 2013 
meeting of the Corinna Planning Commission. That CUP was for the purpose of 
allowing the installation of boulder retaining walls, fill and other land alteration 
activities intended to prevent erosion of the applicant’s hillside. At the time of that 
application, the boulder walls had already been mostly installed. One of the 
conditions of that approval was that the applicant, provide evidence that the 
impervious coverage of the lot was under the allowable 25% - with the clarification 
that the boulder walls would count as 50% impervious. Staff subsequently measured 
the boulder walls, added this to the amount of impervious calculated by the 
applicant’s sewer designer and added in the lakeside fire ring and stairway that was 
not included in the other calculations. When calculating these all together, the 
impervious coverage exceeded 25% by 502 sq ft. 

 Location: 
o Property Address: 8334 Irvine Ave NW, Annandale 
o Sec/Twp/Range: 22-121-27 
o Parcel Number(s): 206000223200 

 Zoning: Urban/Rural Transition (R1) /Residential Recreation Shorelands (S-2) 
Overlay District, Cedar Lake (General Development lake) 

 Lot size: 23,988 sq ft (0.55 acres) according to 2012 site plan. 

Existing Impervious Coverage (prior to 2012 house rebuild): 

 Buildings: 1,000 sq ft (4.2%) 

 Total: 6,633 sq ft (27.7%) – includes lakeside fire pit and stairway 

Impervious Coverage (after 2012 house rebuild - proposed): 

 Buildings: 2,084 sq ft (8.7%) 

 Total: 5,437 sq ft (22.7%)1 

Actual Impervious Coverage (after inclusion of lakeside fire ring/stairs and 50% 
of boulder walls): 

 Buildings: 2,084 sq ft (8.7%) 

                                                 
1 This figure differs from that in the 2012 site plan, which indicated 5,536 sq ft and 23.1% coverage. There 
appeared to be an error in addition on the 2012 site plan. 
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 Total: 

o 5,820 sq ft (24.3%) – Without boulder retaining walls, with fire pit 
and stairway to beach 

o 6,499 sq ft (27.1%) – With boulder retaining walls, fire pit and 
stairway to beach – 502 sq ft above 25% limit 

 Septic System Status: A new system (Type IV) is proposed has been installed for 
this property in the last month. 

 Natural Features: 

o Floodplain: The property is not located within a floodplain.  

o Bluff/Steep Slopes: The site is fairly flat until the lakeside of the proposed 
home, where it begins to drop off steeply (about a 28-29% slope). The 
slopes do not constitute a bluff. 

o Wetlands: There do not appear to be any wetlands impacting the 
proposal. 

 Permit History: 

o 1972 – Dwelling permit 

o 1978 – Administrative setback variance (side yard and road) 

o 1996 – Septic certification 

o 2013 (August) – Conditional Use Permit/Land Alteration 

 
Applicable Statutes/Ordinances:  
 
Minnesota Statutes 

 
462.357 (2011) OFFICIAL CONTROLS: ZONING ORDINANCE. 

Subd. 6.Appeals and adjustments. 
Appeals to the board of appeals and adjustments may be taken by any 

affected person upon compliance with any reasonable conditions imposed by the 
zoning ordinance. The board of appeals and adjustments has the following powers 
with respect to the zoning ordinance: 

(1) To hear and decide appeals where it is alleged that there is an error in any 
order, requirement, decision, or determination made by an administrative officer 
in the enforcement of the zoning ordinance. 

(2) To hear requests for variances from the requirements of the zoning 
ordinance including restrictions placed on nonconformities. Variances shall only 
be permitted when they are in harmony with the general purposes and intent of 
the ordinance 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 zoning ordinance. "Practical 
difficulties," as used in connection with the granting of a variance, means that the 
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property owner proposes to use the property in a reasonable manner not 
permitted by the zoning ordinance; 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 ordinance. 
The board of appeals and adjustments or the governing body as the case may be, 
may not permit as a variance any use that is not allowed under the zoning 
ordinance for property in the zone where the affected person's land is located. The 
board or governing body as the case may be, may permit as a variance the 
temporary use of a one family dwelling as a two family dwelling. The board or 
governing body as the case may be 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 Regulations 

POLICY GUIDELINES – WRIGHT COUNTY BOARD OF ADJUSTMENT 

1.) POLICIES GENERALLY RELATED TO ALL REQUESTS  

g. When lakeshore property, combination of lots, or a lot is divided by an access 
easement or road, the individual portions on either side of the road shall be 
considered separately under performance standard calculations related to lot size 
and lot coverage. 

 
403. LOT COVERAGE 
 

Not more than fifteen (15) percent of a lot may be covered by buildings and not 
more than twenty-five (25) percent of lot may be covered by impervious surfaces, 
including all structures, decks and pavement areas except as provided in Section 
608, 609, and 610. 

