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City of Afton
Agriculture Preservation Committee Meeting

Monday, January 12, 2026
7:00 PM

Note: This meeting will be held in-person in the
City Hall Council Chambers at 3033 St. Croix Trail
Afton, MN 55001

Agenda

1. Call to Order - Chair Marjorie Wade
2. Roll Call
Chris Bliska
Cody Kaye
Michael Morehead
Kevin Murphy
Doug Parker
Nicole Roettger
Nancy Turner
Marjorie Wade
Joel Wipperfurth

3. Draft Agriculture Conservation Development Ordinance
4. Schedule next meeting
5. Adjournment



Ag. Preservation Committee Meno

- City of Afton
Meeting: January 12, 2026 3033 St. Croix Tri, P.0. Box 219
Afton, MN 55001
To: Agriculture Preservation Committee Members
From: Ron Moorse, City Administrator
Date: January §, 2026
Re: Draft Agriculture Conservation Development Ordinance

Preservation of Agriculture :

Afton’s current land preservation initiatives (The PLCD ordinance and partnering with the Minnesota Land Trust,
Belwin and Washington County to preserve open space) are limited to “open space” or natural resource protection,
although “continued farming” is also prioritized in the City’s Comprehensive Plan. The City is working to identify ways
to successfully encourage and facilitate the preservation of agriculture over the long term in Afton. Afton currently has a
number of sizable family farms in the western portion of the City. As the owners of this farmland plan for the future use
of this land, they currently have limited options for the land, most of which do not involve ‘continued farming?”. It is
important that alternatives are provided to encourage and facilitate owners of farmland to preserve and conserve
substantial portions of the farmland for agriculture, while enabling them to achieve their financial goals related to the
farmland; as well as to make it financially feasible for new farmers to obtain access to farmland.

Agriculture Conservation Development Ordinance

A working group of the City’s Agriculture Preservation Committee has developed a draft Agriculture
Conservation Development (ACD) ordinance similar to the PLCD ordinance, but with the goal of conserving
agricultural land over the long term. The ACD ordinance would allow a tract of land of at least 80 acres in the
Agricultural Zone to be subdivided with one additional lot per quarter-quarter section (4 lots vs 3 lots) in
exchange for placing 50% of the land to be subdivided into an agriculture conservation easement to be preserved
as agricultural land. The ACD ordinance is attached. Also attached are two diagrams showing potential (ideal)
layout scenarios for the use of an ACD on an 80 acre parcel.

Key Elements of Agriculture Conservation Development Ordinance

1. A key element of the Agriculture Conservation Development ordinance is that the current owner of the
property can choose to retain ownership of the 50% portion of the land that is placed into an agriculture
conservation easement, which can then be used for continued farming or for rental to another farmer, or
can be sold for agricultural use. This agricultural land can continue to be a financial asset to the existing
landowner in addition to the financial benefit of selling the other 50% of the property for single-family
residential development on 5-acre lots.

2. A permanent agricultural conservation easement would be placed on 50% of the ACD property.
The easement would be held by the City of Afton and the Minnesota Land Trust, Washington
County or other independent third party qualified to hold an agricultural conservation easement
and approved by the City of Afton. (Staff is in discussions with the Minnesota Land Trust
regarding the ACD ordinance and regarding the Land Trust holding the agriculture conservation
easements.) The agriculture conservation easement restricts the use of the land to rural




agriculture uses and extinguishes all development rights within the agriculture conservation
easement area.

3. The ordinance allows conversion of the land placed in an Agriculture Conservation Easement to natural
open space in the future if it is mutually determined by the property owner, the City and the third party
holder of the agriculture conservation easement that the agriculture use area is no longer economically
viable for agricultural use and is not compatible with adjacent land uses.

4. The ordinance includes the creation of an Agriculture Conservation Development Overlay
District that identifies and documents properties that could reasonably be eligible for an
Agriculture Conservation Development. The Overlay District would facilitate the City
proactively inventorying, evaluating and cataloguing parcels that could reasonably utilize an
ACD, as well as clarifying the availability of this agriculture conservation development option
to current agricultural property owners.

