
AGENDAS AND ATTACHMENTS CAN ALSO BE FOUND ON THE COUNTY WEBSITE AT 
http://www.wasecacounty.gov/agendacenter

A G E N D A 

        6:45 BOA and PC Review of Responsibilities 

1. CALL TO ORDER/ESTABLISH A QUORUM  

2. WELCOME NEW BOARD MEMBER 

3. APPROVAL OF AGENDA 

4. REVIEW/APPROVAL OF MINUTES – January 2, 2025

5. PUBLIC HEARINGS:  

A. Request for Amendments to Section 6.06 of the Unified Development Code (UDC), 

pertaining to feedlots. Waseca County requests amendments to Table 6.4 of Section 

6.06. This amendment will change the side and rear yard setback requirements from 

80feet to 50feet and delete a footnote under the table.  

B. Request for Amendment to Sections 6.07, 6.08 and Article 8 of the Unified 

Development Code (UDC). Waseca County requests amendments to the UDC to 

include specific standards and requirements for Organized Farm Colonies under 

Section 6.07. The amendment will include the aforementioned use as a Conditional 

Use in Section 6.08 and the definition of Organized Farm Colonies under Section 8.03 

of the UDC 

C. Request for a Conditional Use Permit Amendment to operate an automobile 

service station. Crystal Valley Cooperative is requesting a Conditional Use Permit to 

allow retail sales of Gasoline, Diesel and Deisel Exhaust Fluid (DEF) on its property in 

Section 5 Township 107N Range 23W of St. Mary Township. The applicant’s property 

with the address 7800 Old US Hwy 14, Janesville, MN 56048 and PID 09.005.0500 is 

zoned I-General Industrial District and HO Highway Overlay Districts. The request is 

pursuant to the requirements of Sections 6.19 and 6.16 of the Waseca County Unified 

Development Code. 

WASECA COUNTY PLANNING COMMISSION MEETING
Thursday, March 6, 2025 - 7:00 p.m. 

East Annex Public Meeting Room 
300 N State Street – East Annex, Waseca, MN 56093 

Microsoft Teams Need help?
Join the meeting now

Meeting ID: 238 862 654 428 
Passcode: JM6qK7ay 

Dial in by phone
+1 469-208-1516,,904160641# United States, Carrollton 

Find a local number
Phone conference ID: 904 160 641# 
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D. Request for a Conditional Use Permit Amendment to add a Compressor Building to 

an existing Essential Service use. CenterPoint Energy Resource and Minnegasco Inc. 

are requesting a Conditional Use Permit Amendment to add a new compressor building 

on the east side of their property located in Section 6 Township 108N Range 22W of 

Blooming Grove Township. The request is pursuant to the requirements of Section 6.08 

and 6.16(J) of the Waseca County Unified Development Code. The applicants’ 

property, with the address 12510 440th Ave., Waterville, MN 56096 and PID 

02.925.0100 is in the A-1 Agricultural Protection Zoning District.  

E. Request for a Conditional Use Permit to Transfer Development Right between two 

owners and into another Township. Roy & Sally Keyes and Mitchell J. & Emily Jewison 

are requesting a Conditional Use Permit (CUP) to Transfer a Development Right (TDR) 

pursuant to Section 6.09 of the Waseca Unified Development Code (UDC). The UDC 

requires development rights transferred between two owners and into different 

Townships within Waseca County be completed by CUP. The residential Density in A-

1 Agriculture Protection District in Waseca County is one (1) unit per Quarter-Quarter. 

Increases are allowed by TDR.  The proposal is to transfer development right from a 

sending site in the NE¼ of the NW¼ of Section 14, T.108N R.24W (PID 06.014.0300) to 

a 3.84 acre receiving site in the SW¼ of the SW¼ of Section 30, T108N R23W (PID 

05.030.1150).  Both the sending site, located in Janesville Township, and the receiving 

site, located in Iosco Township are in the A-1 Agriculture Protection District. 

6. MISCELLANEOUS  - New Richland Rezone

7. ADJOURNMENT 
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CALL TO ORDER/ESTABLISH A QUORUM  
A quorum to conduct business was established and the Chair Russ Frederick called the Waseca County Planning 

Commission meeting to order at 7:02 p.m. at the meeting room in the East Annex Building and via Microsoft Teams 

Meeting.  

Members ☒ Russ Frederick  
Chair 

☐ Stephanie Roemhildt  
Vice Chair 

☒ Brad Krause 
County Commissioner 

☐ Vacant   

☒ Marv Pearson ☒ Mark Sommers ☒ Leon Schoenrock 

Staff ☒ Maame Quarcoo, AICP – Senior Land Use Planner 

☐ Shelley Hyatt, Land Use Planning Assistant 

☒ Tina Wilson, PCED – Community Development Coordinator 

Others Present Names include as seen on sign-in sheet. Spellings of names shown as best as possible 
from handwritten signatures. 

APPROVAL OF AGENDA 

Motion  Motion to approve the agenda as presented 

Decision  APPROVE     ☒ APPROVE WITH REVISIONS     ☐

Motion ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt  
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☐ Marv Pearson ☒ Mark Sommers ☐ Leon Schoenrock 

Second ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt  
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☒ Marv Pearson ☐ Mark Sommers ☐ Leon Schoenrock 

Vote to approve 
Agenda 

☒ Pass  ☐ Fail  Vote: 5 Yes 0 No 

ELECTION OF CHAIR FOR 2025 

Motion Motion to approve Russ Frederick as Chair 

Decision  APPROVE     ☒ APPROVE WITH REVISIONS     ☐

Motion ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt  
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☐ Marv Pearson ☒ Mark Sommers ☐ Leon Schoenrock 

Second ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt  
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☐ Marv Pearson ☐ Mark Sommers ☒ Leon Schoenrock 

Vote to approve 
Agenda 

☒ Pass  ☐ Fail  Vote: 5 Yes 0 No 

ELECTION OF VICE CHAIR FOR 2025 

Motion Motion to elect Stephanie Roemhildt as Vice Chair 

Decision  APPROVE     ☒ APPROVE WITH REVISIONS     ☐
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Motion ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt  
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☐ Marv Pearson ☒ Mark Sommers ☐ Leon Schoenrock 

Second ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt  
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☒ Marv Pearson ☐ Mark Sommers ☐ Leon Schoenrock 

Vote to approve 
Agenda 

☒ Pass  ☐ Fail  Vote: 5 Yes 0 No 

APPROVAL OF 2025 MEETING CALENDAR 

Motion Motion to approve the 2025 meeting calendar as presented 

Decision  APPROVE     ☒ APPROVE WITH REVISIONS     ☐

Motion ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt  
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☒ Marv Pearson ☐ Mark Sommers ☐ Leon Schoenrock 

Second ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt  
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☐ Marv Pearson ☒ Mark Sommers ☐ Leon Schoenrock 

Vote to approve 
Agenda 

☒ Pass  ☐ Fail  Vote: 5 Yes 0 No 

REVIEW/APPROVAL OF MINUTES: December 5, 2024  

Motion Motion to approve the minutes of December 5, 2024, as presented. 

Decision  APPROVE     ☒ APPROVE WITH REVISIONS     ☐

Motion ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt  
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☐ Marv Pearson ☐ Mark Sommers ☒ Leon Schoenrock 

Second ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt  
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☐ Marv Pearson ☒ Mark Sommers ☐ Leon Schoenrock 

Vote to approve 
Minutes 

☒ Pass  ☐ Fail  Vote: 5 Yes 0 No 

PUBLIC HEARINGS: presented by Maame Quarcoo

Request for Amendments to Articles 6 and 8 of the Unified Development Code (UDC) 

Applicant Name(s) Waseca County Planning and Zoning  

UDC Section to be 
amended 

Articles 6 and 8; §6.17 through §8.03 

Request Waseca County requests these amendments following a series of work sessions by the 
Waseca County Board of Commissioners. 

Proposed Code 
Amendment 
Language  

The proposed code language can be found by following the link: 
https://www.wasecacounty.gov/DocumentCenter/View/10061/Proposed-Changes-to-
Articles-6and8?bidId.   
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Public Comments The Public Hearing was opened and closed by Frederick at 7:36pm. 
No member of the public, either online or in-person, commented on the zoning code 
amendment. 

Planning 
Commission 
Discussion/ 
Questions 

None 

DECISION:

Motion to approve 
UDC amendment  

Motion to recommend approval of the Zoning Code Amendment as presented by staff. 

Motion By: ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt 
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☐ Marv Pearson ☐ Mark Sommers ☒ Leon Schoenrock 

Seconded By: ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt 
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☐ Marv Pearson ☒ Mark Sommers ☐ Leon Schoenrock 

Vote ☒ Pass  ☐ Fail  Vote: 5 Yes 0 No 

Amendment APPROVE     ☒ APPROVE AS AMENDED     ☐ DENY     ☐

Decision on Request Recommend Approval with 
Conditions 

Table Request    ☐

Reason 

Deny    ☐

Reason:  
As 
presented 

☒

With 
revisions 

☐

Vote to Approve the 
Request 

☒ Pass ☐ Fail  Vote: 5 Yes 0 No 

MISCELLANEOUS: None.

ADJOURNMENT
Motion: Motion to adjourn the meeting 

Motion By: ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt  
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☒ Marv Pearson ☐ Mark Sommers ☐ Leon Schoenrock 

Second By: ☐ Russ Frederick  
Chair 

☐ Stephanie Roemhildt  
Vice Chair 

☐ Brad Krause  
County Commissioner 

☐ Vacant  

☐ Marv Pearson ☐ Mark Sommers ☒ Leon Schoenrock 

Vote to Adjourn ☒ Pass ☐ Fail  Vote: 5 Yes 0 No 

Time  7:42pm 

Note:  

1. Full Planning Staff Report on this matter can be found at:

https://www.wasecacounty.gov/AgendaCenter/ViewFile/Agenda/_01022025-603

2. Contact the Planning and Zoning Department to listen to the full meeting recording. 

Waseca County Planning and Zoning Department  

300 N State Street 

Waseca, MN 56093 

Phone: 507-835-0650; Fax: 507-837-5310 

___________________________ 

Russ Frederick 

Waseca County Planning Commission Chair 



PLANNING STAFF REPORT
UDC Amendment: Article 6 Section 6.06

To: Planning Commission 

From: Maame Quarcoo, AICP, Senior Land Use Planner

Meeting Date: March 6, 2025

Applicant: Waseca County

Location: All Townships and Unincorporated Areas in Waseca County

Main Contact: Planning and Zoning Department

Background 

Request: Request for Amendments to Section 6.06 of the Unified Development Code 

(UDC).