502.  APPEALS AND BOARD OF ADJUSTMENT 

502.4 Findings 

(1) The Board of Adjustment must review variance petitions and consider the 
following factors prior to finding that a practical difficulty has been 
presented. The applicant must provide a statement of evidence 
addressing the following elements to the extent they are relevant to the 
applicant’s situation. 

(a) The granting of the variance will be in harmony with the County 
Land Use Plan. 

(b) The property owner proposes to use the property in a reasonable 
manner not permitted by an official control. 

(c) The plight of the owner is due to circumstances unique to the 
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property not created by the owner. 
(d) The proposal does not alter the essential character of the locality. 
(e) The practical difficulty cannot be alleviated by a method other 

than a variance; and. 
(f) The granting of the variance will not adversely affect the 

environmental quality of the area. 
 
The Board of Adjustment may grant a variance if it finds that all of the above factors 
have been established.  The Board of Adjustment must not approve a variance request 
unless the applicant proves all of the above factors and established that there are 
practical difficulties in complying with official controls.  The burden of proof of these 
matters rests completely on the applicant. 
 
 
721.  ACCESS DRIVES AND ACCESS 

721.1 Access drives may not be placed closer than five (5) feet to any side or rear lot line.  
No access drive shall be closer than three (3) feet to any single or two family 
residence, no closer than five (5) feet to any multiple family building or 
commercial building.  The number and types of access drives onto major streets 
may be controlled and limited in the interests of public safety and efficient traffic 
flow. 

721.2 Access drives onto county roads shall require a review by the County Engineer.  
The County Engineer shall determine the appropriate location, size, and design 
of such access drives and may limit the number of access drives in the interest of 
public safety and efficient traffic flow.  Access drives onto township roads shall 
be approved by the appropriate township board. 

721.3 Access drives to principal structures which traverse wooded, steep, or open field 
areas shall be constructed and maintained to a width and base material depth 
sufficient to support access by emergency vehicles.  The Building Inspector shall 
review all access drives (driveways) for compliance with the accepted 
community access drive standards. 

721.4 All driveways shall have a minimum width of ten (10) feet with a pavement 
strength capable of supporting emergency and fire vehicles. 

721.5 All lots or parcels shall have direct adequate physical access for emergency 
vehicles along the frontage of the lot or parcel from either an existing dedicated 
public roadway, or an existing private roadway approved by the County 
Planning Commission, County Board or Township Board. 

721.6 Public and private roads and parking areas must be designed to take advantage of   
natural vegetation and topography to achieve maximum screening from view 
from public waters.  Documentation must be provided by a qualified individual 
that all roads and parking areas are designed and constructed to minimize and 
control erosion to public waters consistent with the field office technical guides of 
the local soil and water conservation district, or other applicable technical 
materials. 
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721.7 Roads, driveways, and parking areas must meet shoreland structure setbacks and 
must not be placed within bluff and shore impact zones, when other reasonable 
and feasible placement alternatives exist.  If no alternatives exist, they may be 
placed within these areas, and must be designed to minimize adverse impacts. 

721.8 Public and private watercraft access ramps, approach roads, and access-related 
parking areas may be placed within shore impact zones provided the vegetative 
screening and erosion control conditions of this subpart are met.  For private 
facilities, the grading and filling provisions of Section 5.32 of this ordinance must 
be met. 

 
Findings of Fact: 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? 

Needs discussion: The spirit and intent of the ordinance (impervious surface 
limit) is to help protect lake water quality by allowing more stormwater runoff to 
infiltrate into the ground. The intent is also presumably to prevent wide 
disparities in the size of buildings on similarly sized lots. 

Comment: The proposal would clearly be inconsistent with the intent to 
limit the percentage of a lot that is covered by hard surfaces that do not 
allow water to infiltrate into the ground. Further, it does appear that 
there are ways in which to reasonably reduce the impervious coverage 
while still allowing the boulder walls to remain. However, the boulder 
walls were constructed for the purpose of slowing down runoff and 
preventing erosion, which would also seem to have the effect of 
allowing more water to infiltrate into the ground that might have 
previously occurred given the steep slopes. 

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

Needs discussion. The Comprehensive Plan 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: As stated above, and as discussed at the August 
2013 Conditional Use hearing, the purpose of the boulder walls, 
which put the property over the 25% impervious limit, was to 
better prevent erosion and protect water quality. These walls, and 
the much improved vegetative cover present since the August 
2013 conditional use hearing, would seem to help achieve the 
above strategy from the Comprehensive Plan. However, it 



Corinna Township 4(a) - 6 
October 8, 2013 

 

appears possible to gain the benefit of the walls, while still 
limiting impervious surface coverage elsewhere (the driveway 
leading all the way down to the lakeshore beach appears to be the 
most obvious area that could be converted to pervious surfaces). 

