
ALBANY TOWNSHIP 
PLANNING COMMISSION

Public Hearing 
August 16, 2016

 
The Albany Township Public Hearing for changes to the Land use and Zoning Ordinance Number 6 
Section 7.4 Cluster Development and Section 9.3.7 Residential Density Requirements was called to 
order by Chair Ryan Pratt  at Albany City Hall Council Chambers, at 8:45 P.M.

The Pledge to the Flag was recited.

Chair Pratt  read the purpose of the hearing.
The purpose of this hearing is to discuss changes to ALBANY TOWNSHIP LAND USE AND ZONING ORDINANCE
NUMBER 6. 

Discussion will be limited to the Ordinance change proposal.

Anyone wishing to comment or ask questions will be allowed to do so. No speaker will be permitted to speak more than 
twice except to answer a question from the board.

Each speaker will be limited to a total of 2 minutes.

No applause or interruptions are permitted.

All comments must be directed to the chair.

Each person must state his or her name and address  before speaking.

The board may recess the hearing to another date and time in order to properly hear all those concerned, collect further 
information, or make a final decision

Following are the proposed changes:

SECTION 7 GENERAL DEVELOPMENT STANDARDS 
That Section 7 of Stearns County Ordinance #439: or successor Ordinance, is hereby adopted by 
reference except for the following:

7.1.3 Access to Township Roads That section 7.1.3 hereby amended to read as 
follows:

7.1.3 see Town Road Right of ways ordinance number 2009-02 (see appendix)

7.4 Cluster Development Standards hereby ADOPTED except for the following:
7.4.2 Applicability

A. Cluster Development required
5-is hereby Repealed

7.4.2 B. Cluster development discretionary-hereby Repealed

7.4.3 Density Bonus- hereby Repealed
7.4.4 Lot Area Requirements

A All lots within a cluster development shall meet the following lot area 



requirements within the designated primary zoning or any applicable overlay district:

(1) The minimum lot area in all Districts is two (2) acres.

7.4.9 Cluster Development Siting Standards 
A.

 (6) Result in contiguous tracts. Cluster developments shall only be 
allowed where land features and topography allow for contiguous tracts to 

be sited.
 7.4.9 C. -hereby Repealed.

 

7.4.10 Sewage Treatment and Drinking Water Systems-amended to read
The developer and the Home Owners Association will be solely responsible for 

all costs and the management of any Community Sewage Treatment and 
Drinking Water Systems.

9.3.7 Residential Density Requirements
That section 9.3.7 A. is hereby amended to read as follows:
A. Maximum density. 

Only one (1) single Family residential dwelling unit shall be allowed per forty 
(40) acres. 
B. Density transfers allowed within a contiguous proposed development.

Density transfers allowed within a contiguous proposed development. Residential development rights 
may be transferred from one forty (40) acre tract to another tract within a contiguous proposed 
development area (contiguous exclusive of public rights-of-way), within Albany Township. The cluster 
development standards of Section 7.4 of this ordinance must be met if any transfer results in the 
transfer of two (2) or more residential dwelling sites. If a public road is required, Township Ordinance 
#  2009-01 applies. The sending and receiving lots must have been in the same ownership at all times 
for a minimum of ten (10) years. Residential development rights cannot be sold.  Transfer of 
residential development rights from wetlands (as defined by the state of MN) to higher, more suitable 
building land is not allowed. A maximum of five (5) development rights may be transferred.

C through F are hereby repealed.

G. Standards for proposed subdivisions:
1. The following “right to farm” language shall be included in all subdivisions: “The plat of 

“(name of plat)”, is located in an agricultural area and the construction, expansion, and 
operation of animal feedlots and other agricultural uses are permitted in this area. The 
developer/s, therefore, acknowledge that future buyers may be exposed to the sights, 
sounds, smells, and conditions of modern agriculture.”

2.  The property owner shall submit an application with a preliminary plat showing all 
proposed residential lots, the location of the equivalent land area to be restricted and the 
LESA score to the township Zoning/Ordinance Administrator.

3. The township will allow or deny each transfer application based on its unique circumstances 
using the LESA score and the following guidelines:



(a) Preserve larger tracts of highly valued farm land.

(b) Transfer residential development rights to the least/less productive acreage.

(c)  Site visit review-evaluate the impact on green space; neighboring farms; 
neighboring residents–notify residents within a mile radius of the subdivision public 

hearing.

(d) Accessibility for both farmer and resident minimizing loss of highly valued 
farmland to driveways/easements. 

(e) Limit profitable, tillable farmland on a residential lot to two acres in ag 
districts, unless in the judgment of the township, the tillable farmland is 
separated from other tillable farmland by natural or man-made boundaries such as 
roads, woods, property lines, ditches or streams which would make it less 
profitable/inconvenient to farm.

The township will support its decision on each application with a written 
“findings of fact”.See Appendix A.

Commissioner Noll-for further clarification, this is being done at the request of the town board. 

Joe Christen-what is the standard for roads going into the development?

Supervisor Nierenhausen-Before the development is completed and we take over the road, the road 
will need to be done to our standards, including being paved.

Rich Klug-what about garbage trucks, they damage roads too.

Joe Christen-make the roads 10 ton roads then it is covered.

Supervisor Nierenhausen-the roads we know there is traffic on, we post them at 7 ton or 5 ton. We do
know that garbage trucks can be a problem.

Jim and Patricia Krebs, 24743 Orchard Road
Own 40 acres on orchard road  we get two different tax statements.  What we would like to do is sell 
the separate acres and build on the 6 acres.  They could transfer one of the building credits. 
Can we do this? At this time the Township does not allow this. 
Ordinance Administrator Forster, will check into it and get back to them on this.

Commissioner Pratt-prior to a cluster going in, we want input form the neighbors as to how it will 
affect them.

Joe Christen-if we adopt what the county has, the neighbors have no say. With the township 
ordinance the neighbors have some say in the issue.



Rich Klug-the Board never follows the ordinance.  The ordinance is no better than the board that 
enforces it.  The road through Peternell's Addition should never be approved. Now the township has 
the trouble of repairing it.

Commissioner Bloch-We have had informational meetings and listened to the residents that attended 
the meetings.  Boards change and how things are handled are changed, we have no control over that.
 
Commissioner Pratt-we hope the board approves our suggestions.  We want to keep ag in our area, 
but we are not against housing either.

Commissioner Noll- we have listened to the residents and feel we are doing what the majority wants.

Commissioner Bloch-with the new ordinance, subdivisions will need to build roads to township 
specifications prior to the township taking them over.  This should save the township board some grief
if the roads are built to standards before they take them over. 

A motion to close the public Hearing was made by Commissioner Noll, seconded by Commissioner 
Bloch, motion carried.

A motion to recommend to the Township Board approval of the ordinance was made by 
Commissioner  Bloch, seconded by Commissioner Noll, motion carried.

 
There being no further business to come before this public hearing, a motion to adjourn was made by 
Commissioner Noll, seconded by Commissioner Noll, motion carried. 

Meeting adjourned at 9:28 p.m.

Respectfully submitted,
Diane E Noll
Diane E Noll
Clerk/Treasurer

Approved Minutes: _____Ryan Pratt_______________Date:       October  11,2016                            
Planning Commission Chair








