
CITY OF MARINE ON ST. CROIX 
PLANNING COMMISSION 

REGULAR MEETING 
 

Tuesday, April 30, 2024 – 7 pm 
121 Judd St. 

See marineonstcroix.org for remote meeting link. 
 

*AMENDED 
 

 
Roll Call 

Approval of Agenda 

Review of Minutes 
• Approval of March 26 Meeting Minutes 
 
Conditional Use Permit & Variance Proposals 
• Public Hearing: CUP 

o 1410 Quant Ave: fence height - Darrell Schaapveld 
• * Application for a CUP 

o Jackson Meadow Lot: accessory structure – JMNA / Eric Doyle & Chloe Raimey 
• Preapplication for a CUP  

o 18247 St. Croix Trail: driveway longer than 200 ft. - Mike Koch (contractor) 
• Preapplication for a CUP  

o 140 Judd Street: outdoor dining – Brookside Bar & Grill 
 

Old Business 
• Protections for historic, substandard Riverway buildings 
• Ticketed Events / Home Occupations 

New Business 
• Solar 
• Chair Comments 

Adjournment 
 
 

COMMISSIONER REMOTE ATTENDANCE NOTICE: 
A Commissioner will be attending this meeting remotely from:  
1545 Sabal Court 
Vero Beach, FL 32963 

 

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, March 26, 2024 – 7:00 pm 

121 Judd Street 
 
Present: Chair Scott Spisak, Commissioners Lisa White, Jennifer Henry, Gerry Mrosla (remote), 

Tim Casey (7:02 pm) 
Absent: Commissioners Kristina Smitten, Anna Hagstrom 
Citizens Present: Lynn Waldorf, Bob Hollerbach, Darrell Schaapveld, Breanne and Ryan 
Marsel, Emily Blake (remote), Beth Richmond (HKGi, remote) 

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

Approval of Agenda 
Spisak amended the agenda to strike the preapplication request at 675 Pine Cone Trail, as the 
property owners were revising their building plans to eliminate the need for a variance. White 
moved to approve the agenda as amended. Henry seconded. Roll call vote: Henry – yes; Spisak – 
yes; White – yes; Mrosla – yes. Motion carried unanimously. 

Review of Minutes 
The Commission reviewed the minutes of February 27 regular meeting. 
Henry moved and White seconded to approve the minutes of the February 27 meeting. Roll call 
vote: Spisak – yes; White – yes; Mrosla – yes; Casey – yes; Henry – yes. Motion carried. 

Old Business 
CUP Application: 1410 Quant Ave – fence height 
Spisak moved to set the public hearing for the conditional use permit for an 8-foot fence in a 
residential zone at 1410 Quant Avenue for 7 pm, April 30. Henry seconded. Roll call vote: White 
– yes; Mrosla – yes; Casey – yes; Henry – yes; Spisak – yes. Motion carried. 

New Business 
Pre-Application for Two Variances: 280 Judd St.  
Ryan and Breanne Marsel were in attendance to explain their variance requests for accessory 
square footage. Their current garage is small, but they’d like to keep and restore it. Separately, 
they’d like to build a two-car garage (28x30; 840 sq. ft.) with a breezeway (13x6; 78 sq. ft) 
connecting to the house. The existing deck would be removed. 

This plan would require two variances, one for a garage over 750 sq. ft. and another for total 
accessory square footage over 1450 sq. ft. The proposed total square footage is 1,480, over by 30 
sq. ft. Chair Spisak and Commissioner White will work with the Marsels to prepare their 
application over the coming month. 

 

 



 

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 

Plan: Protections for historic, substandard Riverway buildings 

Planner Beth Richmond reviewed her memo to the Commission regarding a path forward to 
ensure historic substandard structures can be rebuilt on their current footprint.  

Regarding changes to the comp plan, Spisak noted that the PUD density bonus could wait until 
the next Comp Plan update, but fixing an error in the land use map would be convenient if it 
could be added in. Ms. Richmond advised that depending on how large the area was, the 
Metropolitan Council might see that as a major amendment. Staff will put materials together 
depicting the site and the error. Ms. Richmond will draft comp plan language for the 
Commission to review. 

Regarding a possible legislative change, the Commission would use 2024 to prepare, with a goal 
to pursue legislative action in 2025. Ms. Richmond will reach out to a state legislator and/or staff 
to ask how the City should go about requesting a legislative change, and will create a list of 
historical materials she has so far. Commissioners will think about what supporting historical 
materials they can gather. 

Ticketed Events / Home Occupations  
Spisak noted that last October, Council amended the special event ordinance to allow up to four 
ticketed events annually in residential areas. This created inconsistencies between the City Code 
and Zoning Code. City staff requested that the Commission investigate how the two could be 
reconciled. The assistant clerk has a first attempt at a table comparing City Code Chapter 26 to 
Zoning Code Section 508.2, with a goal of having materials ready before the April meeting. 

Chair Comments 
Solar: Ms. Richmond sent Chair Spisak up-to-date information and a model ordinance. This will 
be added to a future agenda. 
Residential care: According to Ms. Richmond’s review, the City’s code is compliant with state 
requirements allowing residential care facilities. These are defined and licensed by the state, and 
most cities don’t add conditions. If Marine has concerns, conditions could be added. The 
Commission is satisfied with the current regulations and ready to remove this from the workplan. 
However, they would like to consider various types of group living including senior and 
multigenerational housing in the future. This will be added to the work plan. 
Adjournment 
White moved and Casey seconded to adjourn at 7:52 pm. Roll call vote: Casey – yes; Henry – yes; 
Spisak – yes; White – yes; Mrosla – yes. Motion carried unanimously. 
 