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 current application will not have any 
additional impact on tree cover on the lot. The entire shoreline is 
beach sand. 

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 comments above. 

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: There has been a significant amount of filling and 
land alteration already on this lot, which was approved by the 
August 2013 conditional use/land alteration permit. 

3. Is the proposed use of the property reasonable? 

Needs discussion. The use of the boulder retaining walls is, in Staff’s opinion, a 
reasonable alteration to the lot given the amount of erosion that had been 
occurring previously. The primary question though, is whether having greater 
than 25% impervious coverage is reasonable for this lot. Given that the applicant 
would need to reduce coverage by just over 500 sq ft, the presence of a 750-800 sq 
ft stretch of paved driveway leading from the garage entrance to the shoreline, 
and the unusual nature of a driveway leading all the way to the lake on most 
shoreline properties, it would appear reasonable to expect the landowner to 
eliminate or reduce in size the footprint of the driveway to the lake. If the 
landowner wishes to retain accessibility to the lake via a driving surface, this 
could perhaps be accomplished by narrowing up the driveway or creating a two-
track driving surface with grass/plantings along the sides and in between the 
tracks. For example, two 2-foot driving tracks (or one 4 ft-wide path) would 
reduce impervious coverage by about 410-460 sq ft. 

4. Is the plight of the landowner due to circumstances unique to the property not 
created by the landowner? 

Needs discussion. The landowner clearly has limited control over the size or 
dimensions of the lot, which is a primary factor in the need for the requested 
variances. It could also be argued that the applicant had little choice, given the 
amount of water running down their property and the need to prevent 
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erosion/protect their home, but to install retaining walls (although they could 
possibly have been slightly smaller in size). However, it does appear that the 
landowner has some options for reducing impervious coverage elsewhere in a 
reasonable manner that would reduce the variance needed or eliminate it 
completely. 

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

No. The site will remain in residential use and in that sense remain consistent 
with the essential character of the neighborhood. Further, the appearance of the 
lot from the lake, while changed due to the boulder retaining walls, would not be 
out of character with lakeshore development in general. 

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

No. The lot size is a significant factor in the need for the variance, as well as the 
need to control and prevent erosion. 

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

Needs discussion. As discussed above, it appears that there are options for 
reducing impervious coverage on the lot while retaining the benefits of the 
recently installed boulder retaining walls. These include reducing or eliminating 
in size the driveway that leads from the garage to the lake and reducing in size 
the fire pit near the lake. It will also need to be verified that the upper level 
parking (adjacent to the roadway) has been/will be eliminated as had been 
indicated in the 2012 site plan submitted with the permit to construct the home. 

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

Needs discussion. The limitation on impervious coverage is clearly intended to 
help protect water quality by allowing more water to infiltrate into the ground. It 
could be argued that the tiered walls help to allow more infiltration than what 
previously existed. Also, the proposed impervious coverage (27.1%) is less than 
what existed prior to the rebuilding of the cabin. The primary issue in 
environmental quality is whether stormwater on the site is being properly 
managed so as to avoid erosion and pollution of the lake. 

 
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 Comments:  

1. The water than runs across this lot toward the lake is partly made up of water 
running down the road and which originates on other properties in the area. 
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2. The Township has tried to redirect some of the water running down the road 
into a pipe inlet located on the neighboring property to the west. That pipe runs 
underground and outlets at the shoreline. 

3. While the applicant has historically had use of a drive to access the lakeshore 
with vehicles, one of the neighboring properties has a similar drive, and there is 
nothing that indicates that absolutely prohibits such a driveway in the Zoning 
Ordinance or DNR rules, the presence of such driveways is discouraged by local 
and state rules when other feasible alternatives exist (see reference to Section 
721.7 and 721.8 earlier in this report). They are unusual on residential shoreland 
properties in general – even those with steep slopes leading to the lake. Still, 
Staff’s opinion is that the priority with this particular application is not to 
remove part of the driveway just because it is a driveway leading to the lake, but 
to remove impervious surfaces so as to come closer to or under the maximum 
allowed. If other areas of impervious can be identified for removal, these would 
accomplish the primary regulatory goal. 

 

Staff Recommendation: Based on the findings of fact and discussion above, Staff 
recommends that the variance request be denied. The applicant shall provide a plan 
indicating how they intend to meet the 25% limit and implement that plan no later than 
June 30, 2014. 

If the variance is approved, Staff recommends consideration of the following conditions 
of that approval: 

1. That the impervious coverage on the lot shall not exceed 6,500 sq ft (27.1%). At a 
minimum, the shed near the road shall be removed from the site within 30 days 
of the date the variance is approved and the area between the uppermost 
boulder/rock wall and the Township road shall be restored to grass and 
maintained as such with no parking allowed. 

