
CITY OF MARINE ON ST. CROIX 
PLANNING COMMISSION 

REGULAR MEETING 
 

Tuesday, March 26, 2024 – 7 pm 
121 Judd St. 

See marineonstcroix.org for remote meeting link. 
 

*AMENDED 
 

 
Roll Call 

Approval of Agenda 

Review of Minutes 
• Approval of February 27 Meeting Minutes 
 
Old Business 
• * Application for CUP 

o Jackson Meadow Lot: accessory structure - Eric Doyle 
• Application for CUP 

o 1410 Quant Ave: fence height - Darrell Schaapveld 
 
New Business 
• Pre-Application for Variance 

o 675 Pine Cone Trl: Accessory structure square footage – Jeff & Gail Hudson 
• Pre-Application for Variances 

o 280 Judd St: Accessory structure square footage – Breanne & Ryan Marsel 
Seeking two variances: one for individual square footage and one for total. 

• Plan: Protections for historic, substandard Riverway buildings – Beth Richmond 
• Ticketed Events / Home Occupations 
• Chair Comments 

Adjournment 
 

COMMISSIONER REMOTE ATTENDANCE NOTICE: 
Commissioners will be attending this meeting remotely from:  

• 1545 Sabal Court 
Vero Beach, FL 32963 

• Akumal 
Quintana Roo, Mexico 

  

The Marine Planning Commission welcomes resident feedback.  
Please direct comments through the city clerk: mosc@cityofmarine.org 



 

Marine on St. Croix Planning Commission 

Work Plan 

 

• Protections for Historic Riverway Buildings 

• Ticketed Events / Home Occupations   

• Solar 

• Cannabis  

• Lot area requirements 

 

 

 

 

 

 

 

 

 

 

 



 

PLANNING COMMISSION TERMS: Gerry Mrosla, Kristina Smitten, Scott Spisak – 12/31/2024; Anna 
Hagstrom, Jennifer Henry – 12/31/2025; Tim Casey, Lisa White  – 12/31/2026 

CITY OF MARINE ON ST. CROIX 
PLANNING COMMISSION 

MINUTES 
Tuesday, February 27, 2024 – 7:00 pm 

121 Judd Street 
 
Present: Chair Scott Spisak, Commissioners Kristina Smitten, Jennifer Henry, Lisa White, Gerry 

Mrosla (remote) 
Absent: Commissioners Tim Casey, Anna Hagstrom 
Citizens Present: Bob Hollerbach, Lynn Waldorf, Darrell Schaapveld, Eric Doyle, Chloe 
Raimey, Anne Minich (remote), Beth Richmond (HKGi, remote) 

Chair Spisak called the meeting to order at 7:00 pm. 

Approval of Agenda 
Henry moved to approve the agenda. White seconded. Roll call vote: Henry – yes; Spisak – yes; 
Smitten – yes; White – yes; Mrosla – yes. Motion carried unanimously. 

Review of Minutes 
The Commission reviewed the minutes of January 30 regular meeting and the February 13 
workshop with City Council. No changes were requested to either document. The February 13 
minutes will move to Council for approval. 
Smitten moved and Henry seconded to approve the minutes of the January 30 meeting. Roll call 
vote: Spisak – yes; Smitten – yes; White – abstain; Mrosla – yes; Henry – yes. Motion carried. 

Conditional Use Permit Proposals 

• CUP Pre-Application: Jackson Meadow Lot – accessory structure 
Eric Doyle and Chloe Raimey were in attendance on behalf of the Jackson Meadow 
Neighborhood Association (JMNA). JMNA would like to build an accessory structure on a 
lot without a principal structure at 146 Kingfisher Lane. Zoning Ordinance Section 
502.2.2A.I allows for such use via CUP for non-individual property owners including 
homeowner associations. The building will be a 40 x 22 foot (880 sq. ft.) one-story garage 
used to store maintenance equipment including a utility vehicle used to mow and groom 
public trails. Chair Spisak assigned commissioners Hagstrom, Casey, and White to visit the 
site and work with Mr. Doyle and Ms. Raimey preparing the application.  

• CUP Pre-Application: 1410 Quant Ave – fence height 
Darrell Schaapveld would like to install an 8-foot-high privacy fence along a portion of the 
north boundary of his property to reduce conflict with his neighbor over snow placement and 
dogs barking. He noted that he plans to hold occasional wellness classes on the property 
(these would have to be separately reviewed through the Special Event Permit process). 
Chair Spisak advised that no permit is needed for a fence up to 6 feet tall, but Mr. Schaapveld 
is intent on pursuing the 8-foot fence. Chair Spisak assigned commissioners Smitten and 
Henry to visit the site and work with Mr. Schaapveld to prepare his application.  