Waseca County requests amendments to Table 6.4 of Section 6.06. This 
amendment will change the side and rear yard setback requirements from 80 feet 
to 50 feet and delete a footnote under the table.  

Notifications:  Legal Notice was published in the Waseca County Pioneer Newspaper on 

February 20, 2025. 

 First class notices were mailed to all townships and municipalities in the 

County by February 21, 2025.  

 Planning Commission Public Hearing scheduled for March 6, 2025. 

 County Board of Commissioners Action anticipated March 18, 2025.

Legal 

Consideration:
The proposed changes are minor in nature, so no legal opinion was sought.  

Recommendation 

Staff recommends the Planning Commission consider making a recommendation to the Waseca 
County Board of Commissioners to adopt the proposed changes to the UDC as shown on 
Attachment A of this Report. 

Attachment 

A: Proposed Changes to § 6.06 of the Waseca County Unified Development Code.  
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ATTACHMENT A 

PROPOSED CHANGES TO § 6.06 OF THE WASECA COUNTY UNIFIED DEVELOPMENT CODE (UDC) 

ARTICLE 6 

(Note: Proposed Changes with additions in red and subtractions in red and struck) 

§ 6.06 SPECIFIC STANDARDS FOR ANIMAL AGRICULTURE (“FEEDLOT ORDINANCE”). 

   (10)   Municipalities. New animal feedlots are prohibited from locating 2,640 feet or less from an 
incorporated municipality. New animal feedlots located greater than 2,640 feet and less than or 
equal to 5,280 feet shall obtain the County Feedlot Site Inspection Team inspection 
recommendation and a conditional use permit from the County Board. 

Table 6.4 Manure Storage Structures and Associated Feedlot Setbacks

Land Use or Feature Distance (feet)

Airport (FAA approved) 2,640

An existing feedlot under separate ownership 500

A residence (other than feedlot owner/applicant) 1,000

Cemeteries3 500

Churches2 1,000

Golf courses, private or public4 1,000

Incorporated municipality5 2,640

Parks1 1,000

Property line* (side yards, rear yard) 8050

Public roads (measured from centerline of road) 300

Shoreland: lakes (measured from OHWL) 1,000

Shoreland: river, stream, drainage ditch (public or 
private- measured from ordinary high water level) 

300

Well, private As regulated by MN Dept. of Health

Well, public As regulated by MN Dept. of Health

Wetlands: Type I-VIII 300

*If a proposed feedlot structure or feedlot building does not encroach upon yard setbacks, and 
retains more than a 125 foot front yard setback, such additions will be permitted provided it is a 
permitted use within the zoning district in which the property is located. A front yard setback of 
less than 125 feet requires a variance prior to construction. 

New feedlots and new manure storage structures are prohibited within 1,000 feet of the OHWL 
of a lake or within 300 feet of the OHWL of a stream or river. New feedlots and new manure 
storage structures are also prohibited in floodplain, floodway, bluff impact zones and abandoned 
rock quarries. 
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1Parks subject to the above listed setback: from any park maintained or owned by an 
incorporated municipality and from the following four county parks: Courthouse Park, Gooselake 
Park, Ray Eustice Park and Blowers Park. 
2CHURCH defined as a building used as a church, synagogue or place of worship with regular 
scheduled services. 
3CEMETERY defined as follows: a cemetery governed by a cemetery association, local 
government or congregation of worshipers. 
4Public and private golf course setback shall be measured from the nearest point of the feedlot 
to the nearest point of any maintained and established golf fairway or green at the time of feedlot 
permit application. 
5Incorporated municipalities are the cities of Elysian, Janesville, New Richland, Waldorf and 
Waseca. 

New feedlots shall not be located within 1,000 feet of any dwelling, school, church, platted 
subdivision and/or public park, except for dwelling of the property owner or feedlot operator, or 
family member based upon the definition of “family” provided the owner of the dwelling and 
family member, signs a statement that will be recorded stating that they have no objection to the 
feedlot being closer than the required 1,000 feet. This exception to the 1,000-foot setback is 
limited to family members to current owner and all other setback requirements shall be adhered 
to. All family-related feedlots shall be considered separate feedlots in terms of permitting but 
shall be considered as one feedlot in terms of animal unit limits in accordance with the feedlot 
ordinance. 



                                                       PLANNING STAFF REPORT
UDC Amendment: Article 6 Section 6.07, 6.08 and Article 8

To: Planning Commission 

From: Maame Quarcoo, AICP, Senior Land Use Planner

Meeting Date: March 6, 2025

Applicant: Waseca County

Location: All Townships and Unincorporated Areas in Waseca County

Main Contact: Planning and Zoning Department

Background 

Request: Request for Amendments to Section 6.07, 6.08 and Article 8 of the Unified 

Development Code (UDC).

Waseca County requests an amendment to Sections 6.07, 6.08 and Article 8 of the 
Unified Development Code (UDC). Waseca County requests amendments to the 
UDC to include specific standards and requirements for Organized Farm Colonies 
under Section 6.07. The amendment will include the aforementioned use as a 
Conditional Use in Section 6.08 and the definition of Organized Farm Colonies 
under Section 8.03 of the UDC. 

Notifications:  Legal Notice was published in the Waseca County Pioneer Newspaper on 

February 20, 2025. 

 First class notices were mailed to all townships and municipalities in the 

County by February 21, 2025.  

 Planning Commission Public Hearing scheduled for March 6, 2025. 

 County Board of Commissioners Action anticipated March 18, 2025.

Legal 

Consideration:

The proposed changes will allow for orderly growth providing opportunity for 

community and economic development 

Recommendation 

Staff recommends the Planning Commission consider making a recommendation to the Waseca 
County Board of Commissioners to adopt the proposed changes to the UDC as shown on 
Attachment A of this Report. 

Attachment 

A: Proposed Changes to § 6.07, § 6.08 and § 8.03 of the Waseca County Unified 

Development Code.  
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ATTACHMENT A 

PROPOSED CHANGES TO THE WASECA COUNTY UNIFIED DEVELOPMENT CODE (UDC) 
Note: Proposed changes with additions in RED 

ARTICLE 6: ZONING DISTRICT REGULATIONS 

Under General Provisions 

§ 6.07 SPECIFIC STANDARDS FOR AGRICULTURAL, NATURAL RESOURCES AND RELATED USES 

ADDING TO THE UDC, THE FOLLOWING: 

(J) Organized Farm Colonies 

(1) Upon approval of a Conditional Use Permit, as Organized Farm Colony will be exempt from the density 
requirements of the County Zoning Ordinance in the Agricultural District. Conditional Use application shall 
include, but not be limited to the following:  
  (a) Name and signature of the Property Owner 
  (b) Legal Description of the property 
  (c) Emergency Services plan 
  (d) Site Plan detailing the following:  
        1) Dwelling units: number, type, size, occupancy, and site location 
        2) Other structures: size, type, function, and site location 
        3) Proposed roads and access from the site to the Township, County or State roads. 
        4) Water supply source and location if applicable 
        5) Waste water treatment plans and specifications 

(2) Any modification or change of original site plan shall require a new Conditional Use Permit 

Under Agricultural Zoning Districts and Related Uses 

§ 6.08 A-1 AGRICULTURAL PROTECTION DISTRICT STANDARDS 
Under Conditional uses (see Article 4 for accessory uses).

(45) Organized Farm Colony 

§ 8.03 DEFINITIONS AND ACRONYMS. 
ADDING IN THE DEFINITION:  

ORGANIZED FARM COLONY OR COLONIES is a group of Five (5) or more families organized together, living 
according to their beliefs and spending a majority of their time actively farming and raising livestock owned 
by the group as a community and not individually. The group or colony lives within the boundaries of the 
land owned by the group  
or colony and qualifies as a Non-Profit Corporation communally under Section 501 (d) of the United States 
Internal Revenue Code.  



PLANNING STAFF REPORT
Automobile Service Station Conditional Use Permit Amendment 

Crystal Valley Cooperative 

To: Planning Commission 

From:

Maame Quarcoo, AICP, Senior Land Use Planner

Hannah Rybak, Senior Professional Community Planner with WSB 

Engineering 

Meeting Date: March 6, 2025

Applicant: Crystal Valley Cooperative

Location: 7800 Old US Hwy 14, Janesville, MN 56048

Main Contact: Doug Lund

Background 

Request: Request for a Conditional Use Permit to operate an Automobile Service 

Station.

Crystal Valley Cooperative is requesting a Conditional Use Permit to allow retail 
sales of Gasoline, Diesel and Deisel Exhaust Fluid (DEF) on its property in Section 
5 Township 107N Range 23W of St. Mary Township. The applicant’s property with 
the address 7800 Old US Hwy 14, Janesville, MN 56048 and PID 09.005.0500 is 
zoned I-General Industrial District and HO Highway Overlay Districts. The request 
is pursuant to the requirements of Sections 6.19 and 6.16 of the Waseca County 
Unified Development Code. “Automobile service station” and “convenience gas 
sales” are both listed as conditional uses in the I – General Industrial District and 
are both applicable to the proposal.  

Notifications:  Complete application received on January 29, 2025. 

 First class notices were mailed to all townships and municipalities in the 

County by February 21, 2025. 

 Legal Notice was published in the Waseca County Pioneer Newspaper on 

February 20, 2025. 
 60 days from the date of application falls on March 30, 2025 (extension 

requested). 

 120 days from the date of application falls on May 29, 2025. 