Ordinance Review and Feedback Process

The draft ACD ordinance will be reviewed and revised in several iterations by the Planning Commission,
the Ag Preservation Committee and the Council. The draft ordinance is attached for discussion, questions
and feedback by the Ag Preservation Committee. Staff is particularly interested in feedback regarding
whether this ordinance or this ordinance with revisions would be seen by ag property owners as a viable
option for their property and particularly for those who have an interest in preserving a substantial
portion of their property for agricultural use, and what types of revisions could make the ordinance more
appealing and viable.

Planning Commission Discussion and Feedback
The following is a summary of the Planning Commission’s feedback regarding the draft Agriculture Conservation
Development ordinance.

¢ The ACD should allow Suburban Agriculture and small scale agriculture as well as Rural Agriculture

e No feedlots should be allowed

* The ordinance should require that the 50% portion of the property that is put into the ag conservation
easement needs to be the land that is most suitable for agriculture.

e The Ag conservation easement should require Cleanwater Certification to protect water quality

e In an ACD, the land to be developed with residential lots would tend to be located along public road
frontage. If the land to be placed into the ag conservation easement does not have frontage on a public
road, an adequate access drive to the ag land should be required that is suitable for ag equipment and
public safety equipment.

¢ The planning process for the Ag conservation development should include broader planning to facilitate a
pattern of contiguous ag parcels rather than a random pattern of ag parcels and residential parcels.

e The planning/feedback process for the ACD should include outreach and engagement with ag property
owners sooner vs later.

¢ Develop a list of uses we consider to be acceptable ag uses

e A driveway easement to access the ag parcel of an ACD should also allow utilities to serve the ag parcel

o There should be a limit placed on the number of ag buildings and/or the amount of impervious coverage
allowed on the ag parcel.

e QOutreach to Hmong farmers

e Keep the ACD subdivision process as simple as possible

e Identify the best ag soils between Manning Avenue and Trading Post Trail
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Feedback from the Agriculture Preservation Committee
The following is a summary of the feedback received from the Agriculture Preservation Committee at its
November 10, 2025 meeting.

e The committee discussed pros and cons of allowing an ACD with a smaller tract of land, e.g. 40 acres
vs. 80 acres.

o Pro- A smaller ag parcel could provide more affordable land that better matches smaller
scale ag uses, e.g. produce farming, vineyards.

o Cons- Organizations such as the MN Land Trust prefer to oversee larger tracts vs smaller
tracts, and it may not be financially feasible to create a 20 acre ag parcel to enable a 20 acre
residential parcel with 4 lots vs creating a 40 acre ag parcel with a 40 acre residential parcel
with 8 lots.

e Identify the most suitable ag land

e Identify 20-acre parcels in the Ag zone

s Create an Ag Conservation overlay district and map based on suitable soils, parcel sizes, etc. to clarify
where ACD’s could occur (Attached are a map showing parcels by size and a map showing the
locations of prime farmland)

e  Clarify whether feedlots are allowed in the ag zone. If so, the ACD ordinance should prohibit
feedlots. (the zoning code allows feedlots as a conditional use in the Ag zone, so the ordinance
will be revised to prohibit feedlots.)

¢ Provide definitions of Rural Agriculture, Suburban Agriculture and allowed Ag uses (Please see these
definitions below)

e Need to obtain a commitment from a third party to hold the Ag Conservation Easements (i.e. MN
Land Trust, Washington County) (The Minnesota Land Trust is in the process of determining
whether they would be interested in holding the Ag Conservation Easements.)

* Be more aggressive in communicating Afton’s goal of preserving its natural rural character, so that
property owners know they can’t count on rezoning for a much higher density as a way to increase the
value of their property.

» Consider allowing a density of 4 lots per 40 acres vs. 4 lots per quarter-quarter section.

* Don’t eliminate non-commercial agriculture as an allowed use in an ACD.

Definitions of Rural Agriculture, Suburban Agriculture and allowed Ag uses
In response to the request for definitions of Rural Agriculture and Suburban Agriculture the following are the
definitions from the City Code.