2. That a minimum of 500 sq ft of impervious surfaces on the lot that would 
otherwise be directed to the drive leading to the lake shall be directed to a rain 
garden, infiltration trench or other infiltration best management practice (BMP). 
The design and installation of the BMP shall be completed no later than June 30, 
2014 and shall be approved by the Zoning Administrator in coordination with 
Wright County SWCD staff.  
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STAFF REPORT 
 

Application: Conditional use permit to construct a 45' x 76' horse barn and attached 81' x 
152'  indoor horse arena for year-round therapeutic and educational benefits. A 
conditional use permit is required for "riding academies". 

Applicant: Children’s Disability Service Association/Friendship Ventures (Camp 
Courage) 

Agenda Item: 4(b) 
 
Background Information:  

 Proposal: The applicant is proposing to construct a 45’ x 76’ horse barn attached to 
an 81’ x 152’ indoor horse arena. The building would be constructed near and 
partially on an existing outdoor horse arena that has been used seasonally for many 
years as part of Camp Courage’s activities. The applicants state that the indoor horse 
arena would be used “to house our therapeutic horsemanship and summer camp 
riding activities.” Most of the activities would remain during summer months, 
although year-round use is expected. While not immediately anticipated, the 
applicant’s also would like the flexibility to allow for outside groups to make use of 
the arena. Initially, 8-10 parking spaces would be provided around the building. A 
future parking area is also identified in case of the need for additional parking. 

 Location: 
o Property Address: 8135 County Road 7 NW 
o Sec/Twp/Range: 23-121-27 
o Parcel Number(s): 206000233300 

 Zoning: General Agriculture (AG) 

 Lot size: 80 acres 

 Septic System Status: The site contains two existing drainfields according to the 
applicant (there are no County Records regarding these drainfields). The applicant’s 
are working with a sewer designer to determine whether the two proposed 
bathrooms in the new horse barn would be able to be connected into one of the 
existing systems and are also exploring one new system to accommodate these two 
bathrooms plus the existing dwelling and barn bathrooms. In the event a new 
system would need to be constructed, there appears to be more than adequate room 
to place such a system and the County Soil Survey indicates adequate soils. 

 Natural Features: 

Floodplain: The property is not within an identified floodplain. 

Bluff/Steep Slopes: The property does not contain a bluff or steep slopes. 

Wetlands: There do not appear to be any wetlands on the property that would 
impact the proposal. There are several large ponds/wetlands in the area, but 
these are at least 250 feet from the proposed building. 
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 Permit History: 

o See attached listing (applies to entire 80 acre parcel) 

 

 
Applicable Statutes/Ordinances:  
 
Corinna Township/Wright County Ordinances 
 
505.  CONDITIONAL USE PERMITS 
 
505.1 Criteria for Granting Conditional Use Permits 
 

In granting a conditional use permit, the Wright County Planning Commission 
shall consider the effect of the proposed use upon the health, safety, morals, and 
general welfare of occupants of surrounding lands.  Among other things, the 
County Planning Commission shall make the following findings where 
applicable. 

 
(1) That the Conditional Use will not be injurious to the use and enjoyment 

of other property in the immediate vicinity for the purposes already 
permitted, nor substantially diminish and impair property values within 
the immediate vicinity; 

 
(2) That the establishment of the Conditional Use will not impede the normal 

and orderly development and improvement of surrounding vacant 
property for uses predominant in the area; 

 
(3) That adequate utilities, access roads, drainage and other necessary 

facilities have been or are being provided; 
 

(4) That adequate measures have been or will be taken to provide sufficient 
off-street parking and loading space to serve the proposed use; 

 
(5) The use is not in conflict with the Policies Plan of the County; and, 

 
(6) That adequate measures have been taken or will be taken to prevent or 

control offensive odor, fumes, dust, noise, and vibration, so that none of 
these will constitute a nuisance, and to control lighted signs and other 
lights in such a manner that no disturbance to neighboring properties will 
result. 

 
505.2 Additional Conditions 
 

In permitting a new conditional use or the alteration of an existing conditional 
use, the Planning Commission may impose, in addition to these standards and 
requirements expressly specified by this Ordinance, additional conditions which 
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the Planning Commission considers necessary to protect the best interest of the 
surrounding area or the community as a whole. These conditions may include, 
but are not limited to the following: 
 
(1) Increasing the required lot size or yard dimension. 

 
(2) Limiting the height, size or location of buildings. 

 
(3) Controlling the location and number of vehicle access points. 

 
(4) Increasing the street width. 

 
(5) Increasing the number of required off-street parking spaces.        

 
(6) Limiting the number, size, location or lighting of signs. 

 
(7) Requiring diking, fencing, screening, landscaping or other facilities to 

protect adjacent or nearby property. 
 

(8) Designating sites for open space. 
 