 Planning Commission Public Hearing scheduled for March 6, 2025. 

 County Board of Commissioners Action anticipated on March 18, 2025. 

Site Information 

Site Data:  Applicant / Property Owner – Crystal Valley Cooperative
 Property Address – 7800 Old US Hwy 14, Janesville, MN 56048 
 Township Name – St. Mary 
 Parcel Identification Number – 09.005.0500 
 Legal Description – See Attachment F 
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 Prior CUPs – 1998 CUP: sales of fertilizer and chemicals, 2018 CUP: billboard 
relocation 

 Prior Variance – 2003 Variance: structure setback, 2015 Variance: increased 
impervious surface coverage, 2018 Variance: billboard setback. 

Attachments 

A: Recommended Conditions If Considered for Approval

B: Criteria For Approval

C: Notice Map 

D: Comprehensive Map

E: Zoning Map and Extract of UDC

F: Application Information including Legal Description

General Findings 

Land 

Use/Comp. 

Plan Reference:

 The Land Use Plan, which is part of the Waseca Comprehensive Plan, guides 

this parcel for “Industrial” use.  

 Waseca County has determined that the proposed use is consistent with the 

Industrial guidance for the parcel within the Comprehensive Plan. 

 The proposed fuel sales use also relates to the goal statements in the following 

ways: 

Provides opportunity for economic development in ways compatible with 

Waseca County's natural and built environment. 

See Attachment D for the Comprehensive Land Use Map.  

Notable Code 

Definitions:

 AUTOMOBILE SERVICE STATION. A retail place of business engaged primarily 

in the sale of motor fuels but also may be engaged in supplying goods and 

services generally associated with the operation and maintenance of motor 

vehicles. These may include sale of petroleum products, sale and servicing of 

tires, batteries, automobile accessories and replacement items, washing and 

lubrication services and the performance of automotive maintenance and 

repair. 

 CONVENIENCE GAS AND GOODS SALES. A place where gasoline, motor oil, 

lubricants or other minor accessories are retailed directly to the public on the 

premises in combination with the retailing of items typically found in a 

convenience market or supermarket. 

Applicable 

Codes:

The Zoning Map approved with the Waseca County Unified Development Code 

places the property within the I - General Industrial Zoning District.  

 §3.07 Conditional Use Permits. 

Identifies the processes by which conditional use permits are to be reviewed. 



pg. 3 

 §6.19 I General Industrial District. 

Outlines the standards for development in the Industrial Zoning District. 

 §6.16 Specific Standards for Commercial and Industrial Uses. 

Outlines specific standards for commercial and industrial uses. §6.16(E) 

specifies standards applicable to automobile service stations and §6.16(J) 

specifies standards applicable to convenience gas sales.  

See Attachment E for Zoning Map and UDC Extract

Description of Uses 

Existing Uses:  The proposed project area is located between Old Highway 14 and US 

Highway14. The applicant currently operates the sale of fertilizer and 

chemicals with the Conditional Use Permit approved in 1998. 

 Adjacent Uses: 

North – Old Highway 14 ROW and Agricultural Parcel (PID: 09.005.0550). 

South – US Highway 14 ROW and Agricultural Parcel (PID: 09.005.0400). 

East – State ROW (PID: 09.004.1010). 

West – Agricultural Parcel (PID: 09.005.1110) & State ROW (PID: 

09.005.0710). 

 As mentioned above, the parcel under review is zoned I – General Industrial 

District. 

Proposed Uses

(from applicant 

materials):

 Convenience gas, diesel and diesel exhaust fluid (DEF) at the existing Crystal 

Valley Co-Op facility. The Applicant has stated that this is a fairly low intensity 

use; the fuel sales are intended to serve existing customers that would already 

be visiting their facility, as well as for use by company vehicles and equipment. 

There will be no storefront or convenience merchandise sales associated with 

the fuel sales.  

 Property improvements associated with the request would include a new 

40x50 concrete pad poured over the existing gravel to create the pump island 

and a 10x15 building addition to house the computer system and DEF tank.   

 The fuel products would be stored in existing tanks, with new dispensers 

plumbed into them.  

Natural Resources Information 

Topography:  LiDAR information of the development area shows the lowest elevation at 

1,134 feet and the highest elevation of approximately 1,146 feet above sea 

level.  

Wetland/

Floodplain/ 

Shoreland

 Wetland signature appears on the parcel under review but outside the 

proposed development/construction area. 

 The site is located outside any floodplain and shoreland areas.  
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Agency/Township Review and Public Comments 

County 

Staff/Agency 

Review:

 A copy of this report was provided to the Minnesota Department of 

Transportation (District 7), Waseca County Sheriff, Land and Water Resources 

Director, Attorney, and the Public Works Departments for their review. 

 Any correspondence or recommendations received prior to the public hearing 

will be provided to the Planning Commission for consideration at the meeting. 

Township 

Review:

 A copy of the notice of public hearing was provided to St. Mary’s Township for 

their review and comment.  

Public 

Comment(s):

 Public hearing notices were sent to adjacent property owners within one 

quarter mile of the development area.  

 No written correspondence has been received at the time of this report. Any 

correspondence received shall be provided to the Planning Commission on the 

night of the hearing. 

Analysis  

Issues with the 

Request:

 Staff finds this request to be reasonable and compliant with all relevant 

requirements of the UDC. 

 The existing use on site is very similar to the proposed fuel sales use. 

 It is not anticipated that a significant amount of vehicle trips will be added due 

to the fuel sales. Staff did not require a traffic study to be performed as part of 

this application. 

 The proposed use will utilize existing storage tanks, with new dispensers being 

connected. 



ATTACHMENT A

RECOMMENDED CONDITIONS IF CONSIDERED FOR APPROVAL 

Request for a Conditional Use Permit to operate an Automobile Service Station. Crystal Valley 

Cooperative is requesting a Conditional Use Permit to allow retail sales of Gasoline, Diesel and 

Deisel Exhaust Fluid (DEF) on its property in Section 5 Township 107N Range 23W of St. Mary 

Township. The applicant’s property with the address 7800 Old US Hwy 14, Janesville, MN 56048 

and PID 09.005.0500 is zoned I-General Industrial District and HO Highway Overlay Districts. The 

request is pursuant to the requirements of Sections 6.19 and 6.16 of the Waseca County Unified 

Development Code. 

The request as proposed is hereby recommended for approval subject to the following 

conditions: 

Standards/Regulations:  

1. All County, State, and Federal laws, regulations, and ordinances shall be complied with and 
all necessary permits and approvals, including County Zoning Permit. 

2. Any future upgrade of the equipment approved by this conditional use permit shall not 
require an amendment to this conditional use permit.  

3. All chemicals, hazardous materials, solid waste and nutrients and/or the like shall be 
properly used or disposed of by legal, environmentally sound methods. Any spills resulting 
from the use of such chemicals, hazardous materials or the like shall be properly reported, 
contained and mitigated as the State Pollution Control Agency may deem necessary. 

Site Development, Access, Parking, Building and Environment: 

4. All lighting shall be directed downward and inward to minimize glare to adjacent properties 
and public roadways.  A plan for any new lighting shall be provided to the Planning and Zoning 
Department prior to installation. 

5. All business-related parking shall be on the applicant’s property and outside of any public 
right of ways. 

6. Duration, Failure to Comply and Review. A Conditional Use Permit shall become void one (1) year 
after being granted by the County Board unless used or if discontinued for a period of ninety (90) 
days. The County Board may prescribe a di�erent time limit within which the action for which the 
Conditional Use is required shall commence, or be completed, or both. Failure to commence, or 
complete, or both, such action within the time limit set shall void the Conditional Use Permit. A 
conditional Use Permit shall be issued for a particular use on a specific parcel and not for a 
particular person or firm. Owner/operator shall allow periodic inspection of the facility by Waseca 
County personnel, including, but not limited to, Waseca County Zoning Administrator and/or sta� 
or assignee, Public Health Department, Environmental Health Department, Waseca County 
Sheri�’s Department or Minnesota Pollution Control Agency sta�, to determine if the terms and 
conditions of this Conditional Use Permit are being complied with. Failure to comply with any of 
the above-listed conditions shall be grounds for suspension or revocation of the Conditional Use 
Permit. This Conditional Use Permit may be reviewed on an annual basis and shall be subject to 
any additions or modifications deemed necessary to meet governmental requirements. 



pg. 6 

                                                                               ATTACHMENT B 

CRITERIA FOR APPROVAL 

1) Will the proposed use have an impact (adverse) on the health, safety, and general welfare 
of the occupants in the surrounding neighborhood?   
Applicant: No. 

Sta�: The proposed request is not anticipated to adversely impact the health, safety, and general 

welfare of occupants in the surrounding neighborhood if all applicable requirements and 

measures of the Waseca County UDC together with applicable State and Federal 

regulations are adhered to. 

2) Will the proposed use have an impact (adverse) on tra�ic conditions including parking?
Applicant: No.  

Sta�: The proposed fuel sales are not anticipated to create a noticeable increase in vehicle trips 

to the property. The proposed use will not require any additional parking; purchasers of the 

fuel products will obtain them at the fuel pumps. There is no retail store associated with 

the fuel sales.  

3) Are there adequate public utilities, public services, roads, and schools to support the 
proposed use of the property? 
Applicant: Yes.   

Sta�: There are adequate public utilities, services, and roads to continue supporting the existing 

facility and the requested fuel sales. 

4) Will the proposed use have an e�ect (adverse) on property values or future development of 
land in the surrounding neighborhood? 
Applicant: No.   

Sta�: The proposed use is not anticipated to have an adverse e�ect on property values or future 

development. The facility currently exists on the property, and the proposed new fuel 

pumps will be located well within the existing campus. The added use will be no more 

impactful than existing conditions on site.  

5) Is the proposed use of the property consistent with the goals and policies adopted in the 
Comprehensive Plan?  
Applicant: Yes.  

Sta�: The proposed use furthers the economic development goals of the approved 

Comprehensive Land Use Plan. 

