STAFF REPORT

Application: Requests related to the rezoning and eventual subdividing of property. Approvals

required include aRezoning from the current General Agriculture AG zoning to a
zoning district that would allow for three residential dwellings (likely
Agricultural/Residential A/R with a Rural Planned Unit Development (PUD)
overlay district).

Applicant and Anthony Rieger-Borer
Property Owner:

Agenda Item: 4(a)

Background Information:

Proposal: The request involves a zoning amendment and conceptual development plan for a 39.1
acre parcel located in a rural portion of Corinna Township at its northern border with Clearwater
Township. The property is surrounded on three sides by over 800 acres of DNR-owned land (north,
east and south) and by actively farmed cropland to the west.

The applicant proposes to establish three residential building sites which requires rezoning as the
current General Agriculture (AG) zoning only allows for the one existing dwelling on the property:
a 4 acre northeast parcel containing the existing dwelling, a 3 acre southwest parcel, and the
remainder 32 acre parcel -which contains an existing 40' x 60' shed and would be anticipated to have
a new dwelling in the 1 acre area noted as being a "preservation exclusion". The applicant indicates
that in recognition of the County and Township's desire to keep housing densities low in this area
they would put the 32 acre parcel (minus the 1 acre "exclusion" area) of their property into a perpetual
conservation easement with the Minnesota Land Trust so that it could not be further split or
developed in the future.

The Wright County Land Use Plan identifies the area as being within its "Agricultural" category
which is described as:

"Agricultural Designates those areas appropriate to remain in agricultural use over the long term.
The purpose is to both preserve productive farmland for the future and to protect agricultural
activity from encroachment by other activities. Existing land types may include productive
farmland, pasture, farm woodlots, wetlands and other agricultural or open lands. Appropriate
zoning will generally include only the Agricultural District. Rezoning to other districts will be
considered only in rare and unique circumstances, or for riparian lots on shorelands especially
suited to residential development."

A similar, but different rezoning request on this property was denied by the Wright County Board
of Commissioners on July 20, 2021, due to concerns over agricultural land encroachment and spot
zoning. That request would have rezoned a 10 acre portion of the property in the SW corner to
Agricultural/Residential and then had the remainder approximately 29 acres not encompassed by
the existing dwelling, yard and driveway in a conservation easement.

Under Minnesota Statutes Section 394.33, township zoning controls cannot be less restrictive than
those adopted by the county. Consequently, any recommendation of approval by Corinna Township
must be legally contingent upon Wright County also amending its official zoning map, as the
township cannot unilaterally enact a less restrictive designation.
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In order to achieve the proposed three total dwelling sites for the property - and given the lot sizes
proposed - the applicant would need to request rezoning to either Suburban Residential R-2 that has
2.5 acre minimum lot sizes/200 ft minimum lot width or Agricultural/Residential A/R which has a
10 acre minimum lot size/300 ft minimum lot width but also allows for a Rural PUD that could be
used to allow for the smaller lot sizes and widths provided a large portion of the land is preserved
from development. As currently laid out in the proposal, R-2 zoning would not work because the
proposed lots would not meet the minimum required 200 ft width along a public road. The applicant
has been notified that the proposed 4 acre lot as he has identified it in the application will not work
as that lot would not have public road frontage at all and that in any subsequent subdivision
application he would need to address that.

If arezoning is approved, the applicant would then need to apply for a subdivision of the land subject
to the terms of whatever zoning district it is rezoned to.

e Location:
o Property address: 11988 Jarvis Ave NW, Annandale
o Sec/Twp/Range: 3-121-27
o Parcel number(s): 206000032200

e Zoning: AG - General Agriculture / S-2 Residential-Recreational Shoreland - Long Lake, (Natural
Environment lake)

e Lot size: Approx. 39.28 acres according to Beacon GIS estimate.
e Septic System Status: The property is and would need to be served by private sewer and water.

e Natural Features:
o Floodplain: The existing and proposed structures are not within an identified floodplain.

o Bluff/Steep Slopes: The lot does not contain a bluff. The lot contains steep slopes that do
impact the proposed improvement(s) to the property.

o Wetlands: There are wetlands that could be impacted by the proposed improvement(s) to
the property.

o Current Shoreline Conditions: N/ A

e Permit History:

o 2021 - Request for rezoning a portion of the property from AG to A/R (Denied by
Wright County)

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.

