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To:      Board of Adjustment 
From:     Land Use Management  
Report Date:   December 9, 2016 
Meeting Date: December 19, 2016 
 
 
Application Information: 

Applicant: Deloris Clemens  
Address of Zoning request: 13489 Sunset Trails, Welch MN 
Zoning district: A2 
Township Information: Vasa Township has not signed the application. 

 
Attachments:  

Applicant Statement 
Site Map 
Survey with stamp detail  
Goodhue County Zoning Ordinance: Articles 22 

 
Notice: Deloris  Clemens – Variance request from the A2 Agricultural District, 
General District Regulations, Density Requirements, which limits each Section to 12 
dwellings (currently there are 15 dwellings) and limits development to one dwelling per 
¼ ¼ section (currently there are 1 dwellings); to build a residence at 13482 Sunset 
Trail. Part of E ½ of the NW ¼ of Section 5 in Vasa Township. 
 
Background: The purpose of this variance is to seek approval to build a dwelling on 
parcel 42.005.1105. Article 22 A-2 Agricultural District, Section 5, Subd. 2, limits the 
number dwellings to 12 dwellings per Section and a limit of one dwelling per ¼ ¼ 
Section.  Section 5 of Vasa Township currently has 15 dwellings and the NE ¼ of the 
NW ¼ of Section 5 currently has 1 dwelling.   It should be noted that a variance to allow 
a dwelling to be constructed on Parcel #420051104 (part of the SE ¼ of the NW ¼ of 
Section 5) was approved by the BOA on August 22, 2016.  
 
This item was first considered at the September 25, 2016 BOA meeting and tabled. The 
Applicant accepted that action would be taken by the endo of December 2016. 
 
The Board of Adjustment and the Planning Advisory Committee met on November 21st 
to discuss density variances. A subcommittee was established to research and decide of 
any changes need to be made to the density requirement of the A1 and A2 districts.   
 
Delores Clemons has referenced, the following reasons to support the granting of a 
density variance to allow construction of a dwelling on their property: 
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 There is no other use for this property in the A-2 Zone. 

 The property is sloped, rocky and not good for agriculture. 

 They want to use their land as neighboring property owners do 

 They already own the property and would like to build a dwelling to live on the parcel not 
for financial gain. 

 
Only 1/3 of the land in Section 5 is currently in agriculture use due to the rugged 
topography included wooded bluffs or sloped areas and the presence of 15 dwellings.  
The properties along Sunset Trail in the North ½ of Section 5, lend themselves to 
residential use and are not well suited for agricultural use.   
 
Findings of Fact: 
Before any such variance may be granted, the Board of Adjustment shall specify in their 
findings, the facts in each case. Variances shall only be permitted when: 
 

1) They are in harmony with the general purposes and intent of the official control; 

The intent and general purpose of the A2 District is to maintain and conserve 
agricultural investments and prime agricultural farmland, but provide for a 
slightly higher density of dwellings than the A1 District. The A2 district is 
intended to apply to those areas where large farms and feedlots are more 
scattered and greater numbers of non-farm uses or small parcels are present.  
 
A decision by the Board of Adjustment to allow the construction of a 
dwelling on the Applicant’s property will not impact agricultural land 
use due to its small size, sloped topography and the presence of 
abutting dwelling sites. 

 
2) The variances are consistent with the comprehensive plan; 

The 2016 Comprehensive Plan speaks to this variance in the Housing 
Element and the Agricultural Element.  

 
ELEMENT 3: Housing  
 

Objective #1: “Direct the location of new or replacement dwelling sites in areas that 
minimize loss or conversion of prime agriculture soils.” 
Approval of the Applicant’s request for a variance to construct a home on 
the site in question would “direct the location of a new dwelling sites to an 
areas that will minimize loss” of Ag land because this land is viable for 
agricultural use and abutting and nearby properties along Sunset Trail are 
also residential.  