Any change involving structural alterations, enlargements, intensification of use, 
or similar change not specifically permitted by the Conditional Use Permit issued 
shall require an amended Conditional Use Permit and all procedures shall apply 
as if a new permit were being issued.  The Wright County Zoning Administrator 
shall maintain a record of all conditional use permits issued including 
information on the use, location, and conditions imposed by the Planning 
Commission; time limits, review dates, and such other information as may be 
appropriate. 

 

604. GENERAL AGRICULTURE AG 

604.4 Conditional Uses 

 Riding Academies 

Retreat Center subject to standards of Section 742 

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

1) Will the Conditional use be injurious to the use and enjoyment of other property 
in the immediate vicinity for the purposes already permitted, or substantially 
diminish and impair property values within the immediate vicinity?  

No. The proposed indoor horse arena is well screened from any public roads and 
neighboring properties. There is adequate space for the horse arena and 
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necessary parking and the use of the land/building for horse riding would not 
be expected to generate unusual or excessive noise or other nuisance 
characteristics. The plan has been reviewed by the County Feedlot Officer and 
they have submitted a letter of approval for compliance with feedlot regulations. 

2) Will the establishment of the Conditional Use impede the normal and orderly 
development and improvement of surrounding vacant property for uses 
predominant in the area? 

No. See comments in 1) above. 

3) Do adequate utilities, access roads, drainage and other necessary facilities exist or 
will they be provided? 

Yes. The area is already served by utilities necessary for the building. The 
proposed bathrooms will either be connected to an existing sewer or a new 
system will be installed. Access to the site will primarily be through the main 
Camp entrance to the north of the proposed horse arena (the southern entrance 
would primarily be for staff and/or service vehicles). 

4) Have adequate measures been taken to provide sufficient off-street parking and 
loading space to serve the proposed use? 

Needs discussion. The applicant has indicated they would be providing space 
for 8-10 vehicles at the present time (see attached sketch for location), as the great 
majority of the use of the horse arena will be for campers who are staying at the 
Camp and not for the general public. They have identified an adjacent area for 
future parking expansion, should it become necessary. The adequacy of this 
parking will depend on the amount of parking need generated by camp activities 
or other events, but would appear to be sufficient for the typical amount of use 
anticipated. 

5) Will the use conflict with the Policies Plan of Corinna Township and/or Wright 
County? 

Yes. The Corinna Township Comprehensive Plan does address issues related to 
the expansion or improvement of group camps such as Camp Courage. 

The Corinna Comprehensive Plan does have some strategies relating to 
protecting natural resources, supporting local businesses and encouraging 
appropriate commercial/industrial investment where appropriate, and ensuring 
adequate sewage treatment. 

6) Have adequate measures been taken, or will they be taken, to prevent or control 
offensive odor, fumes, dust, noise, and vibration, so that none of these will 
constitute a nuisance, and to control lighted signs and other lights in such a 
manner that no disturbance to neighboring properties will result? 

Yes. The proposed project would not be expected to create any long-term or 
ongoing nuisance such as are listed above. Having horse riding indoors should 
help reduce such nuisances, to the extent that they might occur at all under 
current conditions. 
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7) Are there any other conditions which the Planning Commission considers 
necessary to protect the best interest of the surrounding area or the community as 
a whole? 

 
 

Planning Commission Direction: The Planning Commission may approve the 
conditional use request, deny the request, or table the request if the Commission should 
need additional information from the applicant. If the Commission should approve or 
deny the request, it should state the findings which support either of these actions. 
 
 
Staff Recommendation: Staff recommends approval of the application as presented. 
 
If the applications are approved, Staff would recommend the following conditions: 

1. That adequate sewage treatment for the proposed bathrooms, subject to review 
and approval by the Wright County Environmental Health staff, shall be 
provided prior to completion of the building. 

2. That the existing sewer system(s) in the same immediate area be inspected for 
compliance or replaced and combined in with a new system to accommodate all 
sewage generated in this are of the property. 

3. That all requirements related to feedlot regulations and manure management be 
met at all times. 

4. That any use of the facilities by outside groups shall be limited to such events as 
may be accommodated by provided parking facilities and are related to horse 
riding events only. 

 



Permit History
Camp Courage Property - Parcel 206-000-233300

Parcel Number Reference Type Date Entered Description

206000224100 710345 Building-Single Family Dwelling 04/26/1971

206000224100 710322 Building-Single Family Dwelling 12/15/1971

206000233300 769311 Septic System-Septic System 08/10/1976

206000224100 844064 Planning Commission-Miscellaneous Planning Commission 09/20/1984  MOVE IN CABIN
 (filed under Euverne Anderson)

scanned
206000224100 863126 Board of Adjustment-BOA Appeal/Interpretation 08/22/1986  DISMISSED