6) Does the proposed use meet the standards of the Zoning Ordinance including that the use 
is allowed with a Conditional Use Permit in the designated zoning district in which it is 
proposed?   
Applicant: Yes. 
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Sta�: The subject parcel is in the I – General Industrial Zoning District and convenience gas sales 

are permitted in this zone with a conditional use permit.  The proposed use is also 

consistent with the specific standards for convenience gas sales, as stipulated in §6.16 (I) 

Specific Standards for Commercial and Industrial Uses, as listed below:  

(1)   Site plan. Site plan review shall be required. 

(2)   Street access. The site shall have access to a hard surfaced road of su�icient capacity 

to accommodate the tra�ic that the use will generate.

      (3)   Access. Vehicular access points shall create a minimum of conflict with through 

tra�ic movement.

      (4)   Parking. Parking and loading shall meet the standards found in § 6.15. 

(5)   Bu�ers. Bu�ers shall be installed meeting the standards found in § 6.15.

      (6)   Spills. All chemicals, hazardous materials, solid waste and nutrients and/or the like 

shall be properly used or disposed of by legal, environmentally sound methods. Any 

spills resulting from the use of such chemicals, hazardous materials or the like shall 

be properly reported, contained and mitigated as the State Pollution Control Agency 

may deem necessary. 

7) Will the proposed use have an e�ect (adverse) on the environment, including pollution and 
including impacts on groundwater, surface water and surface water runo�, and air quality?
Applicant: No.   

Sta�: As mentioned above, the applicant currently operate their co-op use on the parcel. The 

continuous use of the parcel for a similar use is thus not anticipated to adversely a�ect the 

environment. 

8) Will the proposed us have an e�ect (adverse) on existing natural, historic, or scenic views 
or features in the surrounding neighborhood? 
Applicant: No.   

Sta�: The proposal is not anticipated to adversely impact any existing natural or historic features 

on the property and in the surrounding neighborhood.  

9) Are there other provisions within the Waseca County Unified Development Code, 
Minnesota State Law or Federal Law that will impact the approval of the Conditional Use 
Permit? 
Applicant: No.   

Sta�: The requested proposal will be subject to federal, state and county provisions.



ATTACHMENT C 
NOTICE MAP 
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ATTACHMENT D 

COMPREHENSIVE PLAN MAP 

SITE 
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ATTACHMENT E 
ZONING MAP AND EXTRACT FROM UDC 
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WASECA COUNTY UNIFIED DEVELOPMENT CODE 
ARTICLE 6:  ZONING DISTRICT REGULATIONS 

§ 6.19 I GENERAL INDUSTRIAL DISTRICT. 

   (C)   Conditional uses (see Article 4 for accessory uses). 

      (4)   Automobile service station, car wash. 

      (5)   Convenience gas and goods sales. 

(8)   Advertising sign (o�-site). 

§ 6.16 SPECIFIC STANDARDS FOR COMMERCIAL AND INDUSTRIAL USES. 

   (D)   Automobile service station, car wash. 

      (1)   Site plan. Site plan review shall be required. 

      (2)   Access. If the Planning Commission determines it necessary, the site shall have access 

to a hard surfaced road of su�icient capacity to accommodate the tra�ic that the use will 

generate 

      (3)   Car wash. A car wash facility, either attached or detached from the principal structure, 

shall only be permitted as an accessory use. 

      (4)   Water. Water from the car wash shall not drain across any sidewalk or into a public right-

of-way. 

      (5)   Noise. Vacuum and drying facilities shall be located in an enclosed structure or at a 

su�icient distance from any residential use to minimize the impact of noise. Additional controls 

may be established to control noise during the operation of the facility, including controls of 

hours of operation. 

      (6)   Spills. All chemicals, hazardous materials, solid waste and nutrients and/or the like shall 

be properly used or disposed of by legal, environmentally sound methods. Any spills resulting 

from the use of such chemicals, hazardous materials or the like shall be properly reported, 

contained and mitigated as the State Pollution Control Agency may deem necessary. 

   (I)   Convenience gas and goods sales. 

      (1)   Site plan. Site plan review shall be required. 

(2)   Street access. The site shall have access to a hard surfaced road of su�icient capacity to 

accommodate the tra�ic that the use will generate.

(3)   Access. Vehicular access points shall create a minimum of conflict with through tra�ic 

movement. 

      (4)   Parking. Parking and loading shall meet the standards found in § 6.15. 
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(5)   Bu�ers. Bu�ers shall be installed meeting the standards found in § 6.15.

      (6)   Spills. All chemicals, hazardous materials, solid waste and nutrients and/or the like shall 

be properly used or disposed of by legal, environmentally sound methods. Any spills resulting 

from the use of such chemicals, hazardous materials or the like shall be properly reported, 

contained and mitigated as the State Pollution Control Agency may deem necessary. 
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ATTACHMENT F 
APPLICANT INFORMATION INCLUDING LEGAL DESCRIPTION 
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LEGAL DESCRIPTION 

That part of the North Half of the Southeast Quarter of Section 5, and that part of the 

Southwest Quarter of the Northeast Quarter of Section 5, all in Township 107 North Range 23 

West, Waseca County, Minnesota, described as: 

Commencing at a cast iron monument designating the East Quarter corner of Section 5; thence 
South 00 degrees 00 minutes 26 seconds East, (Minnesota, County Coordinate System of 1983 
(1996 adjustment), Waseca County Zone), along the east line of the Southeast Quarter of 
Section 5, a distance of 500.01 feet to Monument 83417 of Minnesota Department of 
Transportation Right of Way Plat No. 81-33, on file and of record with the Waseca County 
Recorder; said point being the point of beginning; thence continuing South 00 degrees 00 
minutes 26 seconds East, along said east line, 241.90 feet to Monument 83320 designating the 
northeasterly corner of Parcel 37 of said plat; thence North 84 degrees 11 minutes 29 seconds 
West, along the northerly line of said Parcel 37, a distance of 1281.39 feet to Monument B18 of 
said plat; thence northwesterly, along said northerly line of Parcel 37, along a 2067.48 foot radius 
curve, chord bearing = North 70 degrees 15 minutes 15 seconds, chord distance = 955.48 feet, 
central angle = 26 degrees 43 minutes 15 seconds, an arc distance 964.20 feet to Monument B16 
of said plat; thence North 56 degrees 19 minutes 00 seconds West, along said northerly line of 
Parcel 37, a distance of 578.40 feet, to Monument B15 designating the northwesterly corner of 
said Parcel 37, said point being on the North -South, center line of Section 5; thence North 00 
degrees 20 minutes 14 seconds West, along said North - South' center line, the same being the 
easterly line of Parcel 35 of said plat, a distance of 216.69 feet to Monument B13 designating the 
northeasterly corner of said Parcel 35, said point being on the southerly right of way line of the 
Dakota, Minnesota, and Eastern Railroad; thence South 74 degrees 16 minutes 08 seconds 
East,-along said-railroad right of way line, 2760.03 feet to the point of beginning. 
Said parcel contains 23.67 acres, subject to any and all easements of record. 



PLANNING STAFF REPORT
Essential Service Conditional Use Permit Amendment 

CenterPoint Energy/Minnegasco Inc. 

To: Planning Commission 

From: Maame Quarcoo, AICP, Senior Land Use Planner

Meeting Date: March 6, 2025

Applicant: CenterPoint Energy/Minnegasco Inc.

Location: 12510 – 440th Ave., Waterville, MN 56096

Main Contact: Allen Boerboom

Background 

Request: Request for a Conditional Use Permit Amendment to add a Compressor 

Building to an existing Essential Service use.

CenterPoint Energy Resource and Minnegasco Inc. are requesting a Conditional 
Use Permit Amendment to add a new compressor building on the east side of their 
property located in Section 6 Township 108N Range 22W of Blooming Grove 
Township. The request is pursuant to the requirements of Section 6.08 and 6.16(J) 
of the Waseca County Unified Development Code. The applicants’ property, with 
the address 12510 – 440th Ave., Waterville, MN 56096 and PID 02.925.0100 is in 
the A-1 Agricultural Protection Zoning District.  

Notifications:  Complete application received on January 29, 2025. 

 First class notices were mailed to all townships and municipalities in the 

County by February 21, 2025. 

 Legal Notice was published in the Waseca County Pioneer Newspaper on 

February 20, 2025. 
 60 days from the date of application falls on March 30, 2025 (extension 

requested). 

 120 days from the date of application falls on May 29, 2025. 

 Planning Commission Public Hearing scheduled for March 6, 2025. 

 County Board of Commissioners Action anticipated March 18, 2025. 

Site Information 

Site Data:  Applicants – CenterPoint Energy/Minnegasco Inc.
 Property Address – 12510 – 440th Ave., Waterville, MN 56096 
 Township Name – Blooming Grove 
 Parcel Identification Number – 02.925.0100 
 Legal Description – See Attachment F 
 Prior CUPs – 1968 CUP and subsequent amendment.  
 Prior Variance – None. 
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Attachments 

A: Recommended Conditions If Considered for Approval

B: Criteria For Approval

C: Notice Map 

D: Comprehensive Land Use Map

E: Zoning Map and Extract of Unified Development Code

F: Application Information including Legal Description

General Findings 

Land 

Use/Comp. 

Plan Reference:

 The Land Use Plan (Chapter 11), of the Waseca County Comprehensive Plan, 

calls for the area to be developed into agriculture/open space uses.  

 Waseca County has determined that maintaining a gas storage facility is 

essential to the County and is in the interest of the public and consistent with 

the infrastructure vision statement of the Comprehensive Plan. 

Infrastructure Vision Statement: The Waseca County will plan for, 

construct, and maintain quality infrastructure that is safe, affordable, 

environmentally sound, aesthetically pleasing and allows for managed 

growth. 

 The requested proposal also relates to the goal statements in the following 

ways: 

Provides opportunity for economic development in ways compatible with 

Waseca County's natural and built environment. 

See Attachment D for the Comprehensive Land Use Map.  