 
Agricultural use of the Applicant’s property may be detrimental to the 
surrounding parcels and neighborhood. If the Board allowed the 
construction of a dwelling on the Applicant’s property, no tillable prime 
agricultural land would be removed because most of the soils are not 
considered prime agriculture soils, nor can this lot be crop farmed without 
impacting the neighbors.  
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Objective #2: “Consider adjustments to the density of Agricultural Zoning Standards, 
¼ ¼ Limit in A-2 Zone or other standards to allow limited additional rural dwelling 
sites in agriculture zones.” 
Adjustments to the A2 Zone, specifically the ¼ ¼, would alleviate the need 
for part of this variance. Approval of this variance would “allow limited 
additional rural dwelling sites in agriculture zones.” 

 
Objective #12: “Provide opportunities for smaller communities to thrive through more 
compact land development practices, diversity of business land uses, mixed use 
development and pedestrian orientated design.” 

  Approval of the variance would “provide opportunities for smaller 
communities to thrive through more compact land development practices”; 
because the nearby properties along Sunset Trail are of a rural residential 
density not a dispersed industrial farming and feedlot area.   

 
Objective #13: “Provide more housing choices for rural residents”  
Approval of the variance would “provide more housing choices”.  

 
Implementation strategy #1: “Explore other housing density criteria instead of the 
current Section based limits; take into account land use, topography, scenic views, and 
access to roads.”  

 The surrounding “land use, topography, scenic views,” and road access 
make the Applicant’s property a suitable residential site.  

 
ELEMENT 1: Agriculture  
 
 Plant Agriculture Objective #4: “If residential development occurs, it should be compact 

and designed to preserve the prime farmland for agricultural uses or other compatible 
uses to minimize conflicts between agricultural and non-agricultural uses.”  

 Approval of the Variance would be consistent with Objective #4, by 
contributing to a more “compact” residential area and preserves prime 
farmland.  

 

3) There are practical difficulties in complying with the official control. "Practical 
difficulties," as used in connection with the granting of a variance, means that the 
property owner proposes to use the property in a reasonable manner, not 
permitted by an official control. Economic considerations alone do not constitute 
practical difficulties.  

The intent of the A2 District is to encourage long-term agricultural 
uses and preserve prime agricultural farmland by restricting the 
location and density of non-farm dwellings. 

The property cannot practically be used as a farm nor any other use 
allowed in the district besides a residence. Sunset Trail is rural 
residential in nature and a farm, feed lot, or timber harvesting would 
be detrimental to the neighborhood and financially infeasible.  

 
4) The plight of the landowner is due to circumstances unique to the property not 

created by the landowner; and  
The parcel was split in February 2001.  Splits do not imply building 
site approvals. The Applicant received the property as a gift from 
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Ralph Clemens, the Applicant’s father, in 2004. The Applicant did not 
contribute to the properties inability to be used for any other 
permitted use.  

 
5) The variance, if granted, will not alter the essential character of the locality.  

The surrounding neighborhood’s character will not change. The area 
is currently predominately rural residential use. 

 
6) No variance may be granted that would allow any use that is not allowed in the 

zoning district in which the subject property is located.  
Residences are allowed within the A2 Zone, however the residential 
density capacity has been met. 

 
7) The Board of Adjustment may impose conditions in the granting of variances. A 

condition must be directly related to and must bear a rough proportionality to the 
impact created by the variance.  
If the variance is approved the Board of Adjustment may impose 
conditions. 

 
The following should be edited to reflect any concerns raised at the December 19, 2016 
BOA meeting and public hearing: 
 
 
Staff Recommendation: 
Staff recommends the Board of Adjustment adopt the staff report into the record (dated 
December 9, 2016); adopt the findings of fact; and based on the application, testimony, 
exhibits, and other evidence presented,  
 
The Board of Adjustment may decide to: 
 
APPROVE the variance request of Delores Clemons from the A2 Agricultural District, 
Density Requirements, to build a residence at 13489 Sunset Trail (Part of E ½ of the 
NW ¼ of Section 5 in Vasa Township). This is a variance to the limit of each Section to 
12 dwellings and a variance to the one dwelling per ¼ ¼ section. 
 
Subject to the following conditions: 

1. Conformance with the application submitted to Goodhue County Land Use 
Management Office dated August 24, 2016,  

2. Compliance with all necessary state and federal permits and licensing, 
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