
City of Oronoco 
PLANNING & ZONING COMMISSION AGENDA 

Thursday, May 8, 2025 - 6:30 PM CST 

CALL TO ORDER Time: 

II. ROLL CALL
Commissioners:

☐ Commissioner Kathy Brandt-Rucker, Chair ☐ Commissioner Scott Sorenson
☐ Commissioner John Evans ☐ Commissioner Daniel Spring (city council seat)
☐ Commissioner Grant Kocer ☐ (Open)
☐ Commissioner Jim Phillips (city council seat)

Staff: 

☐ Staff, Phil Carlson,
Stantec Consulting City Planner

☐ Staff, Jason Baker,
Oronoco City Administrator

☐ Staff, Joe Palen,
Stantec Consulting City Engineer

Ill. APPROVAL OF AGENDA  (Favor ____   Opposed _____   Abst ____) 

IV. APPROVAL OF MINUTES (Favor ____   Opposed _____   Abst ____)

V. PUBLIC HEARINGS

(1) 6:35 pm - Lot Split at River Bend Sub-Division Out Lot A Parcel ID:
84.18.33.083679
Open Public Hearing  Time: _________

(a) Public Comments (speakers sign form & return to the Chair) speakers will be heard in turn

(b) Close Public Hearing  Time: _________

(c) Staff Report
(d) Motion: As recommendation to City Council

First: _________
Second: _________

(e) Discussion
(f) Vote     (Favor ____   Opposed _____   Abst ____)

(2) 6:35 pm – Variance to build a shed at 720 S Minnesota Ave Parcel:
841731085159.
Open Public Hearing  Time: _________

(a) Public Comments (speakers sign form & return to the Chair) speakers will be heard in turn

(b) Close Public Hearing  Time: _________

(c) Staff Report
(d) Motion: As recommendation to City Council

First: _________
Second: _________

(e) Discussion
(f) Vote     (Favor ____   Opposed _____   Abst ____)
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VI. NEW BUSINESS
A.

VII. OLD BUSINESS
A. Officer election
B. UPDATE: Monthly incoming zoning applications and questions
C. UPDATE: WSB Project Update
D. UPDATE: Open position(s) – Interview any candidates present
E. UPDATE: Driveway request – MN Ave and 5th Street inquiry 2.13.2025
F. UPDATE: Gold Rush Crossings. Sept 2024 presentation.
G. UPDATE: Zoning Change at Outlot A, Cedar Woodlands Third Parcel ID:

84.20.12.080290. April P&Z recommended approval. Sent to City Council and
was approved.

H. UPDATE: Mary Nash Property follow up from CMS.

VIII. ADJOURN (Favor ____   Opposed _____   Abst ____)   Time: ____
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City of Oronoco 

Notice of Public Hearing 

May 8th, 2025 

115 2nd Street NW 

Oronoco, MN 55960 

The City of Oronoco Planning & Zoning Commission 

will hold a Public Hearing on  

Thursday, May 8th, 2025, at 6:35 pm.   

This Public Hearing is to consider a  

Lot Split at River Bend Sub-Division Out Lot A 

Parcel ID: 84.18.33.083679 

All interested individuals may attend this Public Hearing 

Or send written comment to: City of Oronoco, PO Box 195 

Oronoco, MN, 55960, or submit their comment to City Hall 

Online at jbaker@oronoco.com on or before 2:00 PM on Tuesday, May 6th, 2025 

By Order of the City Administrator 

City of Oronoco 

You may join the meeting via ZOOM at the following link: https://us02web.zoom.us/j/81974069344 

Posted:  _________________ 
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733 Marquette Avenue, Suite 1000, Minneapolis, MN 55402 

Planning Report 

DATE: May 8, 2025 

TO: Oronoco Planning & Zoning Commission  

FROM: Phil Carlson, AICP, Joe Palen, PE; Stantec 

APPLICANT: River Bend Development LLC 

OWNER: River Bend Development LLC 

ADDRESS: 13XX Riverwood Court SW 

ZONING: R-1

REQUEST: Lot Split, Variance (Lot Size)

PID: 84.18.33.083679

INTRODUCTION 

The River Bend Estates plat was 
approved in 2017 with an Outlot A at 
the corner of Riverwood Drive and 
Riverwood Court SW for the septic 
system. With sewer now being available, 
the outlot is no longer needed and the 
owners want to split the parcel into two 
residential lots. One of the lots is just 
under the 20,000-sq-ft minimum lot size 
and so a variance is being requested to 
the lot size standard. 