The rezoning process requires a recommendation of the Corinna Planning Commission to the Town
Board, who then makes a recommendation to the Wright County Planning Commission/County Board.
The County then holds its own public hearing before their Planning Commission before the County
Board makes a final decision. As outlined in the Corinna Land Use Ordinance, the Wright County Board
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of Commissioners makes the final decision on rezoning applications and the Township agrees to abide
by whatever that rezoning decision is - even if it is contradictory to the Township”s recommendation.

Staff Comments:

1. The 2021 request for rezoning was recommended for approval by Corinna Township to Wright
County, but denied by Wright County. In communicating the Township's recommendation of
approval at that time, it stated:

"The [Town] Board understands that the three proposed rezonings [including the Rieger-Borer
request] are in areas identified by Wright County in its 2009 Land Use Plan as agricultural and
not necessarily suitable for additional housing. Like Wright County, the Township values its
productive agricultural lands and seeks to preserve these and prevent overdevelopment. At the
same time though, they recognize that the sites of these three particular proposed rezonings are
areas where either significant residential development has already occurred or where the land
itself is not of significant agricultural value."

2. The Wright County Board of Commissioners formally denied the 2021 rezoning request based on
the following (summary of their more complete findings of fact):

a.

Direct Conflict with the Land Use Plan: The property is guided for long-term agricultural
use under the Northwest Quadrant (NWQ) Land Use Plan. The plan only permits rezoning
to a residential district (A/R) under "rare and unique circumstances" . The applicant’s
personal goal of creating a building site for his children did not meet this high standard.

Impermissible Spot Zoning: Carving out a small 10-acre residential island (A/R) within a
massive, contiguous General Agricultural (AG) district constitutes "spot zoning" . The Board
ruled this classification was completely incompatible with the surrounding neighborhood.

Encroachment and Harm to Active Agriculture: Introducing a higher-density residential use
creates direct conflicts with local farming . The construction of a new home would impose
restrictive reciprocal setbacks (such as feedlot limitations) on neighboring active farms and
artificially inflate agricultural land values, making farming cost-prohibitive .

Failure to Meet Ordinance Criteria: Under Wright County Code Section 155.028, zoning
amendments must reflect systematic changes in county conditions or community policies .
The County found that the applicant failed to demonstrate any such changes.

Insufficiency of the proposed Land Trust Easement: The County explicitly rejected the
argument that placing the remaining 80% of the land into a conservation easement justified
the rezoning, ruling that the easement did not create a rare or unique circumstance.

3. The current request differs somewhat from the previous 2021 request in some minor ways, but
essentially is the same - a request to rezone such that three homes can be placed on the property and
the bulk of the property being placed into a legal structure where it would be preserved largely in its
natural state.

Staff Recommendation: Based on the findings of fact and discussion listed below and the County's
previous denial of a very similar request, Staff recommends denial of the proposed Rezoning unless the
Township continues to believe that this area is suitable for additional residential use since it is not land
that is actively farmed now.
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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):

1. Approval of this rezoning and conceptual plan does not guarantee subdivision approval, which
will require a separate application, public hearing, and review of additional standards.

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) Preservation of natural sensitive areas.

Findings Supporting Approval

The subject property does appear to contain some The proposal includes a perpetual
conservation easement on 31 acres of the property. This easement will be held by the
Minnesota Land Trust. It protects the land from future development and creates a permanent
buffer next to the 800 acres of DNR-owned land. This ensures the sensitive natural features of
the site remain intact for the long term.

Findings Supporting Denial

The proposed housing development would introduce intense human activity, domestic pets,
and vehicles directly adjacent to over 800 acres of state-owned conservation land. Creating
three separate building sites increases fragmentation of this natural edge habitat and disrupts
native wildlife. The proposed home site on the remainder parcel encroaches on natural spaces

that are currently undisturbed, failing to protect the sensitive ecosystem bordering the public
land.

2) Present ownership and development.

Findings Supporting Approval

The applicant currently owns the entire 39.1-acre parcel, which contains one home and a large
storage shed. The plan to add only two more homesites is a very low-density approach for a
property of this size. This limited development allows the owner to use the property while
ensuring most of the land remains in its current natural state through a legal easement.