 

PLANNING COMMISSION TERMS: Gerry Mrosla, Kristina Smitten, Scott Spisak – 12/31/2024; Anna 
Hagstrom, Jennifer Henry – 12/31/2025; Tim Casey, Lisa White  – 12/31/2026 

Old Business 
2024 Work Plan 
The Commission discussed priority items and next steps as follows: 

• Protections for historic, substandard Riverway buildings – Planner Beth Richmond will 
prepare a schedule of potential tasks for the March meeting. 

• Ticketed events – The Commission would like further clarity on its role, and where its work 
begins and ends. 

• Solar – Ms. Richmond will look for a model ordinance or two to use as a starting point. 
• Cannabis – For efficiency, the Commission will wait until model ordinances are available to 

address this, likely this summer. 
• Residential care facilities –Ms. Richmond will verify that the zoning code adequately 

addresses residential care facilities. If so, this item can be removed from the work plan. 
• Lot size analysis; tiny homes – The Commission will address these later, as it has time. 

New Business 
Select Acting Chair 
Chair Spisak reported that, although Commissioner Casey was absent to the meeting, he had 
agreed to act as chair in Mr. Spisak’s stead as needed.  
Commissioner White moved to select Casey as Acting Chair. Seconded by Henry. Roll call vote: 
Smitten – yes; White – yes; Mrosla – yes; Henry – yes; Spisak – yes. Motion carried 
unanimously. 

Chair Comments 
Chair Spisak welcomed Commissioner White and expressed excitement to have the newly 
approved zoning code in hand. 
Adjournment 
Smitten moved and White seconded to adjourn at 7:43 pm. Roll call vote: White – yes; Mrosla – yes; 
Henry – yes; Spisak – yes; Smitten – yes. Motion carried unanimously. 
 
Minutes taken by Suzanne Dammann, Assistant City Clerk 









675 Judd St. – St. Croix Urban Residential District 
Hudson 

 

Variance proposed:  
Accessory structure over 750 sq. ft. Proposed garage is 1,120 sq. ft. (28x40) 

 







280 Judd St. – St. Croix Urban Residential District 
Marsel 

Two variances proposed. 

Variance 1: Garage over 750 sq. ft. Proposed garage is 840 sq. ft. (28x30) 

Variance 2: Total accessory sq. footage over 1450. Proposed 1480; over by 30 sq. ft. 





 

 
800 Washington Avenue North, Suite 103 
Minneapolis, MN 55401 

 

Planning Commission Planning Report 
To: Marine on St. Croix Planning Commission 

From: Beth Richmond, AICP 

Date: March 20, 2024 

Subject: Protections for Historic, Substandard Riverway Buildings 

Meeting Date: March 26, 2024 

Background 
The City adopted the updated Zoning Code in February 2023. These updates included revised 
language pertaining to the Lower St. Croix Riverway District, which was conditionally approved 
by the DNR on February 6, 2024. This revised language includes a requirement that any 
substandard structure, if destroyed, must be rebuilt in conformance with all setbacks. 
Commissioners and Councilmembers expressed concern about this requirement, as there are a 
number of existing substandard structures which would be affected by this change. Most 
notably, the City was concerned about the ability of the Marine Landing to rebuild as it is today 
should it ever be destroyed.  

The City expressed this concern during discussions with the DNR. These discussions led to two 
potential options for the City to explore to mitigate this concern: 

» Insert language into the Comprehensive Plan about the City’s intent to preserve its historic 
buildings of significant value to the City. Adding language about this would require an 
administrative text amendment to the Comprehensive Plan, which would ultimately need to 
be approved by the Metropolitan Council.  

» Pursue a legislative change to exempt any property(s) that are of concern to the City.  
 
Both of these options could be run concurrently; however, the Comprehensive Plan amendment 
would likely be able to start earlier as this requires involvement by state representatives.  
 

Comprehensive Plan Amendment 
Staff expects the proposed Comprehensive Plan amendment to be an administrative 
amendment as it is fairly minor in nature. This type of amendment can be completed more 
quickly than a major amendment as it can be reviewed and approved administratively by 
Metropolitan Council Staff, rather than requiring review by the full Council. Administrative 
amendments typically take about four months to complete from start to finish. Assuming that the 
Planning Commission starts work on this right away, we would anticipate a completed 
amendment around the end of July.  

See below for Staff’s rough outline of the steps needed for the Comprehensive Plan 
amendment. A more detailed outline is attached.  