LOT SPLIT 

The Lot Split Code in Section 151.002, 
excerpted at the end of this report, 
outlines the process and standards for splitting a lot in two. One of the criteria is that the resulting 
lots would meet the standards in the Zoning Code. Tract A meets the minimum, but the Remainder 
parcel does not; therefore a variance is being requested. 

VARIANCE STANDARDS 

The City’s standards for considering variances, based on criteria in State statute, are in Section 
151.401, excerpted and discussed below. A variance is “permission to break the rules” and should 
only be granted if there are unique or extraordinary circumstances that justify it. 
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May 8, 2025 
Oronoco Planning & Zoning Commission 
Page 2 of 6  

RE: River Bend Development LLC – Lot Split & Variance 

(1) There are extraordinary conditions or circumstances, such as irregularity, narrowness, or
shallowness of the lot or exceptional topographical or physical conditions which are peculiar to 
the property and do not apply to other lands within the neighborhood or the same class of 
zoning district; 

The property was platted for a different purpose – as a drainfield which is no longer 
needed – and now the owners want to develop single family lots like the adjacent 
properties. There is a small sliver of street right-of-way at the NE corner of the property, 
about 2,000 sq ft in area, that is to be retained as City ROW, which otherwise would have 
made the Remainder lot 20,000 sq ft and not needing a variance. This is unique to this 
property and not similar to most other lots in the area. 

(2) The extraordinary conditions or circumstances are due to circumstances unique to the property
not created by the landowner; 

The history of the platting of this property for a drainfield is unique and the adjacent sliver 
of ROW is also a unique characteristic of the property. 

(3) The variance is necessary to overcome practical difficulties in complying with the zoning
ordinance so that the property can be used in a reasonable manner not permitted by the 
ordinance; 

The Remainder lot being created is very close in size to the City minimum and to the other 
lots in the area. The sliver of city ROW will appear as if it is part of the lot. It is not possible to 
create two lots from this property that would meet the 20,000-sq-ft minimum. It is a 
practical difficulty in this circumstances to meet the zoning code minimum. 

(4) The variance will not be materially detrimental to the public welfare or materially injurious to
other property in the area, and will not alter the essential character of the locality; 

The variance will not be detrimental in any way to other properties and will not alter the 
character of the area. 

(5) The variance is in harmony with the general purpose and intent of the chapter; and

The intent of the zoning ordinance is to allow for reasonable and orderly development. The 
request is in harmony with that purpose. 

(6) The terms of the variance are consistent with the Comprehensive Plan.

The comprehensive plan contemplates future development with municipal sewer and 
water, allowing smaller lot, so this request is in line with those principles. 
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May 8, 2025 
Oronoco Planning & Zoning Commission 
Page 3 of 6  

RE: River Bend Development LLC – Lot Split & Variance 

ENGINEERING COMMENTS 

1) Oronoco will require a permanent easement
dedicated (10’ wide x 50’ long) in the NW corner of
the Tract A lot that abuts the existing drainage and
utility easement (illustrated approximately to the
right).  The additional easement is needed to
facilitate future maintenance and replacement of
the existing municipal lift station.  The Permanent
Easement Agreement will need to be prepared by
the developer using Oronoco’s template agreement
and subsequently signed and recorded.  The lot spit
should not be recorded until the permanent
easement is executed and both documents can be
recorded at the same time.

2) The developer will need to decommission the
existing private wastewater treatment system, drain
field and sewage tanks on Outlot A. MPCA and
Olmsted County should be notified and approve of
the decommissioning.  Please copy the Oronoco
City Engineer on all submittals and correspondence with Olmsted County.

3) Both proposed residential lots will need to have sewer and water services stubbed into
each lot from the adjacent street(s).  There are several ways that sewer and water service
could be provided to the lots. The developer is required to prepare a site utility plan
illustrating the proposed sewer and water main and service configuration and proposed
excavations and repairs to City Streets for review and approval by the Oronoco City
Engineer.

