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21 June 2024 

City of Oronoco  

c/o Mr. Jason Baker - City Administrator 

c/o Ms. Ranae While – Deputy Clerk 

115 2nd St NW 

Oronoco, Minnesota 55960     ELECTRONIC & PERSONAL DELIVERY 

 

Re: Resubmittal of “Cedar Crest Pointe” 

Dear Planning Commission Members and Mr. Baker: 

On behalf of our client, Hellas ADG, Inc., and in response to staff comments in the review letter dated 

May 29, 2024, we are resubmitting a revised application packet for preliminary plat; land use 

amendment; zone change; and variance request for Cedar Crest Pointe development. 

The revised documents address both general and technical comments from the review letter and a 

follow-up virtual meeting with staff on June 4, 2024. A summary of the changes are as follows: 

 

General Modifications:  

A. Parkland Dedication/Trail Easement: The developer is proposing to construct a pedestrian trail 

from 2nd Avenue SE to the existing trail in the northeast part of the project.  

The trail will be located within a public easement.  

Parkland Dedication: The construction of the public trail will be paid for by the developer. The 

cost of the construction will be credited towards the parkland dedication requirement per the 

City of Oronoco ordinance. 

The calculation is: 45 gross acres X 10% = 4.5 acres x $16,888/acre value = $75,996.00 

Construction Bid for Trail = $38/linear foot x 2200 LF = $83,600.00 

B. Storm Pond: A public drainage easement is provided around both of the storm water treatment 

basins as well as the conveyance route to the northeasterly pond. 

C. Quadplex layout: The lot lines are changed from individual to a lot line around each set of 4 unit 

structures. The potential buyer of the Quad development will do a CIC plat. 
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D. Resource Inventory: A drawing showing existing soil types and classifications including test pit 

logs are provided. 

 

Technical Modifications: 

A. Zoning Exhibit: Corrected zone change exhibit to exclude future single family area. 

B. Variance Exhibits/Chart: Provided a summary chart of the variance requests for lot size; 

frontage width and setbacks. 

C. Trail Location: The trail location is modified from the one shown on the Land Use Plan 

Amendment. The developer was instructed that the trail could follow Cedar Crest Drive SE from 

the intersection of Cedar Crest Drive SE and Timberline Drive SE to 2nd Avenue SE. The trail will 

still connect to Minnesota Avenue in the future.  

D. Construction Plans: The Construction plan set has been updated to address the items listed in 

the May 29th memo from Stantec Engineering. 

 

The following applications are being resubmitted electronically on June 21, 2024, and we request the 

applications be placed on the July 11th city Planning Commission agenda: 

Preliminary Plat 

Phase I of the project consists of 71 lots and 2 outlots containing a mixture of commercial, single family 

attached (twins and quads), and single family detached. Public roads (Local collector classification) will 

connect to 2nd Ave SE, Timberland Drive SE, and Cedar Point Road SE. The following materials are being 

submitted for review and approval of the preliminary plat: 

1. Revised Cover letter (this document) 

2. Preliminary plat drawing (2 full size copies, 27 – 11x17 copies) (includes adjacent zoning) 

3. Legal description and plat area (Phase I) 

4. Construction plans (7 – 11x17 copies, full size provided upon request) (Includes utility plan) 

5. Signed preliminary plat application, checklist, and fee ($795.00 check to “City of Oronoco”) – 

Previously submitted 

6. General Development Plan that received acceptance by consensus from Planning Zoning 

Commission 

7. Project phasing exhibit (previously submitted with GDP) 

8. Olmsted County preliminary plat GIS impact form and fee ($1,380 check to “Olmsted County”) – 

Previously submitted 

9. Security Agreement 

10. Names & addresses of owners within 350’ of the property 

11. Wetland Memo 
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12. Resource Inventory Map 

 

Zone Change & Land Use Plan Amendment 

Currently the project site is zoned R-1: Single Family Residential and B-2: Highway Commercial. A mixture 

of commercial (B-2: Highway Commercial), attached single family (R-2: Multifamily Residential), and 

detached single family (R-1 Single Family Residential) is proposed that is consistent with the city’s 

adopted land use plan. There is no formal application for the land use plan amendment therefore the 

city planner directed WSE to include the land use plan amendment with the zone change application. 

The following materials are being submitted for review and approval of the zone change and land use 

plan amendment from R-1 and B-2 to R-2 and B-2: 

1. Revised Cover letter (this document) 

2. Zone change exhibit (7 – 11x17 copies) 

3. Signed petition for rezoning application and fee ($300 check to “City of Oronoco”) – Previously 

submitted 

4. Legal description of Phase I 

5. Names & addresses of owners within 350’ of the property 

6. Existing zoning map 

7. Existing land use map 

8. Planning & Zoning Commission briefing document for rezoning 

 

