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Rochester, MN  55902         Ethan Kaske, Administrator 
 
Phone: (507) 529-0774        jered@tcpamn.org 

ethan@tcpamn.org 
 

- TCPA - 
 
Date:   12/1/25 

To:   Linda Sparby 
   Oronoco Township Board 

Re:   Metes and Bounds Subdivision - Sections 5 & 8 – Oronoco Township 

Permit:   OTMB-25-06 

Meeting: The Oronoco Township Board will hold a regularly scheduled meeting at the Oronoco 
City Hall, 115 2nd St NW, Oronoco, MN, on Monday, December 8, 2025 after 5:30 p.m. 
regarding: 

Request: The estate of Timothy Nellis is proposing several boundary adjustments in order to settle 
their estate. The owner’s representative has communicated with neighboring owners and 
has proposed adjustments to optimize agricultural uses. 

Owner: Timothy Nellis Estate 

Applicant: Linda Sparby (Owner’s Representative) 

Location: Parcel IDs: 840534039633, 840534039634, & 840812080525 

Zoning: A-2 (Agricultural Protection District) 

Attachments: 1. Application 
 2. Property Exhibits & Documents 
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Background: 
Several boundary adjustments have been proposed to optimize selling potential and promote continued 
agricultural use of the Nellis Estate. 

The existing legal descriptions include two “buildable” properties, one non-farm parcel (lot of record) and one 
farm size parcel. The applicant is proposing to subdivide a farmstead dwelling, increase the area of the existing 
non-farm parcel (lot of record), and subdivide the property east of 44th Ave NW. 

The proposal is best understood in the following exhibits.  

Oronoco Township Ordinance: 
Current Zoning Districts 

Section 5.02 A-2 AGRICULTURAL PROTECTION DISTRICT: 

The purpose of this district is to maintain, conserve and enhance agricultural lands which are historically 
valuable for crop production, pasture land, and natural habitat for plant and animal life. This district is intended 
to encourage long term agricultural uses and preserve prime agricultural farmland by restricting the location and 
density of non-farm dwellings and other non-farm land uses. The A 2 District does provide a slightly higher 
density of non-farm dwellings than the A 1 District and is intended to apply to those areas within the 
comprehensive Plan's "Agricultural Protection Area" and "Agricultural Area" where major agricultural 
investments, large farms and feedlots are more scattered and greater numbers on non-farm uses or small parcels 
are present. The definition of a farm for this district is "a lot used for agricultural or horticultural uses and 
comprised of at least thirty-five (35) acres". 

A. Permitted Uses: 

1. Uses permitted in Section 5.00 (A) Permitted Uses, of A-1 Agricultural District. The definition of a 
farm for this district is "a lot used for agricultural or horticultural uses and (1) comprised of at least 
thirty five (35) acres, or (2) comprised of at least an undivided quarter-quarter section, less no more 
than five acres, including the abutting public road right-of-way to the centerline. However, if the 
right of way is owned by the road authority in fee simple, then the abutting public right-of-way shall 
not be included in determining parcel area.” 

C. Standards for Non-Farm Lots or Dwellings: Non farm lots or dwellings shall be permitted only when 
they comply with all of the following standards: 

1. No more than one non farm lot per quarter-quarter section. Should a quarter-quarter section contain 
a buildable non farm lot, no additional dwelling shall be permitted. 

2. Any non farm lot shall contain at least one (1) acre of non prime agricultural soils with a crop 
equivalent rating of 55 or less. When a dwelling, which is not a mobile home, existed in its present 
location prior to April 16, 1983, this standard shall not apply. 

3. No non farm dwelling shall be permitted in areas identified as wetlands or flood plain. 

4. No non farm dwelling shall be located within one-fourth (1/4) mile of an animal feedlot or manure 
storage facility not located on the same non farm lot. 

Commentary: The purpose of the following section is to permit an existing farm dwelling to be subdivided 
from a farm subject to the limitations listed as "standards" in the following section: 

D. Standards for Farmstead Dwellings: A farmstead dwelling may be created provided the following 
standards are complied with: 
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1. A habitable farm dwelling must have legally existed on the farm in a habitable condition as of April 
16, 1983. 

2. The farmstead dwelling is located within a farmstead boundary. 

3. Each parcel containing a farmstead dwelling must contain a minimum area of five (5) acres 
including the abutting public road right-of-way, if any. However, if the right of way is owned by the 
road authority in fee simple, then the abutting public right-of-way shall not be included in 
determining parcel area. 