scanned
206000224100 879080 Septic System-Septic System 03/25/1987 CEDAR

206000224100 891021 Building-Commercial Building 09/19/1989 ADD/ALTER

206000224100 920123 Septic System-Septic System 03/27/1992

206000224100 920614 Building-Dwelling Addition 07/14/1992 EXPAND DIRECTOR CABIN

206000224100 920615 Septic System-Septic System 07/14/1992

206000224100 960793 Building-Miscellaneous Building 08/01/1996 3050 SQ' DORM

206000224100 970805 Building-Commercial Building 08/26/1997

206000224100 990606 Building-Commercial Building 06/25/1999 STORAGE

206000224100 000210 Septic System-Septic System 04/06/2000 1250ST/1000L/600DT

206000224100 000243 Building-Commercial Building 04/11/2000 PARK SHELTER

206000224100 000884 Building-Commercial Building 08/10/2000 STAFF HOUSING 24X44

206000224100 000885 Building-Commercial Building 08/10/2000 STAFFING HOUSE 24X44

206000224100 001031 Septic System-Septic System 09/12/2000 3-1500/2-1000/1250PB

206000224100 010993 Building-Commercial Building 09/28/2001 STAFF HOUSING CABIN

206000224100 021021 Building-Storage Building 10/10/2002 16X20 STORAGE BLDG.

206000233200 021042 Building-Commercial Building 10/15/2002 CAMPER CABIN

206000224100 030456 Septic System-SS Other Establishment 06/11/2003 6-1250/2000L/1500/4572

206000224100 030928 Building-Commercial Building 09/10/2003 WOODLAND CABIN 2

206000233200 040818 Building-Commercial Building 08/27/2004 CABIN #3

206000224100 PR20080000021 Building-Window Replacement 01/10/2008  window replacement

206000233300 PR20080001478 Building-Agricultural Building 08/01/2008  constructing 36 x 24 (864) sq ft ag building for animals

206000224100 PR20090000514 Building-Deck 05/18/2009 Accessible site aproach of 1333.2 sq. Feet

206000233300 PR20110000436 History-Single Family Dwelling 02/04/2011 was #730819

206000233300 PR20110000437 History-Septic System 02/04/2011 was #739819

206000224100 PR20110000441 History-Miscellaneous Building 02/04/2011 22 x 14 (308 sq ft) garage for caretaker's residence 

206000224100 PR20110001027 History-Single Family Dwelling 03/15/2011 Corinna Township issued a new construction permit on 10/15/09 permit #09-098

206000224100 PR20120003574 Septic Certification-Point of Sale 12/07/2012 exemption 2b (CRV not required)

206000233200 PR20120003574 Septic Certification-Point of Sale 12/07/2012 exemption 2b (CRV not required)

206000233300 PR20120003574 Septic Certification-Point of Sale 12/07/2012 exemption 2b (CRV not required)

206000233200 PR20130002662 History-Storage Building 07/31/2013 4400 sq ft recreational building; connecting to existing septic
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STAFF REPORT 
 

Application: Variance to expand the existing dwelling to allow for a crawl space/storm 
shelter approximately 53 feet and an enclosed stairway approximately 56 feet from Bass 
Lake (min. 75 ft required). 

Applicant: Robert and Patricia Nesbitt 

Agenda Item: 4(c) 
 
Background Information:  

 Proposal: The applicants are applying to lift the existing cabin straight up and 
construct a new 10’ x 12’ (8 ft ceiling) storm shelter with the remainder of the 
foundation being a crawlspace with 6 ft ceiling. To access this area, they would 
construct a 4.5’ x 19’ enclosed stairway addition to the existing cabin that would be 
within the lake setback. All other setbacks would appear to be met based on the 
original survey and apparent property lines, although a property survey has not 
been submitted by the applicant. 

 Location: 
o Property Address: 11282 Klever Ave NW 
o Sec/Twp/Range: 5-121-27 
o Parcel Number(s): 20601600080 

 Zoning: Urban/Rural Transition (R1) /Residential Recreation Shorelands (S-2) 
Overlay District, Bass Lake (General Development lake) 

 Lot size: Approximately 12,075 sq ft (0.28 acres) according to original survey (Wright 
County GIS estimate is 12,180). 

Existing Impervious Coverage: 

 Buildings: 1,168 sq ft (9.7%) 

 Total: 2,969 sq ft (24.6%) 

Proposed Impervious Coverage: 

 Buildings: 1,254 sq ft (10.4%) 

 Total: 1,879 sq ft (15.6%)1 

 Septic System Status: A 1,250 gallon holding tank installed in 2002. 