Variance 

A variance is being requested for the dimensional standards of the R-1 and R-2 zoning districts. Now that 

the city has municipal sanitary sewer available the lot sizes can be decreased because there is no longer 

the need for onsite sewage treatment. The R-1 and R-2 zoning districts have a required minimum lot size 

of 20,000 square feet which should be reduced with municipal sewer. With a reduction in lot size, the 

overall lot width should also be reduced. The R-2: multifamily residential district has a minimum side 

yard setback of 6’ which provides practical difficulty for common lot line development (twin homes). The 

following materials are being submitted for review and approval of the variances to lot size, width, and 

setbacks in the R-1 and R-2 zone: 

1. Revised Cover letter (this document) 

2. Preliminary plat drawing 

3. Signed petition for variance and fee ($300 check to “City of Oronoco”) – Previously Paid 

4. Legal description of Phase I 

5. Planning & Zoning Commission briefing document for variance 

6. Names & addresses of owners within 350’ of the property 

7. Response to variance criteria 
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8. Variance summary table and exhibit 

 

All of the fees to City of Oronoco and Olmsted County were previously supplied. 

 

Please let us know if there are any questions during the review of this application. We kindly request this 

application be considered complete and placed on the July 11th Planning Commission Agenda. 

Sincerely, 

WSE Massey Engineering  

 

William Tointon        Ryan Schoenfelder 

Director of Land Development      EIT 

 

Cc Ari Kolas 

Jamey Shandley 

     



PROPOSED LEGAL DESCRIPTION 

That part of the South Half of the Southeast Quarter and part of the Southeast Quarter of the 
Southwest Quarter, all in Section 17, Township 108 North, Range 14 West, Olmsted County, 
Minnesota, described as follows: 

 

Commencing at the southeast corner of the Southwest Quarter of said Section 17, thence North 89 
degrees 54 minutes 15 seconds West (NOTE: All Bearings are in relationship with the Olmsted 
County Coordinate System NAD '83, Adjusted 1996), along the south line of said Southwest 
Quarter, 53.02 feet; thence North 00 degrees 03 minutes 01 seconds West, parallel with the east 
line of said Southwest Quarter, 32.87 feet to the northerly right of way line of MINNESOTA 
DEPARTMENT OF TRANSPORTATION RIGHT OF WAY PLAT NO. 55-89 to the POINT OF BEGINNING; 
thence continue North 00 degrees 03 minutes 01 second West, parallel with said east line, 559.13 
feet to a point which is 592.00 feet northerly of the south line of said Southwest Quarter, as 
measured along said parallel line; thence North 89 degrees 54 minutes 15 seconds West, parallel 
with the south line of said Southwest Quarter, 265.84 feet; thence South 00 degrees 03 minutes 01 
second East, parallel with the east line of said Southwest Quarter, 124.00 feet; thence North 89 
degrees 54 minutes 15 seconds West, parallel with the south line of said Southwest Quarter, 175.69 
feet to the easterly right-of-way line of said MINNESOTA DEPARTMENT OF TRANSPORTATION RIGHT 
OF WAY PLAT NO. 55-89 (the next 3 courses are along said easterly right-of-way line); thence North 
17 degrees 31 minutes 06 seconds East, 104.22 feet to the Right of Way Boundary Corner B43; 
thence North 00 degrees 27 minutes 09 seconds West, 461.60 feet to Right of Way Boundary 
Corner B42; thence North 12 degrees 49 minutes 08 seconds 24.23 feet to the south line of the 
North 252.50 feet of the Southeast Quarter of said Southwest Quarter; thence South 89 degrees 34 
minutes 22 seconds east, along said south line, 471.70 feet to the east line of said Southwest 
Quarter; thence North 00 degrees 03 minutes 01 seconds West, along the west line of said 
Southeast Quarter; 252.50 feet to the north line of the South Half of the Southeast Quarter of said 
Section 17; thence South 89 degrees 09 minutes 10 seconds East, along said north line, 731.82 feet 
thence South 42 degrees 42 minutes 51 seconds West, 226.75 feet; thence South 18 degrees 55 
minutes 26 seconds West, 294.10 feet; thence Easterly 180.60 feet along a non-tangential curve, 
concave northerly, having a central angle of 18 degrees 15 minutes 00 seconds, and a radius of 
567.00 feet, chord of said curve bears South 80 degrees 55 minutes 31 seconds East, 179.84 feet; 
thence South 89 degrees 56 minutes 59 seconds West, tangent to said curve, 94.53 feet; thence 
South 00 degrees 03 minute 01 seconds East, parallel with the west line of said Southeast Quarter, 
66.00 feet; thence South 89 degrees 56 minute 59 seconds West, 44.26 feet; thence South 00 
degrees 03 minutes 01 seconds East, parallel with said west line, 271.90 feet; thence South 26 
degrees 08 minutes 35 seconds West, 212.72 feet; thence Southeasterly 30.35 feet, along a non-
tangential curve, concave northeasterly, having a central angle of 10 degrees 24 minutes 42 
seconds and a radius of 167.00 feet, chord of said curve bears South 52 degrees 15 minutes 23 
seconds East, 30.31 feet; thence South 32 degrees 32 minutes 16 seconds West, not tangent to 
said curve, 191.34 feet; thence North 89 degrees 54 minutes 15 seconds West, 14.00 feet; thence 
South 00 degrees 05 minutes 45 seconds West, 110.65 feet to the northerly line of CEDAR 
WOODLANDS; thence North 89 degrees 54 minutes 15 seconds West, along said northerly line, 
522.70 feet to the southeast corner of the Southwest Quarter of said Section 17; thence North 00 



degrees 03 minutes 01 second West, along the east line of said Southwest Quarter, 32.08 feet to 
Right of Way Boundary Corner B49 as depicted on MINNESOTA DEPARTMENT OF 
TRANSPORTATION RIGHT OF WAY PLAT NO. 55-89; thence North 89 degrees 02 minutes 55 
seconds West, along the northerly line of said right of way plat, 53.03 feet to the POINT OF 
BEGINNING. 
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151.401 VARIANCE REQUEST  