4) A site grading plan will be required to illustrate how both lots will be graded, how the
proposed homes may be configured on the lots, where driveway accesses are proposed,
and how drainage will be provided.  The grading plan must be prepared by the developer
and submitted for review and approval by the Oronoco City Engineer.

5) The City requires the developer to construct a permanent 15’ wide bituminous or concrete
driveway with culvert to the existing Lift Station as part of the site improvements.

6) The developer / future builder will be required to pay a Water Availability Charge (WAC)
per developable acre when a building permit is requested.  The 2025 WAC rate is
$2,938.77.

7) The developer or future builder will be required to pay a Sewer Availability Charge (SAC)
and a wastewater Plant Investment Fee (PIF) per equivalent Residential Unit (ERU = one
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May 8, 2025 
Oronoco Planning & Zoning Commission 
Page 4 of 6  

RE: River Bend Development LLC – Lot Split & Variance 

single family lot) when a building permit is requested.  The combined 2025 SAC and PIF fees 
is $5,394.53 per ERU. 

8) We recommend the developer / future builder be required to pay a Lateral Sewer
Connection Charge (LCC) Fee when a building permit is requested.  The LCC would
match the charge paid by the other 17 lots in River Bend Estates in 2024.  The LCC fee for
River Bend Estates in 2024 was $4,100.51 per ERU.

9) A simple cost security agreement and / or a development agreement should be prepared
to ensure City costs for planning, engineering, and legal services are covered by the
developer and that some method of financial security is provided to ensure any work
within the public right-of-way is completed to the satisfaction of the City and to project the
City from any liability or claim that could stem from the project work.

PARK DEDICATION 
The Subdivision Ordinance requires park dedication in the amount of 10% of the land or equivalent 
cash contribution based on the market value of the vacant land. This amount will be calculated 
by the City Engineer and would be due at the time of the final plat.  

RECOMMENDATION 
We recommend approval of the lot split and variance for Outlot A River Bend Estates depicted on 
the certificate of survey from Widseth dated 04/04/2025 with the following conditions and findings 
of fact: 

Condition of Approval for Lot Split and Variance 

1) The lot split is only approved if the lot size variance for the Remainder parcel is approved.

2) The owners will comply with the conditions in the Engineering Comments of the Stantec
report to the Planning and Zoning Commission dated May 8, 2025.

3) Park dedication in the amount of 10 percent of the market value of the vacant land will be
due before the final plat is signed and recorded.

Findings of Fact for Approval of Lot Split and Variance

4) The property known as Outlot A River Bend Estates is owned by River Bend Development
LLC, zoned R-1 Residential.

5) The City of Oronoco has zoning ordinance standards in Section 151.119 of the Oronoco
Zoning Ordinance requiring a minimum lot size of 20,000 square feet in the R-1 zoning 
district. 
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May 8, 2025 
Oronoco Planning & Zoning Commission 
Page 5 of 6  

RE: River Bend Development LLC – Lot Split & Variance 

6) The owners wish to subdivide Outlot A into two parcels, Tract A, 20,829 square feet in size,
and a Remainder, 18,928 square feet in size, legally described as: 

DESCRIPTION TRACT A 
The West 96.63 feet of Outlot A, RIVER BEND ESTATES, according to the plat thereof 
on file at the County Recorder's Office, Olmsted County, Minnesota. 

DESCRIPTION REMAINDER 
Outlot A, RIVER BEND ESTATES, according to the plat thereof on file at the County 
Recorder's Office, Olmsted County, Minnesota, EXCEPT the West 96.63 fee thereof. 

7) The proposed lot split and variance would not be detrimental to the public welfare or
other properties and would not alter the character of the area. 

8) The request is in harmony with the general purpose and intent of the Zoning Code, but not
the specific lot size standard. 

9) The lot split request meets the conditions for approving a lot split Section 151.002 of the
Oronoco Zoning Code. 

10) The variance request meets the conditions for approving a variance in Section 151.401 of
the Oronoco Zoning Code. 