Notable Code 

Definitions:

 ESSENTIAL SERVICES. The erection, construction, alteration or maintenance, 

by public utilities or municipal or other governmental agencies, of distribution 

systems, collection, communication, supply or disposal systems, including 

poles, wires, mains, drains, sewers, pipe, conduits, cables, fire alarm boxes, 

police call boxes, traffic signals, hydrants and other similar equipment and 

accessories in connection therewith reasonably necessary for the furnishing of 

adequate service by such public utilities or governmental agencies or for the 

public health, safety, morals and general welfare, but not including buildings. 

(§8.03). 

Applicable 

Codes:

The Zoning Map approved with the Waseca County Unified Development Code 

places the property within the A-1 Agricultural Protection Zoning District.  

 §3.07 Conditional Use Permits. 

Identifies the processes by which conditional use permits are to be reviewed. 

 §6.08 A-1 Agricultural Protection District Standards. 

Outlines the standards for development in the A-1 Agricultural Protection 

Zoning District. §6.08(C) lists essential services as a conditional use. 
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 §6.16 Specific Standards for Commercial and Industrial Uses. 

Outlines specific standards for commercial and industrial uses. §6.16(J) 

specifies standards, permitting processes and placement of essential 

services. 

See Attachment E for Zoning Map and Unified Development Code Extract

Description of Uses 

Existing Uses:  The proposed project area is located along 440th Avenue and right on the 

County northern border line. The applicant currently operates an approved 

essential service with the original Conditional Use Permit predating 1968.  

 Adjacent Uses: 

North – Agricultural Parcel in Rice County. 

South – Agricultural Parcel (PID: 02.006.0500). 

East – Agricultural Parcel (PID: 02.006.0400). 

West – Registered Feedlot (PID: 02.006.0300). 

 As mentioned above, the parcel under review is zoned A-1 Agricultural 

Protection. 

Proposed Uses

(from applicant 

materials):

 CenterPoint Energy Natural Gas Operations (CenterPoint Energy) is proposing 

to modify their existing natural gas storage facilities at 12510 440th Avenue, 

Waterville, MN 56096 in order to upgrade their natural gas compression 

systems to operate at a higher power level, needed to accommodate changes 

being made by Northern Natural Gas's Pipeline. Northern Natural gas receives 

the gas withdrawn from the CenterPoint Energy storage system and transports 

it to the market areas. The proposed upgrade to their existing facilities is 

referred to as the Waterville Facility Modifications Project (Project). 

Construction activities for the Project are anticipated to commence in the 2nd 

quarter of 2025 and be completed before November of 2027. The original CUP 

was issued in 1970 for building and facility construction (permit no longer on 

file) and later amended in 1998 to install collection tanks and install a water 

treatment facility (Permit No. 8507). 

 The Project is located on privately held land by CenterPoint Energy within a 

37.22 acre parcel (refer to Boundary Survey note #4) in the Northwest of the 

Northeast 1/4 of Section 6, Township 108 North, and Range 22 West within 

unincorporated Waseca County, Minnesota. The parcel currently houses 

CenterPoint Energy's existing Waterville Facility where the proposed Project 

will occur (approximately 6.3 acres). The Waterville Facility is a Peak Shaving 

Facility which provides additional natural gas storage for peak consumption 

times of the year. The existing buildings on site include the Water Plant, the 

Main Office/Compressor Building, the T-Zone Compressor Building, the 

Warehouse, the North Garage, and the Well House.
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 CenterPoint Energy plans to upgrade their existing compressor units to allow a 

higher pressure into the existing transmission line. The Project proposes to 

construct a new 6,000 square foot (sf) building (60' x 100') to house the 

compressors on the east side of the project area, referred to as the 

Compressor Building. Additionally, the existing eastern driveway will be 

widened. 

 The existing gravel drive that extends to the east from the eastern driveway is 

anticipated to be utilized for construction and/or staging workspace during the 

Project. As noted in the calculations of the CUP application materials, within 

the Facility Boundary there is 1.83 acre of existing impervious surfaces and 

0.48 acre of proposed new impervious surfaces (this includes fully 

reconstructed impervious areas). In addition, 0.05 acre of new impervious 

surfaces is proposed within the right-of-way as part of the driveway expansion.

 Approximately 1.04 acre will be disturbed as a result of the Project. Best 

management practices (BMPs) will be used to prevent the release of sediment 

from the construction site. Refer to the attached Site Erosion Control Plan for 

the planned locations of BMPs on Page 27 of this report. Where necessary, final 

grading will be conducted to restore the site to pre-construction contours. 

CenterPoint Energy will reseed the driveway right-of-way with an approved 

Minnesota Department of Transportation (DOT) seed mix, the facility area will 

be reseeded with residential turfgrass, and the existing prairie will be reseeded 

with a Prairie Mix. 

Natural Resources Information 

Topography:  LiDAR information of the development area shows the lowest elevation at 

1,100 feet and the highest elevation of approximately 1,126 feet above sea 

level.  

Wetland/

Floodplain/ 

Shoreland

 Wetland signature appears on the parcel under review but outside the 

proposed development/construction area. 

 The site is located outside any floodplain and shoreland areas.  

Agency/Township Review and Public Comments 

County 

Staff/Agency 

Review:

 A copy of this report was provided to the Minnesota Department of 

Transportation (District 7), Waseca County Sheriff, Land and Water Resources 

Director, County Attorney, and the Public Works Departments for their review.

 Any correspondence or recommendations received prior to the public hearing 

will be provided to the Planning Commission for consideration at the meeting. 

Township 

Review:

 A copy of the notice of public hearing was provided to Blooming Grove 

Township for their review and comment.  
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Public 

Comment(s):

 Public hearing notices were sent to adjacent property owners within one half 

mile of the development area. The UDC requires a notice area of a quarter mile. 

One half mile was used to derive at least ten (10) property owners.  

 No written correspondence has been received at the time of this report. Any 

correspondence received shall be provided to the Planning Commission on the 

night of the hearing. 

Analysis  

Issues with the 

Request:
 None.



ATTACHMENT A

RECOMMENDED CONDITIONS IF CONSIDERED FOR APPROVAL 

Request for a Conditional Use Permit Amendment to add a Compressor Building to an existing 

Essential Service use. CenterPoint Energy Resource and Minnegasco Inc. are requesting a 

Conditional Use Permit Amendment to add a new compressor building on the east side of their 

property located in Section 6 Township 108N Range 22W of Blooming Grove Township. The 

request is pursuant to the requirements of Section 6.08 and 6.16(J) of the Waseca County Unified 

Development Code. The applicants’ property, with the address 12510 440th Ave., Waterville, MN 

56096 and PID 02.925.0100 is in the A-1 Agricultural Protection Zoning District. 

The request as proposed is hereby recommended for approval subject to the following 

conditions: 

Standards/Regulations:  

1. All County, State, and Federal laws, regulations, and ordinances shall be complied with and 
all necessary permits and approvals, including County Zoning Permit. 

2. Any future upgrade of the equipment completed within the fenced portion of the site shall 
not require an amendment to this conditional use permit.  

Site Development, Access, Parking, Building and Environment: 

3. All lighting shall be directed downward and inward to minimize glare to adjacent properties 
and public roadways.  A plan for any new lighting shall be provided to the Planning and Zoning 
Department prior to installation. 

4. Duration, Failure to Comply and Review. A Conditional Use Permit shall become void one (1) 
year after being granted by the County Board unless used or if discontinued for a period of 
ninety (90) days. The County Board may prescribe a di�erent time limit within which the 
action for which the Conditional Use is required shall commence, or be completed, or both. 
Failure to commence, or complete, or both, such action within the time limit set shall void 
the Conditional Use Permit. A Conditional Use Permit shall be issued for a particular use on 
a specific parcel and not for a particular person or firm. Owner/operator shall allow periodic 
inspection of the facility by Waseca County personnel, including, but not limited to, Waseca 
County Zoning Administrator and/or sta� or assignee, Public Health Department, 
Environmental Health Department, Waseca County Sheri�’s Department or Minnesota 
Pollution Control Agency sta�, to determine if the terms and conditions of this Conditional 
Use Permit are being complied with. Failure to comply with any of the above-listed conditions 
shall be grounds for suspension or revocation of the Conditional Use Permit. This 
Conditional Use Permit may be reviewed on an annual basis and shall be subject to any 
additions or modifications deemed necessary to meet governmental requirements. 
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ATTACHMENT B 

CRITERIA FOR APPROVAL 

1) Will the proposed use have an impact (adverse) on the health, safety, and general welfare 
of the occupants in the surrounding neighborhood?   
Applicant: No. 

Sta�: The proposed request is not anticipated to adversely impact the health, safety, and general 

welfare of occupants in the surrounding neighborhood if all applicable requirements and 

measures of the Waseca County UDC together with applicable State and Federal 

regulations are adhered to. 

2) Will the proposed use have an impact (adverse) on tra�ic conditions including parking?
Applicant: No.  

Sta�: The requested proposal is not anticipated to a�ect tra�ic conditions including parking post 

construction phase.    

3) Are there adequate public utilities, public services, roads, and schools to support the 
proposed use of the property? 
Applicant: Yes.   

Sta�: There are adequate public utilities, services, and roads to continue supporting the existing 

facility and the requested proposal. 

4) Will the proposed use have an e�ect (adverse) on property values or future development of 
land in the surrounding neighborhood? 
Applicant: No.   

Sta�: The proposed use is not anticipated to have an adverse e�ect on property values or future 

development. The facility currently exists on the property. The Planning Commission finds 

that the public’s health, safety, comfort, morals, and general welfare can be adequately 

protected by this proposed use. 

5) Is the proposed use of the property consistent with the goals and policies adopted in the 
Comprehensive Plan?  
Applicant: Yes.  

Sta�: The proposed use is related to infrastructure vision statement and economic development 

goal of the approved Comprehensive Land Use Plan. 
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6) Does the proposed use meet the standards of the Zoning Ordinance including that the use 
is allowed with a Conditional Use Permit in the designated zoning district in which it is 
proposed?   
Applicant: Yes. 