Rural Agriculture

A commercial food producing use on ten or more contiguous acres. Real Property shall be considered to be in
agricultural use provided that annually it is devoted to the production for sale of livestock, dairy animals, dairy
products, poultry and poultry products, fur bearing animals, horticultural and nursery stock, fruit of all kinds,
vegetables, forage, grains, bees, apiary products and activities incidental thereto.

Suburban Agriculture

A noncommercial food producing use primarily intended for the use of the residents and usually on less than
ten contiguous acres. SUBURBAN AGRICULTURAL USES may include production of crops such as fruit
trees, shrubs, plants, flowers, vegetables and domestic pets.
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In addition to the uses listed under Rural Agriculture and Suburban Agriculture, riding stables - private or
commercial are also allowed in the Ag Zone.

Ag Preservation Committee Feedback Requested

Staff is requesting additional feedback from the Ag Preservation Committee regarding the draft ACD
ordinance, including whether the ordinance would be seen by ag property owners as a viable option
for their property and what types of revisions could make it more appealing and viable.
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CHAPTER 167: AGRICULTURAL CONSERVATION DEVELOPMENTS

Sec. 167.01. General provisions.

An Agricultural Conservation Development (ACD) is a tract of land that is developed in a way that allows
single-family residential development while preserving at least 50% of the tract for agricultural use. An
ACD may be allowed in the AG zoning district to preserve agricultural use.

Sec. 167.02. Purpose.

The purposes of this article are:

A.

B.

To preserve and promote Afton’s agricultural legacy

To preserve land for long-term continued agricultural use. An agricultural use is any use listed in
the definition of Agriculture, Rural in Section 153.005 Definitions of the Zoning Code.

To provide new financial options for property owners in the City of Afton who are currently using
large tracts of land for agricultural use, but do not want to continue to be involved in agriculture.

To encourage more creative and efficient development of land currently used for agriculture than
is allowed under existing zoning requirements, while promoting continued agricultural use and
meeting the standards and purposes of the city’s comprehensive plan.

To preserve land for agricultural uses while also preserving open space, wildlife habitat and
corridors and natural resources.

To preserve for agricultural uses a minimum of fifty (50) percent of property currently used for
agriculture while allowing residential development on the remaining portion of the property based
on the number of lots currently allowed on the entire property.

To preserve land for agricultural use through an agriculture conservation easement which would
allow conversion of the easement area to undeveloped open space if future agricultural use is not

economically viable or compatible with surrounding land use.

To provide opportunities for new and immigrant farmers.

Sec. 167.03. Permitted uses.

The permitted uses are:

A.
B.

Those uses that are permitted in the underlying zoning district;
Subdivisions in the underlying zoning district that also preserve a minimum of fifty (50) percent of

land for agricultural use and that may require construction of a new public street.

Sec. 167.04. General standards for approval.




A. A Conditional Use Permit shall be required for all agricultural conservation developments. The

City may approve the agricultural conservation development only if it finds that the development

satisfies all of the following standards:

1. The development area is a minimum of eighty (80) contiguous acres, although if an area of 80
acres includes one or two existing small lots, the area may be reduced by the area of the existing
lots if the proposed agricultural use area is a minimum of 40 acres.

2. The development is consistent with the City’s comprehensive plan.

3. The development includes an agricultural use area that is a minimum of fifty (50) percent of

the development area or a minimum of 40 acres, whichever is greater.

4. The location and design of both the agricultural use area and the residential development area

promote long-term, economically viable agricultural use, contiguous open space and efficient
use of public utilities and streets both within the residential development area and on adjacent
land.

5. The agricultural use area and any non-cultivated natural area shall be included in a permanent
agricultural conservation easement (Easement) that includes provisions for conversion of the
agricultural use area to natural open space in the future if it is mutually determined by the
property owner, the City and the third party holder of the agriculture conservation easement that
the agriculture use area is no longer economically viable for agricultural use and is not
compatible with adjacent land uses.

6. The agricultural use area and any non-cultivated natural area included in the Easement shall be

designated as an outlot on the final plat.

7. The subdivision plat may include a cul de sac in the residential development portion of the

ACD.

8. No final plat approval shall occur until a Developer’s Agreement and an agricultural
conservation easement between the developer, the City of Afton and an appropriate third party
such as the Minnesota Land Trust or Washington County has been executed by all parties.