CEDAR CREST POINTE 

CITY OF ORONOCO, MINNESOTA 

MAY 22, 2024 – Revised 6.21.2024 

The following are responses to facts and conditions related to the variance request to reduce the size of 

the residential lots and reduce the lot frontage of the existing Subdivision Code: 

 

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 same class of zoning 

district; 

 

The current Subdivision Code for the City of Oronoco requires a minimum lot size of 20,000 square 

feet, a minimum width of 80’ at the building line, and side yard setbacks to allow for common lot line.  

The minimum lot size and frontage width were established when the only sewage system was an on-

site septic/drainfield system to serve a residential lot. 

Recently, the City of Oronoco constructed a municipal sewage treatment plant and conveyance system 

to treat the sewage, thus eliminating the use of private on-site sewage treatment systems. 

The requirement for large lot sizes and widths are no longer necessary to serve the residential 

developments and not consistent with the lot sizes used in subdivisions that are served with municipal 

sewage system. 

 

2. The extraordinary conditions or circumstances are due to circumstances unique to the property 

not created by the land owner; 

 

The extraordinary conditions are due to the “outdated” criteria of the Subdivision Code that is based 

on minimum lot sizes and frontages consistent with the use of on-site private sewage treatment to 

satisfy the Olmsted County Health Department regulations for on-site treatment. Side yard setbacks 

are to be modified to permit for common lot line units.  
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The following is a recap of the existing criteria and proposed for lot sizes and frontages: 

 

Existing Subdivision Code    Proposed Code Changes 

 

1. R-1 Width Minimum = 80’    1. R-1 Width Minimum = 70.45’ 

2. R-1 Lot Size Minimum = 20,000 sf   2. R-1 Lot Size Minimum = 8,735 sf 

3. R-2 Frontage Minimum = 55’   3. R-2 Frontage Minimum = 46.5’ 

4. R-2 Lot Size Minimum = 20,000 sf   4. R-2 Lot Size Minimum = 4,975 sf 

5. R-2 Lot Side Yard Setback = 6ft   5. R-2 Lot Side Yard Setback = 0’[1] 

[1] = 0’ setback for common lot line. 

 

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 variance is necessary to provide a reasonable use for a residential development utilizing municipal 

sewage system. The proposed lot sizes are consistent with other residential R-1 and R-2 zoning 

districts served with municipal sewage system. 

The requirement for larger lot sizes creates a significant economic burden for the developer and home 

buyers. The smaller size lots are a more efficient method of providing a reasonable density for urban 

development. 

4. The variance will not be materially determinantal 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 materially injurious to the other property in the area as the proposed general 

development plan illustrates the transition of lot sizes starting on the west with smaller lots and 

transitioning to larger lots to the east similar to the developed area to the east of Cedar Crest Pointe 

and larger lots to the north in River Park Development. 
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5. The variance is in harmony with the general purpose and intent of the chapter; and 

 

The variance request is consistent with lot sizes of lots served by municipal sewage systems in other 

developments. It is anticipated that in the near future when the Subdivision and Zoning Ordinances 

are updated the lot sizes will be in harmony with the new codes. 

 

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

 

The development with be consistent with the land use of the Comprehensive Plan.  

  

 

 

 

 



Cedar Crest Pointe Variance Summary
Residential Lots 6/21/2024

Variance Request
Zoning District Per Code (Sq. Ft. Min.) Min. (Sq. Ft.) Max (Sq. Ft.) Min. (Sq. Ft. )
R-1 20,000 8,735 31,425 8,735
R-2, Twin 20,000 4,975 10,926 4,975
R-2, Future Quad 20,000 9,295 14,626 9,295

Variance Request
Zoning District Per Code (Ft. Min.) Min. Street Line (Ft.) Min. Building Line (Ft.) Min. Width (Ft. )
R-1 50' Street, 80' Building 70.45 70.45 70.45
R-2, Twin 55' Frontage 46.5 N/A 46.5

Variance Request
Zoning District Per Code (Ft. Min.) Min. Side Yard Setback (Ft. )
R-2, Twin 6' 0'

R-1 R-2, Twin R-2, Quad

Provided Lot Area

Provided Lot Width

Minimum Lot Size Variance

Min. (Ft.)
0'

Provided Side Yard Setback
Minimum Side Yard Setback Variance

Minimum Lot Width Variance