DEADLINE FOR FINAL ACTION 
The applications were received April 16, 2025. The 60-day deadline for final action by the City 
Council on the variance request per State statute 15.99 is June 15, 2025. The 120-day deadline for 
final action by the City Council on the lot split (subdivision) request per State statute 462.358 Subd. 
3b August 15, 2025. 
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May 8, 2025 
Oronoco Planning & Zoning Commission 
Page 6 of 6  

RE: River Bend Development LLC – Lot Split & Variance 

§ 151.002 LOT SPLIT CODE.

The city deems it necessary to require requests for lot splits to be filed with the City Clerk/Treasurer’s office and to 
follow the procedure set forth herein.  

(A) In the event a property owner wishes to detach a portion of one platted lot and add it to an adjoining platted lot,
or creating a new lot or parcel, this shall be known as a “lot split” and the process for accomplishing this shall
be as set forth in this section.

(B) An owner desiring a lot split shall submit a completed application form to the city. This application form shall
contain the applicant’s name, address, home and work telephone numbers, fax number, and/or email address,
address of the property in question if different from applicant’s address, the legal description of the property,
and a summary of the reasons why the property owner believes the lot split is warranted. It must be signed
and dated by the applicant.

(C) An owner desiring a lot split shall also submit either a certificate of survey prepared by a registered land
surveyor, a plat drawing prepared by a person who prepares plat drawings for attorneys handling real estate
closings, or a plat drawing prepared by the owner indicating the specific physical location of lot markers or lot
lines. The owner shall also submit an application fee from the established fee table recommended by the
Planning and Zoning Commission to the City Council.

(D) Upon receipt, the completed application and survey/plat drawing shall be submitted to the Planning and
Zoning Commission for review. A public hearing must be held to approve the request. The Planning and
Zoning Commission shall consider, among other things, the reason for the request, whether the lot after the
split would comply with all the requirements of the Land Management Code concerning minimum size,
setbacks, and the like, and the effect which the lot split, if approved, might have on the rights of adjoining
property owners. In order to be approved, the lot split must not result in a lot or portion of a lot which lacks
access to a public street or roadway. The Planning and Zoning Commission, upon reviewing the request, shall
make a recommendation to the City Council for its approval or disapproval.

(E) If approved by the City Council, the City Clerk/Treasurer shall:
(1) Issue a notice of approval in writing to the property owner;
(2) Record this approval with the County Recorder (with an official legal description, by a surveyor, of the

properties affected by the split, which is supplied by the applicant); and
(3) Properly address

§ 151.401 VARIANCES.

(A) No variance in the provisions or requirements of this chapter shall be authorized by the City Council following a
hearing before the Board of Adjustment unless the Council finds evidence that all the following facts and conditions 
exist: 

(1) There are extraordinary conditions or circumstances, such as irregularity, narrowness, or shallowness of
the lot or exceptional topographical or physical conditions which are peculiar to the property and do not apply to other 
lands within the neighborhood or the same class of zoning district; 

(2) The extraordinary conditions or circumstances are due to circumstances unique to the property not
created by the landowner; 

(3) The variance is necessary to overcome practical difficulties in complying with the zoning ordinance so that
the property can be used in a reasonable manner not permitted by the ordinance; 

(4) The variance will not be materially detrimental to the public welfare or materially injurious to other property
in the area, and will not alter the essential character of the locality; 

(5) The variance is in harmony with the general purpose and intent of the chapter; and

(6) The terms of the variance are consistent with the Comprehensive Plan.
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City of Oronoco 

Notice of Public Hearing 

May 8th, 2025 

115 2nd Street NW 

Oronoco, MN 55960 

The City of Oronoco Planning & Zoning Commission 

will hold a Public Hearing on 

Thursday, May 8th, 2025, at 6:35 pm. 

This Public Hearing is to consider a 

Petition for Variance to build a shed at 720 MN Ave S 

Parcel ID: 841731085159 

All interested individuals may attend this Public Hearing 

Or send written comment to: City of Oronoco, PO Box 195 

Oronoco, MN, 55960, or submit their comment to City Hall 

Online at jbaker@oronoco.com on or before 2:00 PM on Tuesday, May 6th, 2025 

By Order of the City Administrator 

City of Oronoco 

You may join the meeting via ZOOM at the following link: https://us02web.zoom.us/j/81974069344 

Posted:  _______4/25/2025__________ 
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