4. A parcel containing a farmstead dwelling shall not contain more than five (5) acres of prime 
cropland. 

5. Not more than one (1) farmstead dwelling is permitted per farm. 

6. If a farm contains more than one (1) dwelling, only one of the dwellings may become a farmstead 
dwelling; the remaining dwelling or dwellings must remain on a farm parcel or be removed from 
the parcel. 

7. Parcels containing farmstead dwellings shall conform with the area, lot width and access 
requirements of this ordinance. 

Section 5.00 A-1 AGRICULTURAL PROTECTION DISTRICT: 

A. Permitted Uses: 

1. Dwellings: 

a) Farm: One farm dwelling may be located on a farm. The definition of a farm for this district is "a 
lot used for agricultural or horticultural uses and comprised of either at least eighty (80) acres or 
two (2) contiguous and undivided quarter-quarter sections, including the abutting public road 
right-of-way, if any.” 

b) Non-Farm: One non farm dwelling may be located upon a buildable non farm lot (See Section 
1.26, b, 2 & 3). 

c) Farmstead dwelling: One farmstead dwelling may be located upon a non farm lot in conformance 
with Section 5.00 D 

Staff Review and Analysis: 
The site does not appear to contain any environmental factors that would prohibit the requested subdivisions 
and future construction of single-family residences. 

The existing non-farm, lot of record in the NE corner of the SE ¼ SW ¼ section 5 does contain enough non 
tilled/non-prime soils to be considered a buildable non-farm parcel. 

The proposed farmstead dwelling subdivision in the SE ¼ SW ¼ section 5 meets all criteria listed in the 
zoning ordinance. 

The residual of the SE ¼ SW ¼ section 5 is currently straight row cropped and the intention is to transfer 
ownership to one of the adjacent farms once subdivided. 

The small area, approximately five acres, proposed to be subdivided in the SW ¼ SE ¼ section 5 does not 
meet the ordinance criteria for non-prime soils to be considered as “buildable” non-farm parcel. The 
applicant has communicated interest in transferring ownership to the property owner to the north once 
subdivided. This area will be labeled “non-buildable” on the certificate of survey. 
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The remainder of the area in the SW ¼ SE ¼ section 5 & NW ¼ NE ¼ section 8 can be considered a 
“buildable” non-farm subdivision as it meets all criteria listed in the zoning ordinance and all neighboring 
properties are farm sized parcels. 

Conclusion: Staff recommends approval of the proposed subdivision(s) based on the following conditions; 
 

1. Owner/applicant provide a certificate of survey meeting all zoning regulations. 
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AERIAL MAP 

TCPA 

4111 11th Avenue SW 

Rochester, MN  55902 

www.tcpamn.org 

507-529-0774

Legal #1: ~79 acres 

Legal #2: ~1 acre 

Attachment 2
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AERIAL MAP 
(proposed boundary) 

TCPA 

4111 11th Avenue SW 

Rochester, MN  55902 

www.tcpamn.org 

507-529-0774

Farmstead Dwelling 

Subdivision: ~14 acres 

Increase “lot of record” 

area to no more than 5 

acres 

Residual ~21 acres 

“non-buildable” 

Subdivide no more than 

5 acres for transfer to 

neighboring owner 

Residual may be Farm or 

Non-Farm size. “Buildable” 

status will be determined 

with certificate of survey. 

Attachment 2
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LAND USE MAP 
(proposed boundary) 

TCPA 

4111 11th Avenue SW 

Rochester, MN  55902 

www.tcpamn.org 

507-529-0774

Attachment 2
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ZONING MAP 
(proposed boundary) 

TCPA 

4111 11th Avenue SW 

Rochester, MN  55902 

www.tcpamn.org 

507-529-0774 

 

Attachment 2
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ENVIRONMENTAL MAP 
(proposed boundary) 

TCPA 

4111 11th Avenue SW 

Rochester, MN  55902 

www.tcpamn.org 

507-529-0774 

 

Farmstead Dwelling 

Increase “lot of record” 

area to no more than 5 

acres 

Residual ~21 acres 

“non-buildable” 

Does not contain enough 

non-prime soils to be 

considered non-farm 

Residual contains enough 

non-prime soils to be 

considered non-farm  

All non-farm subdivisions 

are outside 1/4 mile 

feedlot buffer 

Attachment 2
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