Findings Supporting Denial

The property currently contains one single-family home and an accessory shed, which matches
the existing rural environment. Introducing two additional homes and splitting the acreage
into irregular parcels disrupts the low-density development pattern of this area. One of the
proposed lots lacks required public road frontage entirely, and the other lots do not meet the
minimum width requirements, showing the land is not suited for this division.

3) Soil types and their engineering capabilities.
Findings Supporting Approval
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The upland portions of the property are suitable for building and for private septic systems.
Detailed soil tests will be required during the subdivision process to prove that each new lot
can support a home and a primary and secondary septic drainfield. This ensures the soil can
handle the engineering needs of the new houses without causing environmental issues.

Findings Supporting Denial

The application lacks soil borings or engineering reports proving the soil types on the proposed
new building sites can support individual sewage treatment systems and residential
foundations. Because this area is rural and not served by municipal sewer, the lack of site-
specific soil data makes it impossible to verify if the soils can safely handle additional
wastewater drainage without risking failure or contaminating nearby state lands.

4) Topographic characteristics.

Findings Supporting Approval

The land has rolling hills that are common in this part of the township. The proposed
homesites are located on flatter, high ground. This prevents the need for major grading or
changes to the natural landscape. Building on these specific areas will help prevent erosion and
protect the natural flow of water across the property.

Findings Supporting Denial

The application lacks a detailed grading and elevation plan to address how the natural slopes
of the proposed sites will handle construction. Developing homes, driveways, and septic
systems on untested terrain next to state lands could lead to erosion and improper stormwater
runoff. Without detailed analysis, the proposal fails to demonstrate that the physical slope of
the land can safely accommodate increased residential density.

5) Vegetative cover.

Findings Supporting Approval

The site has a mix of trees and open fields. By clustering the three homesites in specific areas,
the majority of the existing trees and ground cover will be saved. The conservation easement
will prevent future owners from clearing the woods. This maintains the local wildlife habitat
and the rural look of the neighborhood.

Findings Supporting Denial

Establishing new home sites, driveways, and lawns will require clearing mature trees and
natural vegetation. This removal of native plants will reduce the natural buffer that currently
protects the neighboring 800 acres of conservation land. Replacing natural vegetative cover
with turf grass and impervious surfaces increases stormwater runoff and degrades the natural
habitat quality of this rural border area.

6) Quality of the land for agricultural purposes.

Findings Supporting Approval

Although the area is labeled for agriculture, this parcel is bordered on three sides by state-
protected land. This makes large-scale farming difficult. By using a conservation easement on
31 acres, the land is protected from being broken into many small suburban lots. This keeps the
area open and compatible with the nearby farm to the west.
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Findings Supporting Denial

The parcel is located in an area designated for long-term farming and sits directly next to active
cropland. Dividing this property into residential lots permanently removes land from potential
agricultural production. Introducing more homes into this active farming area creates conflicts
with nearby farming operations, such as noise, dust, and chemical spraying, which harms the
long-term viability of agriculture.

7) In-water physical characteristics.

Findings Supporting Approval

The site does not contain lakeshore.

Findings Supporting Denial

The site does not contain lakeshore.
8) Recreational use of surface water.

Findings Supporting Approval

The proposal does not involve any surface water use.

Findings Supporting Denial

The proposal does not involve any surface water use.
9) Road and service center accessibility.

Findings Supporting Approval

The property is located on a public road that can handle the very small increase in traffic from
two additional homes. During the subdivision phase, the applicant must ensure each new lot
has the required legal access to the road. The nearby service centers are easily accessible and
have the capacity to serve a few more residents.

Findings Supporting Denial

The proposed lots do not have safe or legal access to public roads. The proposed four-acre
parcel completely lacks public road frontage, while the other proposed lots fail to meet the
minimum road frontage width of 200 feet required for residential zoning. This layout forces
reliance on private easements, which limits safe access for school buses, mail delivery, and
emergency vehicles.

10) Socio economic development needs of the public.

Findings Supporting Approval

The proposal will help to meet the need of the public for additional rural living options.

Findings Supporting Denial

There is no demonstrated public need for additional high-density residential lots in this remote,
agricultural portion of the township. The public benefit is best served by keeping productive
farmland intact and protecting public conservation lands from residential encroachment.
Adding two new home sites on this parcel does not address a critical community housing need
and instead creates public service demands.
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11) Availability of public sewer and water utilities.