 Natural Features: 

o Floodplain: The property is not located within a floodplain. The Highest 
Known Water Level (HKWL) of Bass Lake is 995.7 ft (1983?). The 
requirement that a structure be at least 4 ft above the HKWL is typically 

                                                 
1 The applicant has indicated they will be removing all parking and driveway surfaces and restoring back to 
grass. This figure includes a 10’ x 30’ driveway with a 10’ x 15’ turnaround/parking area to the side under 
the assumption that at least some area will be used for parking and turning around. 
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enforced for livable space only (i.e. not garages or storage buildings). It 
should be discussed whether the Board feels that a storm shelter is 
considered livable space and subject to the requirement to be 4 ft above 
the HKWL. Staff is checking with the builder as to the elevation of the 
floor of the storm shelter area. 

o Bluff/Steep Slopes: The site is fairly flat until the lakeside of the proposed 
home, where it begins to drop off more steeply to the lake. The total rise 
between the lake and the current home is about 7-8 feet (about a 13-15% 
slope). 

o Wetlands: There do not appear to be any wetlands impacting the 
proposal. 

 Permit History: 

o 2002 – Holding tank 

o 2003 – Land Alteration 

o 2007 – Boathouse replacement 

 
Applicable Statutes/Ordinances:  
 
Minnesota Statutes 

 
462.357 (2011) OFFICIAL CONTROLS: ZONING ORDINANCE. 

Subd. 6.Appeals and adjustments. 
Appeals to the board of appeals and adjustments may be taken by any 

affected person upon compliance with any reasonable conditions imposed by the 
zoning ordinance. The board of appeals and adjustments has the following powers 
with respect to the zoning ordinance: 

(1) To hear and decide appeals where it is alleged that there is an error in any 
order, requirement, decision, or determination made by an administrative officer 
in the enforcement of the zoning ordinance. 

(2) To hear requests for variances from the requirements of the zoning 
ordinance including restrictions placed on nonconformities. Variances shall only 
be permitted when they are in harmony with the general purposes and intent of 
the ordinance 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 zoning ordinance. "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 the zoning ordinance; 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 



Corinna Township 4(c) - 3 
October 8, 2013 

 

defined in section 216C.06, subdivision 14, when in harmony with the ordinance. 
The board of appeals and adjustments or the governing body as the case may be, 
may not permit as a variance any use that is not allowed under the zoning 
ordinance for property in the zone where the affected person's land is located. The 
board or governing body as the case may be, may permit as a variance the 
temporary use of a one family dwelling as a two family dwelling. The board or 
governing body as the case may be 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 Regulations 
 

502.  APPEALS AND BOARD OF ADJUSTMENT 

502.4 Findings 

(1) The Board of Adjustment must review variance petitions and consider the 
following factors prior to finding that a practical difficulty has been 
presented. The applicant must provide a statement of evidence 
addressing the following elements to the extent they are relevant to the 
applicant’s situation. 

(a) The granting of the variance will be in harmony with the County 
Land Use Plan. 

(b) The property owner proposes to use the property in a reasonable 
manner not permitted by an official control. 

(c) The plight of the owner is due to circumstances unique to the 
property not created by the owner. 

(d) The proposal does not alter the essential character of the locality. 
(e) The practical difficulty cannot be alleviated by a method other 

than a variance; and. 
(f) The granting of the variance will not adversely affect the 

environmental quality of the area. 
 
The Board of Adjustment may grant a variance if it finds that all of the above factors 
have been established.  The Board of Adjustment must not approve a variance request 
unless the applicant proves all of the above factors and established that there are 
practical difficulties in complying with official controls.  The burden of proof of these 
matters rests completely on the applicant. 
 
716. SEWAGE AND WASTEWATER TREATMENT AND DISPOSAL STANDARDS 
 
716.2 General Provisions 
 
 (12) Holding Tanks 
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(a) Holding tanks shall not be used as a sanitary system for a new 
residential dwelling.  For conforming lots and structures, a holding 
tank may be used for expansions, alterations, additions, and 
improvements to existing dwellings so long as it does not exceed fifty 
(50) percent of the value of the existing structure as indicated in the 
records of the County Assessor, or fifty (50) percent of the footprint, 
whichever is more restrictive.  Holding tanks may also be used for the 
exact replacement of an existing dwelling. 

 

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 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. 
 
 
720.  PERMITTED ENCROACHMENTS 
 

The following shall be considered as permitted encroachments on setback and 
height requirements except as herein provided: 

 
(1) In any yard: Posts, off-street open parking spaces, flues, leaders, sills, 

pilasters, lintels, cornices, eaves, gutters, awnings, open terraces, service 
station pump islands, open canopies, steps, chimneys, flag poles, 
ornamental features, and fences, and all other similar devices incidental 
and appurtenant to the principal structure except as restricted elsewhere 
herein. 

 
(2) In side and rear yards:  Bays not to exceed a depth of three (3) feet or 

contain an area of more than thirty (30) square feet, fire escape not to 
exceed a width of three (3) feet. Breezeways, detached outdoor picnic 
shelters, open arbors and trellises may extend to within five (5) feet of a 
side or rear lot line except that no structure shall exceed five hundred 
(500) square feet.  Covered porches may extend twenty (20) feet into the 
rear yard but not closer than ten (10) feet from the rear lot line, and must 
meet shoreland standards. 
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Findings of Fact: 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? 