Sta�: The applicants’ parcel is in the A-1 Agricultural Protection Zoning District and essential 

services; facilities and structures are permitted in this zone with a Conditional Use Permit.  

The requested proposal is a conditional use as stipulated in §6.16 Specific Standards for 

Commercial and Industrial Uses.   

7) Will the proposed use have an e�ect (adverse) on the environment, including pollution and 
including impacts on groundwater, surface water and surface water runo�, and air quality?
Applicant: No.   

Sta�: As mentioned above, the applicant currently operates their essential services use on the 

parcel. There have been no complaints about any negative environmental impacts of the 

proposal on the property. The continuous use of the parcel is thus not anticipated to 

adversely a�ect the environment.

8) Will the proposed use have an e�ect (adverse) on existing natural, historic, or scenic views 
or features in the surrounding neighborhood? 
Applicant: No.   

Sta�: The proposal is not anticipated to adversely impact any existing natural or historic features 

on the property and in the surrounding neighborhood.  

9) Are there other provisions within the Waseca County Unified Development Code, 
Minnesota State Law or Federal Law that will impact the approval of the Conditional Use 
Permit? 
Applicant: No.   

Sta�: The requested proposal will be subject to federal, state and county provisions. 



ATTACHMENT C 
NOTICE MAP 
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ATTACHMENT D 

COMPREHENSIVE PLAN MAP 

SITE 
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ATTACHMENT E 
ZONING MAP AND EXTRACT FROM UDC 
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WASECA COUNTY UNIFIED DEVELOPMENT CODE 
ARTICLE 6:  ZONING DISTRICT REGULATIONS 

§ 6.08 A-1 AGRICULTURAL PROTECTION DISTRICT STANDARDS. 

  (C)   Conditional uses (see Article 4 for accessory uses). Accessory uses are subject to the 

standards found in Articles 3, 4 and 6 of this ordinance: 

      (30)   Essential services, facilities and structures; 

§6.16 SPECIFIC STANDARDS FOR COMMERCIAL AND INDUSTRIAL USES. 

   (J)   Essential services. 

(1)   Purpose. Since essential services, as defined by this ordinance, may have an e�ect upon 

urbanizing areas of the county, county land uses, county highway locations, and county parks 

and recreation areas, the location of all such essential services in any zoning district shall be 

filed with the County Engineer and the Zoning Administrator prior to commencement of any 

condemnation action or construction by the owner. 

      (2)   Applicability. Standards in this subsection shall only apply to those essential service 

facilities subject to local control as determined by M.S. Chapter 216, as it may be amended from 

time to time. 

      (3)   Permit processing. Transmission services, i.e., utility service such as electrical power 

lines of a voltage of 35 KV or greater, or bulk gas or fuel being transferred from station to station, 

and not intended for in route consumption, shall follow the following procedures. 

         (a)   The owner shall file with the Zoning Administrator such maps indicating the location, 

alignment and type of service proposed as shall be requested. 

         (b)   The maps and accompanying data shall be submitted to the Planning Commission for 

review and recommendations regarding the relationship to urban growth, land uses, highways 

and recreation and park areas. 

         (c)   Following such review, the Planning Commission shall make a report of its findings and 

recommendations on the proposed essential services and shall file such report with the County 

Board. 

         (d)   Upon receipt of the report of the Planning Commission on the planned essential 

services, the County Board shall consider the maps and accompanying data and shall indicate 

to the owner its approval or modifications considered desirable under this ordinance. 

      (4)   Permitted use. Electric substations and similar essential service structures, as well as 

public utility buildings, shall be a conditional permitted use in all districts. 

      (5)   Placement within county right-of-way. An application for a permit for essential services 

located within any county highway or county state aid highway rights-of-way shall follow the 

following procedures. 
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         (a)   The applicant shall file with the County Engineer on forms supplied by the county, an 

application for such permit accompanied by maps indicating the locations, alignment and type 

of service proposed. 

         (b)   The application and accompanying data shall be reviewed by the County Engineer, and 

the County Engineer may issue the permit after determining that the application is acceptable 

and in the best interests of the county. 

         (c)   The County Engineer may require, in conjunction with the issuance of such permit, that: 

            1.   The applicant submit, as built, drawings of the essential services after construction; 

and 

            2.   The applicant construct the essential service to take into consideration contemplated 

widening, re-grading or relocation of a county highway or county state aid highway, providing the 

county owns such additional right-of-way. 

      (6)   Maintenance. No utility permits shall be required to maintain, or reconstruct, existing 

lines where the general alignment of the existing line is maintained. 

      (7)   Review timeliness. Recognizing the need for adequate and timely service by owners of 

essential services, the County Engineer shall act upon all information filings or permit 

applications within 45 days of receipt by the County Engineer. Failure to act within 45 days shall 

constitute approval. 

      (8)   Fees. 

         (a)   A utility permit application fee shall be established by the County Board payable when 

the application is filed. 

         (b)   Any outside costs for consulting services to aid the Planning Commission and/or County 

Board in making a decision on the utility permit application shall be paid by the applicant. Such 

fee shall be as determined by the County Board. 

§8.03 DEFINITIONS AND ACRONYMS. 

ESSENTIAL SERVICES. The erection, construction, alteration or maintenance, by public 

utilities or municipal or other governmental agencies, of distribution systems, collection, 

communication, supply or disposal systems, including poles, wires, mains, drains, sewers, pipe, 

conduits, cables, fire alarm boxes, police call boxes, tra�ic signals, hydrants and other similar 

equipment and accessories in connection therewith reasonably necessary for the furnishing of 

adequate service by such public utilities or governmental agencies or for the public health, 

safety, morals and general welfare, but not including buildings. 
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ATTACHMENT F 
APPLICANT INFORMATION INCLUDING LEGAL DESCRIPTION 
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LEGAL DESCRIPTION 

The Northwest Quarter of the Northeast Quarter of Section 6, Township 108 North, Range 22 

West, Waseca County, Minnesota. 



PLANNING STAFF REPORT
Conditional Use Permit - Jewison, Keyes & Borneke TDR 

To: Planning Commission 

From: Maame Quarcoo, AICP, Senior Land Use Planner

Meeting Date: March 6, 2025

Applicants:

Mitchell J. & Emily Jewison (Sending Site Landowner)

Roy & Sally Keyes (Sending Site Development Rights Certificate Owners) 

Samuel P. Borneke (Receiving Site Owner)

Location: TBD – 390th Ave., Janesville, MN 56048

Main Contact: Samuel Borneke

Background 

Request: Request for a Conditional Use Permit to Transfer Development Right between 

two owners and into another Township.

Roy & Sally Keyes and Mitchell J. & Emily Jewison are requesting a Conditional Use 
Permit (CUP) to Transfer a Development Right (TDR) pursuant to Section 6.09 of the 
Waseca County Unified Development Code (UDC). The UDC requires development 
rights transferred between two owners and into different Townships within Waseca 
County to be completed by CUP. The residential Density in A-1 Agriculture 
Protection District in Waseca County is one (1) residential unit per Quarter-
Quarter. Increases are allowed by TDR.  The proposal is to transfer one (1) 
development right from a sending site in the NE¼ of the NW¼ of Section 14, T.108N 
R.24W (PID 06.014.0300) to a 3.84 acre receiving site in the SW¼ of the SW¼ of 
Section 30, T108N R23W (PID 05.030.1150).  Both the sending site, located in 
Janesville Township, and the receiving site, located in Iosco Township are in the A-
1 Agriculture Protection District.  

Notifications:  The completed application was received on February 6, 2025. 

 First class notices were mailed to all townships and municipalities in the 

County by February 21, 2025. 

 Legal Notice was published in the Waseca County Pioneer Newspaper on 

February 20, 2025. 
 60 days from the date of application falls on April 7, 2025 (extension 

requested). 

 120 days from the date of application falls on June 6, 2025. 

 Planning Commission Public Hearing scheduled for March 6, 2025. 

 County Board of Commissioners Action anticipated March 18, 2025. 
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Site Information 

Site Data: Site Information Sending Site Receiving Site

Applicant(s):  

Mitchell J. & Emily Jewison 
(Sending Site Landowner) 
Roy & Sally Keyes  
(Sending Site Development 
Rights Certificate Owners) 

Samuel P. Borneke 

Property Address: - 
TBD – 390th Ave., Janesville, 
MN 56048 

Township Name: Janesville Iosco

PID: 06.014.0300 05.030.1150

Legal Description: 
NE 1/4 of the NW 1/4 of 
Section 14, T.108N R.24W 

A part of the SW ¼ of SW ¼ 
of Section 30, T.108N 
R.23W; see legal description 
included herewith 

Attachments 

A: Recommended Conditions If Considered for Approval

B: Criteria For Approval

C: Notice Map 

D: Comprehensive Land Use Map

E: Zoning Map and Extract of Unified Development Code

F:

G:

H:

Application Information including Legal Description 
Recorded Variance approved December 4, 2024 
Written Comments 

General Findings 

Land 

Use/Comp. 

Plan Reference:

 The Land Use Plan, which is part of the Waseca County Comprehensive Plan, 

calls for both the sending and receiving sites to be used for agricultural-open 

space uses. The Conditional Use is consistent with the goals and policies 

established in the Waseca County Land Use Plan. 

 The proposal is related to the land use recommendations in the 

Comprehensive Plan.  

Rural open spaces – promote low density residential parcels with 

incentives for higher density cluster or open space zoning provisions 

See Attachment D for the Comprehensive Land Use Map.  

Notable Code 

Definitions:

 SENDING SITE. A sending site means a parcel or parcels of land of at least a 

quarter-quarter section located within the A-1, Agricultural Protection District 

or, under certain restrictions, into the UE, Urban Expansion District. (§6.09). 
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Applicable 

Codes:

The Zoning Map approved with the Waseca County Unified Development Code 

places the property within the A-1 Agricultural Protection Zoning District.  

 §3.07 Conditional Use Permits. 

Identifies the processes by which conditional use permits are to be reviewed. 

 §6.08 A-1 Agricultural Protection District Standards. 