Findings Supporting Approval

The area does not have public sewer or water utilities. Properties are served by private sewer
and water. During the subdivision process it will be verified that adequate sewage and water
systems can be added to the property.

Findings Supporting Denial

The property is located in a rural area far from municipal water and sewer lines, and there are
no plans to extend these utilities to this location. Each new home would have to rely on private
wells and individual septic systems. Allowing increased density in an area completely
dependent on private infrastructure increases the long-term risk of groundwater contamination
and septic system failures.

12) The necessity to reserve and restore certain areas having significant historical or ecological
value.

Findings Supporting Approval

The property does not appear to have any particular unique historical value. To the extent
there is ecological value, the proposed conservation easement/land trust would preserve that
value.

Findings Supporting Denial

The property shares three borders with over 800 acres of ecologically significant, state-managed
land. Instead of restoring or preserving this critical transition zone, the proposal introduces
residential development and human activity. Even with a partial conservation easement,
adding new homes and lawns disrupts the ecological value of this buffer zone and fails to
preserve the natural state of the land bordering the public conservation area.

13) Conflicts between land uses and impacts of commercial uses or higher densities on adjacent
properties.

Findings Supporting Approval

The addition of two more dwellings to this area would still keep the property at a reasonably
low density that is unlikely to cause significant conflict with the adjacent state land or active
farming operation.

Findings Supporting Denial

Introducing higher-density residential zoning directly next to active farming operations to the
west and public conservation lands on the other three sides creates direct land use conflicts.
Homeowners often complain about normal farming practices like dust, noise, odors, and
chemical applications. Additionally, residential activities, pets, and yard maintenance will
negatively impact the wildlife and natural resource management activities on the adjacent state

property.
14) Alternatives available for desired land use.

Findings Supporting Approval

The township plan aims to protect natural resources and maintain rural character. This
proposal directly supports those goals by permanently saving 31 acres of open space. It allows
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for a very small amount of growth in a way that respects the environment and prevents the
land from being over-developed in the future.

Findings Supporting Denial

The applicant has not shown that other suitable properties already zoned for residential use are
unavailable. The desired residential development can be accommodated on existing vacant lots
in established residential districts that already have proper road frontage and utility access.
Rezoning this agricultural parcel is unnecessary because there are viable alternative locations in
the township that do not require destroying or impacting nearby agricultural land.

15) Prevention of spot zoning.

Findings Supporting Approval

This rezoning is not spot zoning because it is based on the unique physical features of the land
and its location next to DNR property. The use of a conservation easement justifies the change
by providing a significant public benefit. It creates a logical transition between public
wilderness and private farmland rather than an isolated, high-density patch.

While the land use map shows this area as agricultural, the proposal preserves the open feel
and low density that the map intends to protect. By limiting the property to only three homes
and using a conservation easement, the project follows the township's long-term goal of
keeping this area rural and avoiding suburban sprawl.

Findings Supporting Denial

Rezoning this single parcel to a residential classification would create a small island of high-
density housing surrounded by General Agriculture zoning and public conservation land. This
constitutes spot zoning, as it grants special privileges to a single property owner that are not
shared by surrounding landowners, and it does not serve the general public welfare or follow
cohesive planning as outlined in the County's 2009 Land Use Plan.

16) Conformance to the Corinna Township Comprehensive Plan.

Findings Supporting Approval

The Comprehensive Plan of Corinna Township identifies this property as appropriate for
residential use, but encouraging "cluster" style developments rather that large lots. The
proposal adequately accomplishes that by keeping homes to areas of existing buildings and
close to roads while preserving the main portion of the property.

Findings Supporting Denial

The Comprehensive Plan emphasizes protecting agricultural lands and keeping housing
densities very low in rural areas to prevent the encroachment of residential uses into active
farming areas. This rezoning request directly contradicts these goals by proposing three
residential sites on a parcel designated for long-term agricultural preservation and does not
support the plan's vision.

17) Conformance to the Corinna Township Future Land Use Map and any other official maps of the
Township.

Findings Supporting Approval
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See answers to #15 and 16 above.