» Task 1 (1.5 months): Discuss and finalize desired updates with Planning Commission (and 
Council?) 
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» Task 2 (2 months): Review by adjacent/affected jurisdictions; Public hearing and review by 
Planning Commission and City Council 

 

» Task 3 (15 days): Review and approval by Metropolitan Council 
 

Staff notes that there are two additional amendments to the Comprehensive Plan that were 
identified during the zoning code update. These potential amendments included updating 
density language to allow density bonuses for Planned Unit Developments and revising the 
future land use map to change the Rosabelle Street area from rural residential to urban 
residential. While it may be more efficient to complete these all at once rather than going 
through the amendment process for each one individually, it should be noted that combining 
each of these amendments into a single process may be considered a major amendment and 
require a full review by the Metropolitan Council.  

Pursuing Legislative Change 
The City has also expressed interest in pursuing a legislative change to exempt the Marine 
Landing property from the replacement requirements for substandard structures. The DNR 
confirmed that other cities have successfully pursued this course of action in the past. This 
option would likely take more time to pursue. Previous conversations on this topic have also 
indicated potential interest in reviewing all substandard structures within the City to determine if 
additional properties should be added to this discussion. Staff has outlined the suggested first 
steps in this process below. Staff’s recommendation would be to complete the first two tasks by 
June 2024.   

1. Gather/create materials to help make the City’s case   
a. Historical materials about Marine Landing and surrounding area 
b. 2002 Cooperative Management Plan for Lower St. Croix Riverway 
c. GIS mapping to identify existing substandard structures based on setbacks and 

bluffs 
d. Analysis of property values and potential tax impact 
e. Review MN Rules, specifically its intent to “maintain and preserve the character” 

of what was there historically 
f. Determine benefit of enacting an historic preservation ordinance 

2. Frame up and come to consensus on the issue(s) that City is hoping to address with the 
legislative change 

3. Create information packet summarizing request and reasoning 
4. Discuss request with interested parties: State Representative, State Senator, DNR 
5. Confirm actual process for petition and legislative change with State 

Representative/Senator 
6. If determined appropriate, enact historic preservation ordinance 
7. Prepare required materials for legislative change petition as determined in Item 5 above 

 

Attachments 
» Detailed Comprehensive Plan Amendment Process 
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Detailed Comprehensive Plan Amendment Process 
 

1. Determine proposed amendment language. 
2. Notify adjacent and affected jurisdictions (nearby municipalities, state agencies, etc.). 

These jurisdictions have 60 days to review and provide comment.  
3. Publish public hearing notice in paper. 
4. Hold public hearing at Planning Commission. PC reviews and provides 

recommendation to Council. 
5. Council reviews and approves amendment by resolution to submit the amendment to 

the Metropolitan Council for review. 
6. Once notification period for adjacent jurisdictions is complete and City Council has 

approved, amendment may be submitted to the Metropolitan Council via online 
portal.  

7. Once submitted, the Metropolitan Council has 15 days to review the application for 
completeness.  

8. The proposed amendment likely falls into the Metropolitan Council’s category for 
administrative review.  If determined to be administrative, the review itself is typically 
completed within the first 15 days. Comprehensive Plan amendments eligible for 
administrative review must satisfy all of the following: 

a. Meet the submittal requirements of the Metropolitan Land Planning Act 
(MLPA) for content and be determined to be complete for review by the 
Council. 

b. Conform to the regional systems plans. 
c. Are consistent with Council policies, including Thrive MSP 2040 and housing 

policies. 
d. Are consistent with local applicable controls, or the jurisdiction submits 

evidence that the local controls will be modified to be consistent with the 
proposed amendment. 

e. Are consistent with the Metropolitan Urban Service Area (MUSA) 
Implementation Guidelines if residential units are proposed. 

f. Are compatible with the plans of affected and adjacent jurisdictions. 
g. Proposes a changed forecast that falls within five percent of the Council’s 

current forecasts. 
h. Propose a land use change resulting in an increase or decrease in 

development capacity of less than 250 housing units, determined by using 
the midpoint density to calculate the difference between proposed allowable 
units and current allowable units. 

i. Propose a land use change affecting less than 80 acres unless the land use 
change supports enrollment in the Metropolitan Agricultural Preserves 
Program. 

j. Propose a land use change to guide land at no more than one unit per 40 
acres to meet the requirements of the Metropolitan Agricultural Preserves 
Program (Minn. Stat. Ch. 473H) if the land impacted is enrolled in the 
Program. 

k. Does not have the potential for a cumulative impact. 
9. If not deemed to be an administrative amendment, the Metropolitan Council has 60 

days to complete their review. Similar to cities, they may extend this for an additional 
60 days if needed.  
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