Provides for the density as being one unit per quarter-quarter and states the 

density within a quarter-quarter may be increased pursuant to the provisions of 

§ 6.09. 
 §6.09 Transfer of Development Rights (TDR). 

Sets forth regulations for the Transfer of Development Rights program. 

 §6.22 SO Shoreland Overlay District Standards. 

Provides for the regulations and guidelines to protect and enhance the quality 

of surface waters. 

See Attachment E for Zoning Map and Unified Development Code Extract

Description of Uses 

Existing Uses:  The receiving site is approximately 3.84 acres of wooded land with the 

presence of a wetland. There are no improvements thereof on the subject 

property. The parcel is currently bound by a variance which was approved on 

December 5, 2024.  (See attachment G)

 The sending site on the other hand is an 80-acre agricultural parcel without any 

developments.  

 Adjacent Uses within the vicinity of the receiving site: 

North and East – Agricultural Parcel (PID: 05.030.0500) 

South – Agricultural Parcel (PID: 05.031.1100) 

West – Agricultural Parcel with residence (PID: 06.025.0200) 

 Adjacent Uses within the vicinity of the sending site: 

North – Agricultural Parcels (PIDs: 06.011.0700 & 06.011.0510), Residential 

Parcels (PIDs: 06.011.0710 & 06.011.0500). 

South – Agricultural Parcel (PIDs: 06.014.0600 & 06.014.0200). 

East – Agricultural Parcel (PID: 06.014.0100) and agricultural parcel with 

residence (PID: 06.014.0200). 

West – Agricultural Parcel (PID: 06.014.1100). 

Proposed Uses:  The request by the applicant property owner is to construct a dwelling and its 

associated accessory structure on the receiving site in Section 30 of Iosco 

Township. 
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SITE LOCATION MAP

Sending Site in Janesville Township in the NE 1/4 of the NW 1/4 of Section 14, T.108N R.24W (PID 

06.014.0300)

Receiving Site in Iosco Township located on a 3.84-acre site in a part of the SW ¼ of SW ¼ of Section 30, 

T.108N R.23W (PID 05.030.1150)

SAMUEL P. BORNEKE 
PROPERTY

MITCHELL J. JEWISON 
EMILY JEWISON 

PROPERTY 
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Natural Resources Information 

Topography:  LiDAR information of the receiving site shows the lowest elevation at 1,090 feet 

and the highest elevation of approximately 1,108 feet above sea level.  

 The lowest and highest elevations for the sending site are 1044feet and 1070 

feet above sea level respectively

Wetland/

Floodplain/ 

Shoreland

 A Wetland signature appear only on the receiving site (05.030.1150). 

 The receiving site (05.030.1150) is within the shoreland overlay district. 

Agency/Township Review and Public Comments 

County 

Staff/Agency 

Review:

 A copy of this report was provided to the Waseca County Land and Water 

Resources Director, Watershed Coordinator, County Sheriff, County Attorney, 

and the Public Works Departments for their review. 

 Any correspondence or recommendations received prior to the public hearing 

will be provided to the Planning Commission for consideration at the meeting. 

Township 

Review:

 A copy of the notice of public hearing was provided to Janesville and Iosco 

Township Officers for their review and comment.  

Public 

Comment(s):

 Public hearing notices were sent to adjacent property owners within one 

quarter mile of both the sending and receiving sites.  

 See attachment H for Written Comments. Any additional correspondence 

received shall be provided to the Planning Commission on the night of the 

hearing. 

Analysis  

Issues with the 

Request:
 None.



ATTACHMENT A

RECOMMENDED CONDITIONS IF CONSIDERED FOR APPROVAL 

Request for a Conditional Use Permit to Transfer Development Right between two owners and 

into another Township. Roy & Sally Keyes and Mitchell J. and Emily Jewison are requesting a 

Conditional Use Permit (CUP) to Transfer a Development Right (TDR) pursuant to Section 6.09 of 

the Waseca Unified Development Code (UDC). The UDC requires development rights transferred 

between two owners and into di�erent Townships within Waseca County be completed by CUP. 

The residential Density in A-1 Agriculture Protection District in Waseca County is one (1) unit per 

Quarter-Quarter. Increases are allowed by TDR.  The proposal is to transfer development right 

from a sending site in the NE¼ of the NW¼ of Section 14, T.108N R.24W (PID 06.014.0300) to a 

3.84 acre receiving site in the SW¼ of the SW¼ of Section 30, T108N R23W (PID 05.030.1150).  

Both the sending site, located in Janesville Township, and the receiving site, located in Iosco 

Township are in the A-1 Agriculture Protection District. 

The request as proposed is hereby recommended for approval subject to the following 

conditions: 

Standards/Regulations:  

1. All County, State, and Federal laws, regulations, and ordinances shall be complied with and 
all necessary permits, including, but not limited to, any permit that may be required by the 
Waseca County Zoning Department, the Waseca County Public Health Services Department 
and the Waseca County Highway Department. Specifically, this CUP must follow the 
requirements of the Waseca County Unified Development Code (UDC) including, but not 
limited to, the provisions contained in §5.02 relating to Subsurface Sewage Treatment 
Systems (SSTS), §6.09 relating to the Transfer of Development Rights and §6.22 relating to 
standards in Shoreland Overlay District development.  

Site Development and Access: 

2. The receiving site shall be developed according to the plans approved by the Waseca County 
Planning and Zoning O�ice. 

3. Access to the receiving site shall in accordance with the specifications as approved by the 
Waseca County Public Works Department. 

4. Wetlands: There shall be no filling or draining of the wetland on the parcel. The owner shall 
contact the Waseca County Planning and Zoning O�ice prior to completing any work on the 
site to assure compliance with the provisions of the Wetland Conservation Act (WCA).  No 
wetland delineation was required to be submitted with this request.  In order to make an 
o�icial determination regarding the presence of wetlands, the Waseca County Soil and 
Water Conservation District (SWCD) and Land and Water Resources Department may need 
to conduct a site visit within the growing season 

5. Shoreland Overlay District: The development of any shoreland of public waters, regardless 
of the size and shape of lots, or the use, size, type and location of structures on lots; the 
installation and maintenance of water supply and waste treatment systems; the grading and 
filling of any shoreland area; the cutting of shoreland vegetation; and the subdivision of land 
shall be in compliance with the terms of ordinance §6.22 and other applicable regulations. 
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6. Duration, Failure to Comply and Review. A Conditional Use Permit shall become void one (1) 
year after being granted by the County Board unless used or if discontinued for a period of 
ninety (90) days. The County Board may prescribe a di�erent time limit within which the 
action for which the Conditional Use is required shall commence, or be completed, or both. 
Failure to commence, or complete, or both, such action within the time limit set shall void 
the Conditional Use Permit. Conditional Use Permit shall be issued for a particular use on a 
specific parcel and not for a particular person or firm. Failure to comply with any of the 
above-listed conditions shall be grounds for suspension or revocation of the Conditional Use 
Permit. This Conditional Use Permit may be reviewed upon an annual basis and shall be 
subject to any additions or modifications deemed necessary to meet governmental 
requirements. 



pg. 8 

ATTACHMENT B 

CRITERIA FOR APPROVAL 

1) Will the proposed use have an impact (adverse) on the health, safety, and general welfare 
of the occupants in the surrounding neighborhood?   
Applicant: No. 

Sta�: The proposed request is not anticipated to adversely impact the health, safety, and general 

welfare of occupants in the surrounding neighborhood if all applicable requirements and 

measures of the Waseca County UDC are adhered to. 

2) Will the proposed use have an impact (adverse) on tra�ic conditions including parking?
Applicant: No.  

Sta�: The additional residence is not anticipated to adversely impact tra�ic conditions and or 

parking in the area.    

3) Are there adequate public utilities, public services, roads, and schools to support the 
proposed use of the property? 
Applicant: Yes.   

Sta�: There are adequate public utilities, services, and roads to support a proposed dwelling on 

the receiving site. 

4) Will the proposed use have an e�ect (adverse) on property values or future development of 
land in the surrounding neighborhood? 
Applicant: No.   

Sta�: The applicants are proposing to use the parcel in line with current uses in the zoning 

district. The requested proposal is not anticipated to impact property values or future 

development of land in the surround neighborhood. 

5) Is the proposed use of the property consistent with the goals and policies adopted in the 
Comprehensive Plan?  
Applicant: Yes.  

Sta�: The Transfer of Development Right, Conditional Use Permit request is consistent with the 

goals and policies adopted in the Comprehensive Land Use Plan. The approved plan calls 

for the receiving site to be developed into agriculture/open space uses. This request is also 

consistent with the land use recommendations in the Comprehensive Land Use Plan 

relating to the development of rural open spaces. 
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6) Does the proposed use meet the standards of the Zoning Ordinance including that the use 
is allowed with a Conditional Use Permit in the designated zoning district in which it is 
proposed?   
Applicant: Yes. 

Sta�: The CUP request is in compliance with the requirements of the Waseca County Unified 

Development Code (UDC) contained in section 6.09 relating to the Transfer of 

Development Rights.   

7) Will the proposed use have an e�ect (adverse) on the environment, including pollution and 
including impacts on groundwater, surface water and surface water runo�, and air quality?
Applicant: No.   

Sta�: The proposed Transfer of Development Right and subsequently the construction of a 

dwelling on the parcel is not anticipated to adversely impact the environment should 

applicable regulations be adhered to. Development of the property will be held to the 

Shoreland Overlay District Standards. 

8) Will the proposed us have an e�ect (adverse) on existing natural, historic, or scenic views 
or features in the surrounding neighborhood? 
Applicant: No.   

Sta�: The proposal is not anticipated to adversely impact any existing natural or historic features 

on the property and in the surrounding neighborhood.  

9) Are there other provisions within the Waseca County Unified Development Code, 
Minnesota State Law or Federal Law that will impact the approval of the Conditional Use 
Permit? 
Applicant: No.   

Sta�: The requested proposal will be subject To Federal, State and County provisions. 