The development area is a minimum of eighty (80) contiguous acres, except as allowed in A.1 above,

and all of the following conditions exist:

1. The proposal preserves a minimum of fifty (50) percent of the land currently used for
agriculture through an agricultural conservation easement.

2. The proposal would preserve the agricultural use of property in a way that facilitates the use of
the land for economically viable agricultural uses over the long term.

3. The proposal would ensure the concentration of farmland into workable or usable areas to
enable economically viable agricultural uses over the long term.

4. At least fifty (50) percent of the total tract is preserved as a long term agricultural use area.

Sec. 167.05. Density, frontage on a public street and length of cul-de-sac requirements.

A. The allowed residential density of a proposed ACD shall be based on one additional lot per quarter-

B.

quarter section (4 lots vs 3 lots).

For any quarter-quarter section where all or a portion of an ACD is proposed, four lots versus three
lots shall be allowed for the purposes of calculating density to prevent the ACD from reducing the
ability of other property owners located within the same quarter-quarter section to develop their

property

Sec. 167.06. Coordination with subdivision regulations.




It is the intent of this article that subdivision review under Chapter 160 be carried out simultaneously
with the review of an ACD under this article.

The plans required under this article must be submitted in a form that will satisfy the requirements
of Chapter 160 for the preliminary and final plats.

Sec. 167.07. General development plan.

A. An applicant shall make an application for a Conditional Use Permit following the procedural steps
as set forth in Section 153.027.

B.

In addition to the criteria and standards set forth in Sec. 153.027 of this article for the granting of
Conditional Use Permits, the following additional findings shall be made and the following condition
shall be met before the approval of the outlined development plan:

The proposed ACD is in conformance with the comprehensive plan.

The proposal preserves a minimum of fifty (50) percent of the land for agricultural use through
an agricultural conservation easement.

The proposal would promote long-term, economically viable agricultural use, contiguous open
space and efficient use of public utilities and streets both within the residential development
area and on adjacent land.

An Environmental Assessment Worksheet (EAW) shall be submitted and the required EAW
review process shall be completed.

The following exhibits shall be submitted to the city administrator or zoning administrator by the
proposed developer as a part of the application for a Conditional Use Permit:

1.

2.

10.

11.

An explanation of the character of the proposed ACD and the manner in which it has been
planned to take advantage of the ACD regulations.

A statement documenting present ownership of all the land included within the proposed ACD
and a list of property owners within five hundred (500) feet of the outer boundaries of the
proposed ACD property.

A general indication of the expected schedule of development, including progressive phasing
and time schedule.

A survey or map providing the legal description of the property, including approximate total
acreage and also indicating existing property boundaries and dimensions, ownership of all
parcels, previous platting, existing easements, street rights-of-way, utilities, buildings,
proposed uses for the property, and existing uses of adjacent land five hundred (500) feet
beyond the property proposed for development.

A natural features map or maps of the proposed ACD and area five hundred (500) feet beyond
depicting contour lines at no more than two-foot intervals, drainage patterns, wetlands,
vegetation, and soil and subsoil conditions.

An Environmental Assessment Worksheet.

A map indicating proposed land uses including housing units and types, vehicular and
pedestrian circulation, agricultural uses and open space uses.

Full description as to how all necessary governmental services will be provided to the ACD.
An engineering report presenting results of percolation tests and soil analysis of the site.

Any additional information requested by the City Administrator, Planning Commission and City
Council that might be required for clarification of the proposed project.

Two copies of all required information, as well as an electronic copy, shall be submitted.

The applicant shall also submit a preliminary plat and all the necessary documentation as required
under Chapter 12 for all or that portion of the project to be platted. For purposes of administrative
simplification, the public hearings required for the Conditional Use Permit and preliminary plat




may be combined into one (1) hearing or may be held concurrently.
Sec. 167.08. Final development plan.

A. Within ninety (90) days following the approval of the general development plan with recommended
modifications, if any, and the preliminary plat, the applicant shall file with the City Administrator
a final development plan containing in final form the information required in the general
development plan plus any changes recommended by the Planning Commission and the City
Council as a result of the public hearing. The applicant shall also submit a final plat for that entire
portion to be platted.