Findings Supporting Denial

See answers to #15 and 16 above.
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Appendix A
Applicable Statutes and Ordinances

Corinna Township/Wright County Regulations

Corinna Township Zoning Ordinance

The subject property is current zoned “General Agricultural” (AG), which is given the following
purpose in the Zoning Ordinance:

604.

GENERAL AGRICULTURE AG

604.1

Purpose

General Agricultural areas are established for the purpose of preserving, promoting, maintaining
and enhancing the use of land for commercial agricultural purposes, to prevent scattered and
leapfrog nonfarm growth, to protect and preserve natural resource areas and to stabilize increases
in public expenditures for such public services as roads and road maintenance, police and fire
protection, and schools.

The requested zoning classification is the following:

This district is created to serve as a buffer between commercial agricultural areas and more
intensely developed residential areas, to provide for very low density residential development in
areas especially unsuited to long term agricultural uses, and to allow limited residential
development which will not be provided with an urban level of services.

603. AGRICULTURAL/RESIDENTIAL A/R
603.1 Purpose

614. PLANNED UNIT DEVELOPMENT (PUD)
614.1 Purpose

The purpose of the Planned Unit Development District is to encourage flexibility in the design
and development of land in order to promote its appropriate use; to facilitate the adequate and
economical provisions of streets and utilities; and to preserve natural and scenic qualities. The
PUD district shall be an overlay district, however, it shall apply only to specific projects which
have been approved through the procedures outlined herein. If any standards contained with
Minnesota Rules, parts 6120.2500 or 6120.3800 are more restrictive than this Ordinance the stricter
standards shall apply.

Requests for Zoning Amendments, including amendments to the zoning map, are subject to Section
504 of the Corinna Township Zoning Ordinance:

504.

ZONING AMENDMENTS!

County Control. All requests for rezoning within Corinna Township shall be made to Wright County

! Amended 10/21/08
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and follow the procedures adopted by Wright County. The final decision to establish a zoning
classification within Corinna Township shall belong to the Wright County Board of Commissioners.

Township Evaluation. If Wright County requests input from Corinna Township as part of a process to
establish or modify zoning classifications within Corinna Township, the Township shall make a
recommendation to the County only after consideration of the following criteria:

A.

£
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Preservation of natural sensitive areas.

Present ownership and development.

Soil types and their engineering capabilities.
Topographic characteristics.

Vegetative cover.

Quality of the land for agricultural purposes.
In-water physical characteristics

Recreational use of surface water.

Road and service center accessibility.

Socio economic development needs of the public.
Availability of public sewer and water utilities.

The necessity to reserve and restore certain areas having significant historical or
ecological value.

. Conflicts between land uses and impacts of commercial uses or higher densities on

adjacent properties.

Alternatives available for desired land use.

Prevention of spot zoning,.

Conformance to the Corinna Township Comprehensive Plan.

Conformance to the Corinna Township Future Land Use Map and any other official
maps of the Township.

Corinna Township Comprehensive Plan

The Corinna Township Comprehensive Plan (adopted in 2007) classifies the property and the
surrounding properties in private ownership as appropriate for a future land use of “Rural
Preservation”, which is described as:

Rural Preservation: A land use designation for properties that are best suited for rural
farmsteads and farming. This classification would be most consistent with the Wright County
Agricultural zoning classification. The Township believes it prudent to respond to future
growth pressure by considering low-density, rural residential development in these areas,
utilizing a cluster-style development strategy to maintain the rural character of the community.

Surrounding lands are identified as “Public” (to the east and south) and “Rural Preservation” (to
the west). Land to the north is in Clearwater Township and not subject to the Corinna Township
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Comprehensive Plan.

Wright County Comprehensive Plan

The Wright County Comprehensive Plan, just adopted in 2009, classifies the property as
appropriate for “Agricultural”, which is described as:

Agricultural Designates those areas appropriate to remain in agricultural use over the long
term. The purpose is to both preserve productive farmland for the future and to protect
agricultural activity from encroachment by other activities. Existing land types may include
productive farmland, pasture, farm woodlots, wetlands and other agricultural or open lands.
Appropriate zoning will generally include only the Agricultural District. Rezoning to other
districts will be considered only in rare and unique circumstances, or for riparian lots on
shorelands especially suited to residential development.

Surrounding lands are identified as either “Agricultural” (to the west and northwest) or “Public
Lands” (to the north, east and south).
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