Needs discussion: The spirit and intent of the ordinance (lake setback), according to 
the DNRs SONAR statement in 1989, is: 

“In general, structure setbacks are needed to provide an adequate distance 
between the development of a shoreland area and the adjacent waterbody or near 
blufftops to control the resource damaging effects of non-point source pollution. 
Soil erosion and subsequent sedimentation in water bodies and the loading of 
nutrients, toxics and other pollutants to the water body from shoreland area 
surface water runoff are examples of. non-point source pollution.” 

Comment (lake setback): The proposed building addition will be located no closer 
than what already exists with the cabin (approximately 53 feet). 

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

Needs discussion. The Comprehensive Plan 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: A stormwater management plan has not been 
submitted as part of the application, although the property is well 
under its impervious coverage limit and very little area that is 
disturbed to create the storm shelter/crawlspace will be exposed 
to significant erosion potential. The installation of a silt fence 
between the excavation area and the lake would represent a 
reasonable precautionary measure. 

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 application will not have any impact on tree 
cover on the lot. The shoreline is not vegetated except with lawn 
grass at the current time. 

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 
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reaches area lakes and wetlands through ditches, direct runoff, or other 
means. 

 Staff Comment: See comments above. 

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: There will be excavation related to the installation 
of the crawl space and stairway, although it is not expected to be 
excessive or to create a significant potential for erosion into the 
lake.  

3. Is the proposed use of the property reasonable? 

Yes. The construction of a storm shelter and crawl space with interior access is a 
reasonable use of the property. The fact that the addition will not be any closer to 
the lake than the existing cabin and that it will meet side yard setbacks also 
contributes to it being considered reasonable. 

4. Is the plight of the landowner due to circumstances unique to the property not 
created by the landowner? 

Yes. The landowner clearly has limited control over the size or dimensions of the 
lot and the existing cabin was constructed in 1957 (the current owners purchased 
the property in 2002). 

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

No. The site will remain in residential use and in that sense remain consistent 
with the essential character of the neighborhood. Further, the appearance of the 
lot from the lake, while changed slighty with the addition of the stairway, would 
not be out of character with lakeshore development in general. 

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

No. The lot size  and small house size are significant factors in the need for the 
variance, as well as the desire for a storm shelter. 

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

Needs discussion. It would appear possible to provide interior access to the 
crawlspace from the existing footprint of the home, although the home is very 
small already and doing so would reduce the livable area of the home. It would 
also be possible to just have an exterior “cellar door” entrance to the storm 
shelter, although this could reduce the safety of occupants seeking shelter from 
severe weather. 

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

No. The property will remain well under its building and total impervious 
coverage limitations and the proposed addition is relatively small an unlikely to 
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have a dramatic impact on water quality, although it is within the required lake 
setback. 

 
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 and discussion above, Staff 
recommends that the variance request be approved as presented. 

If the variance is approved, Staff recommends consideration of the following conditions 
of that approval: 

1. The applicant must remove a sufficient amount of existing impervious coverage 
to ensure they are under the 25% limit. The applicant shall notify the Zoning 
Administrator when this work is done so that it may be verified. If the remaining 
impervious appears to be within 200 sq ft of the 25% limit, a survey of the entire 
lot showing the lot size and itemizing all impervious surfaces shall be required to 
ensure compliance. 

2. Erosion and sedimentation control measures must be installed if any soil is 
exposed during the construction of the porch, where practical, and maintained 
until the construction areas have been stabilized. These shall include at a 
minimum silt fences on downslope areas. Once disturbed areas are no longer 
being used for construction purposes, these shall be covered with mulch, erosion 
control blankets or other forms of temporary cover until vegetation is re-
established. 

3. (For discussion) The applicant must ensure that the floor of the storm shelter is at 
least ___ ft above the highest known water level. Sufficient evidence that this is 
the case shall be provided prior to the issuance of a building permit. 

4. (For discussion)2 The applicant must submit a survey of at least the east property 
line that indicates the distance between the east property line and the proposed 
addition. The addition must be at least 10 feet from the side property line; if it is 
not, the applicant must amend their plan to conform with at least a 10 ft setback 
or submit a new variance application. The survey shall be provided prior to 
issuance of a building permit for the addition. 

                                                 
2 Staff checked county records to determine if a survey for either of the two adjoining parcels was on file. A 
survey was in the file for the property to the west, which indicates the property line on the west side of the 
Nesbitt lot is 4.2 feet from their boathouse and 22 ft from their cabin. This would leave approximately 25 
feet between the east property line and the existing 28 ft wide cabin (the lot is 75 feet wide). The proposed 
addition would then have a setback of about 20 feet (min. setback is 15 feet). 
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