
TOWNSHIP COOPERATIVE PLANNING ASSOCIATION

4111 11th Avenue SW Room 10 Ethan Kaske, Administrator 

Rochester, MN  55902 Janelle Finck, Administrator 

Phone: (507) 529-0774 ethan@tcpamn.org 

janelle@tcpamn.org 

-- TCPA – 

Date: August 17, 2026 

To: Oronoco Township Board of Adjustment 
Applicant – Blake & Lexi Hottle 

Re: OTVAR-26-02 
Variance Request – Section 5 – Oronoco Township 

Applicant: Blake & Lexi Hottle 
401 University Avenue SE #502, Minneapolis, MN 55414 

Owner:  Linda Sparby – Personal Representative for the Estate of Timothy Nellis 
4555 Dyrud Ct., Osakis, MN  

Public Hearing: Monday, September 14, 2026 after 5:30 pm 
at the Oronoco Township Hall 
115 2nd Street NW, Oronoco, MN 55960 

Request: An application for a variance to allow a dwelling in a non-buildable portion of a non-farm 
parcel. 

Legal Description: Proposed Parcel C 
(W ½ NW ¼ NE ¼ of Section 8 and the SW ¼ SW ¼ SE ¼ of Section 5 less ROW) 

PIN#: Existing: 840812080525  and 840543039631  
Proposed: 840534090474  (designated non-buildable in Section 5 

Zoning:  A-2 Agricultural Protection District.

Reviewer List: Olmsted County Planning 
Olmsted County Public Works 
Olmsted County GIS 

Attachments: 1. Application
2. Letter from Nellis Estate Rep
3. Property Exhibits
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Oronoco Township Ordinance: 
 
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 in intended 
to encourage long term agricultural uses and preserve prime agricultural farmland by restricting the location 
and density of nonfarm 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". 
 
 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. 
 
Section 4.08 VARIANCES:  
 
The Oronoco Board of Adjustment shall have the exclusive power to order the issuance of variances from the 
requirements of any official control including restrictions placed on nonconformities. Variances shall only be 
permitted when they are in harmony with the general purposes and intent of the official control and when the 
variances are consistent with the comprehensive plan. The Oronoco Board of Adjustment may not permit as a 
variance any use that is not permitted for the property in the district where the affected person’s land is 
located. The Oronoco 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.  
 
 A.  Criteria for Granting a Variance: A variance may be granted only when the applicant for the variance 
  establishes that there are practical difficulties in complying with the official control. Economic  
  considerations do not constitute practical difficulties. The Oronoco Board of Adjustment must find  
  evidence that all of 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;  
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  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 this ordinance; and 6. The terms 
   of the variance are consistent with the comprehensive plan.  
 
Background: 
 
Existing Pacel C was recently created  (OTMB-25-06).  Parcel C is 28.87 +/- acres with roughly 20 acres of 
buildable area on the south in Section 8 and 10 acres of designated non-buildable area in the north in Section 5.  
Due to proposed improvements to the transmission lines along the south portion of the property, the 
prospective buyers would prefer to build in the non-buildable area of the property to minimize the view of the 
transmission lines.  The transmission lines will affect numerous properties in this area and in other townships 
and counties as well.  There are 20 +/- buildable acres in this parcel with options for various placement 
locations, building orientations and landscape improvements (buffers and/or berms) that can mitigate the 
view-shed of the transmission lines. 
 
 
Analysis: 
 
Analysis of the 6 criteria for granting a variance is as follows: 
(Staff comments are in italics) 
 
A.  Criteria for Granting a Variance: A variance may be granted only when the applicant for the variance  
 establishes that there are practical difficulties in complying with the official control. Economic   
 considerations do not constitute practical difficulties. The Oronoco Board of Adjustment must find  
  evidence that all of 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;  
 
   There are variations in topography for this parcel that are generally typical for this area.  There are no 
   extraordinary conditions or circumstances that are unique to this property.   
 
   The overhead transmission line improvements will affect multiple parcels in Oronoco Township and 
   throughout the County and are not unique to this property.  This criterion is not met. 
      
  2.  The extraordinary conditions or circumstances are due to circumstances unique to the property not 
   created by the landowner;  
 
   No extraordinary conditions or circumstances exist and there are 20 +/- buildable acres in this  
   parcel.  The request to build in the non-buildable area is created by the applicant.  This criterion is 
   not met. 
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  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;  
 
   There are 20 +/- buildable acres in this parcel.  There is no practical difficulty in complying with the 
   zoning ordinance and there are options for placement location, orientation of the structure and  
   landscaping improvements that can mitigate the view-shed of the lines. This criterion is not met. 
    
  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 would not be materially detrimental to the public or materially injurious to other  
   property, but it would alter the essential character of the locality by allowing an additional dwelling  
   in a designated non-buildable area of an A-2 zoning district – the purpose of which is to preserve 
   agricultural lands and use.  This criterion is not met. 
    
  5.  The variance is in harmony with the general purpose and intent of this ordinance; and  
 
   The variance is not in harmony with the general purpose and intent of this ordinance.  The purpose 
   of the A-2 zoning district is to “maintain, conserve and enhance agricultural lands” and “restrict the 
   location and density of non-farm dwellings”.  This criterion is not met. 
    
  6.  The terms of the variance are consistent with the comprehensive plan. 
 
   This property is located within Olmsted County’s Resource Protection district.  Allowing a dwelling 
   in a designated non-buildable portion of a parcel where the density of non-farm parcels is already 
   met in the ¼ ¼ section would not be consistent with the comprehensive plan. 
 
    
Conclusion: 
 
The variance to allow construction of a dwelling within the designated “non-buildable” portion of this parcel 
does not meet the established criteria for granting the variance.  There are no practical difficulties that prevent 
building  within the buildable 20 +/- acres; the transmission lines will affect numerous properties and there are 
no extraordinary conditions or circumstances that are unique to this property; the conditions of the request are 
owner-created; the density of non-farm parcels in the subject ¼ ¼ section has already been met; there are 
options to mitigate the view-shed of the transmission lines and there are no practical difficulties in complying 
with the requirements of the ordinance; the variance could increase the number of permitted dwellings in the ¼ 
¼ section; and the variance is not in harmony with the general intent and purpose of the ordinance. 
 
 
Recommendation: 
 
Staff finds that none of the required criteria for a variance are met by this request and recommends denial of the 
variance application. 
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AERIAL MAP (2) - Buildable Area 
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Non-
Buildable 
10 +/- ac. 

Buildable 
20 +/- ac. 
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