B. The City Administrator shall submit the final development plan and the final plat to the Planning
Comumission for review.

C. The final development plan and the final plat shall conform to the general development plan and
preliminary plat plus any recommended changes by the Planning Commission or City Council to the
general development plan and preliminary plat.

D. The City Council shall review the final development plan and final plat. If the final development
plan is approved by the City Council, the City Administrator shall issue a Conditional Use Permit
to the applicant.

E. The applicant(s) shall grant a permanent agricultural conservation easement (Easement) to the City
of Afton and the Minnesota Land Trust, Washington County or other independent third party
qualified to hold an Easement and approved by the City of Afton, which restricts the uses and
extinguishes all development rights within the area included in the Easement (Protected Property)
within the ACD.

1. The Easement shall include the following elements:

a. Identification of the agricultural qualities of the Protected Property that are to
be protected as “agricultural values;”

b. Purpose of the Easement

c. Specific restrictions on the use of the Protected Property

d. References a separate agricultural management plan (Management Plan) that
describes how the agricultural land within the Protected Property will be
managed and maintained and how non-cultivated land will be converted to
agricultural use or managed to protect and improve natural resources.

e. Retained rights of the property owner.

f.  Conversion provisions if, in the future, it is determined by mutual agreement
of all parties that agricultural use of the Protected Property is no longer
economically viable for agricultural use or compatible with adjacent land uses;
and there is a mutual development of a natural resource management plan for
the agricultural use area that is to be converted to non-agricultural use

F. The holder of the Easement (independent third party approved by the City of Afton) shall review
and approve the Homeowners Association (HOA) covenants as they relate to the residential
development portion of the ACD and shall provide a written statement that they will agree to the
terms of the Easement and the HOA prior to final ACD approval.

Sec. 167.09. Ownership, conveyance and maintenance of the Protected Property.
A. All land shown on the final development plan as Protected Property may continue to be owned and

operated by the owner of the property at the time the ACD is approved, or ownership may be
conveyed to a single person, corporation, a HOA created for the ACD, or other entity approved by




the City of Afton for the use and management of the Protected Property. The Protected Property, if
conveyed is subject to the Easement, Management Plan and any covenants included in the final
development plan approved by the City Council.

B. If a HOA or similar organization is created, it shall be provided in an indenture establishing an
association or similar organization for the maintenance of the planned development.

C. If a homeowners association is created, the applicant shall submit plans at the time of final plan of
development and documents which explain:

1. Ownership and membership requirements.

2. Articles of incorporation and bylaws.

3. Time at which the developer turns the association over to the homeowners.

4. Specific listing of items owned in common including such items as roads, recreation facilities,
parking, common open space, Protected Property and utilities.

Sec. 167.10. Standards for agricultural use area.

No existing or proposed agricultural use area may be approved for inclusion in the Protected Property under
the provisions of this article unless it meets the following standards:

A. The location, shape, size, and character of the agricultural use area must be currently used or is
suitable for agricultural use.

B. The agricultural use area may be improved for continued agricultural use and to protect natural
resources, including discontinuation of agricultural use and conversion to natural habitat; if it is
mutually determined. by the property owner, the City and any other signatory to the Easement that
the agricultural use area is no longer economically viable for agricultural use and compatible with
adjacent land use.

Agriculture -related accessory buildings, may be allowed within the agricultural use area with
prior written approval of the City and co- holder of the Easement.

Sec. 167.11. Agriculture Conservation Development Overlay District (ACDOD)
The ACDOD is an overlay district that identifies and documents properties that could reasonably be eligible
for an Agriculture Conservation Development. The Overlay District allows the City to proactively inventory,

evaluate and catalogue all parcels that could reasonably utilize an ACD.

This Ordinance shall be in full force and effect from the date of the publication of this Ordinance.

ADOPTED BY THE CITY COUNCIL OF THE CITY OF AFTON THIS DAY OF , 2026.
SIGNED:
Bill Palmquist, Mayor

ATTEST:

Ronald J. Moorse, City Administrator
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