ATTACHMENT C 
NOTICE MAP 
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ATTACHMENT D 

COMPREHENSIVE PLAN MAP 

SENDING 
SITE 

RECEIVING 
SITE 
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ATTACHMENT E 
ZONING MAP AND EXTRACT FROM UDC 
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WASECA COUNTY UNIFIED DEVELOPMENT CODE 
ARTICLE 6:  ZONING DISTRICT REGULATIONS 

§ 6.08 A-1 AGRICULTURAL PROTECTION DISTRICT STANDARDS. 

 (D) Density standards. The base density permitted in the A-1 District is one dwelling unit per 

quarter-quarter section or parcel of record. Dwellings existing at the time of the adoption of this 

ordinance will be included when determining whether or not a quarter-quarter section is at its 

maximum density. The density within a quarter-quarter may be increased pursuant to the 

provisions of § 6.09 (Transfer of development rights (TDR)). 

§ 6.09 TRANSFER OF DEVELOPMENT RIGHTS (TDR). 

   (A)   Transfer of development rights (TDR) program; purpose. The purpose of the transfer of 

development rights program is to transfer residential density from eligible sending sites to 

eligible receiving sites through a voluntary process for permanently preserving rural resources 

and lands that provide a public benefit; the TDR provisions are intended to supplement land use 

regulations, resource protection e�orts and open space acquisition programs and to encourage 

increased residential development density where it can best be accommodated with the least 

impact on the natural environment and public services by: 

(1)   Providing an e�ective and predictable incentive process for property owners with rural 

resources to preserve lands with a public benefit; and 

(2)   Providing an e�icient and streamlined administrative review system to ensure that 

transfers of development rights to receiving sites are evaluated in a timely way and balanced 

with other county goals and policies, and policies and are adjusted to the specific conditions of 

each receiving site. 

   (B)   Transfer of development rights (TDR) program; sending sites. For the purpose of this 

chapter, a sending site means a parcel or parcels of land of at least a quarter-quarter section 

located within the A-1, Agricultural Protection District or, under certain restrictions, into the UE, 

Urban Expansion District. The parcel or parcels shall be under ownership by one person, a 

married couple or one corporation, a partnership or limited liability company or there must be a 

written agreement between all owners of a quarter-quarter section agreeing to the sale of a TDR. 

In addition, the sending quarter-quarter sections must not already be improved with a residence 

or residences. 

   (C)   Transfer of development rights (TDR) program; receiving sites. 

      (1)   Receiving sites located within the A-1 Agricultural Protection District must not: 

         (a)   Adversely impact any significant environmental resource or environmentally sensitive 

areas; or 

         (b)   Require public services and facilities to be extended to allow the development of the 

receiving site. 
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      (2)   When presented for approval, TDRs proposed within receiving sites located within the UE, 

Urban Expansion District, must include a covenant agreeing to allow an adjacent and abutting 

municipality to annex a subdivision when utilities can be made available. The covenant must be 

approved by the County Planning and Zoning Administrator and recorded with the County 

Recorder or the Registrar of Titles for the county. A notice provision by the annexing municipality 

to impacted property owners and public hearing by the municipality shall be required as part of 

the covenant. 

      (32)   Except as provided herein, development of a receiving site shall comply with 

dimensional standards and minimum lot standards of the underlying A-1, Agricultural Protection 

District or the UE, Urban Expansion District. 

      (43)   If an owner intends to occupy a residence, a TDR may be transferred to a location 

adjacent to a feedlot by the owner and operator of the feedlot. 

      (54)   TDR may be transferred within a township or between a common owner anywhere within 

the county. A transfer between two owners and into another township shall be completed only 

by completing a conditional use permit and by following the requirements of this section. 

   (D)   Transfer of development rights (TDR) program; calculations. 

      (1)   The number of residential development rights that a sending site is eligible to send to a 

receiving site shall be determined by applying the TDR ratio of one TDR (unit) to a receiving site 

per quarter-quarter section from a sending site. 

      (2)   The maximum number of development rights transferred to any receiving area shall not 

exceed eight TDRs per 40 acres if a traditional subdivision is used or 16 TDRs per 40 acres if an 

approved conservation subdivision is utilized. 

      (3)   The TDR must come from a complete quarter-quarter section and sending quarter-quarter 

sections must not be improved with a residence, feedlot or commercial or industrial building(s). 

Any fractions of development rights that result from the calculation of a TDR shall not be 

included in the final determination of total development rights available for transfer. 

   (E)   Transfer of development rights (TDR) program; documentation of restrictions.  

      (1)   Following the approval of the transfer of development rights from a sending site, a 

permanent easement documenting the development rights transfer shall be recorded in the 

o�ice of the County Recorder or the Registrar of Titles against the title of the sending site parcel. 

      (2)   The form of the restriction shall be approved by the County Attorney and the County 

Planning and Zoning Administrator. 

(3)   The planning and zoning o�ice shall establish and maintain an internal tracking system 

that identifies all certified transfer of developments rights including the sending and receiving 

sites. 
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      (4)   When a transfer of development rights has occurred, the TDR restriction shall be 

documented on a map of the county. The approved TDR restriction shall take the form of an 

easement and identify limitations on future residential development consistent with this code. 

   (F)   Transfer of development rights (TDR) program; transfer process. 

      (1)   Following review and approval of the sending site application by the County Planning and 

Zoning Administrator, a TDR certificate letter of intent, agreeing to issue a TDR certificate shall 

be prepared authorizing an exchange for the proposed sending site transfer of development 

rights easement. The sending site owner may then market the TDR sending site development 

rights to potential purchasers. If the TDR sending site that has been reviewed and approved by 

the County Planning and Zoning Administrator changes ownership, the TDR certificate letter of 

intent may be transferred to the new owner if requested in writing to the Planning and Zoning 

Administrator by the person or persons that owned the property when the TDR certificate letter 

of intent was issued. Documentation evidencing the transfer of ownership must also be provided 

to the County Planning and Zoning Department with the letter request. 

      (2)   In applying for receiving site approval, the applicant shall provide the County Planning and 

Zoning Department with the following: 

         (a)   A TDR certificate letter of intent issued in the name of the applicant, and a copy of a 

signed option to purchase the TDR sending site development rights; and 

         (b)   An application for a preliminary plat to subdivide the property through the process 

described in this code. The public hearing for the preliminary plat shall also function as the 

hearing authorizing the use the TDR sending certificates. 

      (3)   All receiving sites must be located within a platted subdivision or be approved by minor 

subdivision to include a survey prepared by a licensed Minnesota land surveyor. Prior to any 

subdivision or the issuance of any Zoning Permit to construct a new residence, the receiving site 

applicant shall deliver the TDR certificate issued in the applicant’s name for the number of TDR 

development rights being used and the TDR extinguishment document in the form of a 

permanent easement to the County Planning and Zoning Administrator. Both the TDR certificate 

issued and the extinguishment document in the form of a permanent easement shall be 

recorded with the o�ice of the County Recorder or the Registrar of Titles with or prior to the 

recording of a deed to transfer title. 

      (4)   When the receiving site development proposal requires a public hearing under this title 

or its successor, that public hearing shall also serve as the hearing on the TDR proposal. The 

reviewing authority shall make a consolidated decision on the proposed development and use 

of TDR development rights and consider any appeals of the TDR proposal under the same appeal 

procedures set forth for the development proposal. 

      (5)   When the development proposal does not require a public hearing under this title, the 

TDR proposal shall be considered along with the development proposal, and any appeals of the 
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TDR proposal shall be considered under the same appeal procedures set forth for the 

development proposal. 

      (6)   Development rights from a sending site shall be considered transferred to a receiving site 

when a final decision is made on the TDR receiving area development proposal, the sending site 

is permanently protected by a completed and recorded land dedication easement and 

notification has been provided to the County Planning and Zoning Administrator of the recording 

of the documents. 

   (G)   Sunset provision. The Planning and Zoning Administrator shall annually prepare a report 

regarding the use of TDRs within the county by January 31 of each year to assist the Planning 

Commission and the County Board in assessing the TDR program. To be valid, a TDR must be 

duly recorded by the o�ice of the County Recorder or the Registrar of Titles by that date. Any 

unrecorded TDR will not be valid. 

(Ord. 97, passed 7-21-2009; Ord. 128, passed 3-20-2018; Ord. 160, passed 2-4-2025) 

§ 6.22 SO SHORELAND OVERLAY DISTRICT STANDARDS. 

   (A)   Purpose. The purpose of the Shoreland Overlay District is to protect and enhance the 

quality of surface waters by promoting the wise utilization of public waters and related land 

resources. The use of any shoreland of public waters, the size and shape of lots, the use, size, 

type and location of structures on lots; the installation and maintenance of water supply and 

waste treatment systems; the grading and filling of any shoreland area; the cutting of shoreland 

vegetation; and the subdivision of land shall be in compliance with the terms of this ordinance 

and other applicable regulations. 
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ATTACHMENT F 
APPLICANT INFORMATION INCLUDING LEGAL DESCRIPTION 
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LEGAL DESCRIPTION OF RECEIVING SITE 

All that part of the SW1/4 SW1/4 Section 30-T108N-R23W, Waseca County, Minnesota, 
described as follows: 

Commencing at the southwest corner of the SW1/4 of said Section 30; thence South 89°47'35" 
East a distance of 372.00 feet on an assumed bearing on the south line of said SW1/4, to the point 
of beginning; 

thence North 00°50'35" East a distance of 429.35 feet, parallel with the west line of said 
SW1/4; 

thence South 89°47'35" East a distance of 389.14 feet, parallel with said south line; 

thence South 00°50'35" West a distance of 429.35 feet, parallel with said west line, to said 
south line; 

thence North 89°47'35" West a distance of 389.14 feet; on said south line, to the point of 
beginning; 

subject to highway easement on the south side thereof.  3.84 acres 
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ATTACHMENT G

RECORDED VARIANCE APPROVED DECEMBER 4, 2024 



pg. 29 



pg. 30 



pg. 31 



pg. 32 



pg. 33 

ATTACHMENT H

WRITTEN COMMENTS 


	Agenda
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