Minutes taken by Suzanne Dammann, Assistant City Clerk 



For Internal Use 

Facts & Findings Template: Conditional Use Permit 

Report Date: 04/24/2024 

Public Hearing Date: 04/30/2024 

Applicant: Darrell Schaapveld 

Address:1410 Quant Ave, Marine on St. Croix, MN 55047 

Planning Case Application No.: 240430-01 

 

Summary:  

The applicant has applied for a conditional use permit to install an 8-foot-high boundary fence 
constructed of composite materials of natural-tone wood color along a portion of the north boundary of 
his property for privacy purposes.   

On March 11, 2024, Commissioners, Kristina Smitten and Jennifer Henry met with the applicant to 
review the proposal and existing conditions and site conditions.  

The property is located in the Single-Family Rural District.  

The applicant submitted a survey showing the location and length of the proposed fence. The applicant 
proposes one section 220’ long and 55’ long, with a garage separating the two sections of fence, along the 
north property line. 

The proposed fence will be in earth tone colors and provide complete coverage.  

Deer fences with 80% open area are allowed to exceed six feet in height in residential districts. As this 
proposed fence is eight feet in height with 100% coverage, it will require a conditional use permit.  

The applicant is seeking privacy to and from the residential neighbor to the north. The adjacent house sits 
at a higher elevation than the applicant property.  

City Code 604.1.1 Allows for fences that shall be entirely located upon the property.   

 Code 604.1.3 In all districts, all fences shall be maintained so as not to be unsightly or present harmful 
health or safety conditions.   

City code 604.2.1 provides for fences not higher than six feet.  The proposed fencing would be 2 feet in 
excess of the code.   

The applicant requests the following: 

1. A conditional use permit required by 604.2. (4.), for fences exceeding the height standards. 

 

Findings: 

Per Section 804, Conditional Use Permit and 804.3 Review Criteria 



For Internal Use 

1. The use will not create an excessive burden on existing parks, schools, streets, and other public 
facilities and utilities which serve or are proposed to serve the area. 

a. An 8-foot fence would not create an excessive burden to the city public works department 
since it is a private well and sewer.  The fence would not in any way interfere with the 
operations of William O’Brien State Park.  

2. The use will be sufficiently compatible or separated by distance or screening from adjacent 
residentially zoned or used land so that existing homes will not be depreciated in value and there 
will be no deterrence to development of vacant land. 

a. A fence would be compatible with adjacent property and would not depreciate value, 
indeed it would provide privacy.  

3. The structure and site will have an appearance or operation that will not have an adverse effect 
upon adjacent residential properties. 

a. The fence would be a wood tone color and would not be out of character with adjacent 
properties which are also constructed with similar wood, or wood-colored materials.  
The additional height would not have an adverse effect to the neighborhood appearance 
or operation. Due to the change in topography between the two properties and location 
of the adjacent home (property to the north has a higher elevation) the additional height 
of the residential fence to provide privacy creates a similar level of screening if the two 
properties were closer to the same elevation and the height of the fence was six feet.  

4. The use, in the opinion of the Planning Commission, is reasonably related to the overall needs of 
the city and to the existing land use. 

a.  Fences are reasonable and often installed in residential properties.   

5. The use is consistent with the purposes and performance standards of the Zoning Ordinance and 
the purposes of the zoning district in which the applicant intends to locate the proposed use. 

a. Code 604 provides for boundary line fencing provided that the fence is located upon the 
property of the person, firm, or corporation constructing, or causing the construction of 
such fence unless the owner of the property adjoining agrees, in writing, that such fence 
may be erected on the division line of the respective properties. In this case the fence will 
be located entirely on the property of the applicant.  

b. Code 604.1.3 Fencing is permitted providing they shall be maintained so as not to be 
unsightly or present harmful health or safety conditions.  The proposed fence will not 
present harmful to health or safety conditions. The fence is to be constructed of 
Galveston CertaGrain Texture vinyl fence.   

6. The use is consistent with the policies and provisions of the Comprehensive Plan. 

a. The use is consistent with the Comprehensive Plan.  It does not incapacitate maximum 
density or required opens spaces and it does not disable any cluster design potential.   

7. The use will not cause traffic hazard or congestion. 



For Internal Use 

a. The fence would be located a significant distance from the street.  It is separated by 
enough distance from the shared drive as to not cause traffic hazard or congestion for 
residential use.  

8. Adequate utilities, access roads, drainage, and necessary facilities have been or will be provided. 

a. No additional utilities, access roads, drainage or facilities will be necessary. 

9. In addition to any relevant use specific standards listed in Division 500 Use-Specific Standards, 
the conditional use meets the following standards:  

• The use is compatible with the existing land uses in the surrounding area.  

• The project requires no alteration or fill of shoreline, bluff land, or floodway.  

• In sewered areas, public sewers will be serviced by the project.  

• No lighted or flashing signs shall face riverward.  

 

 

Recommendation: 

 

Planning Commission volunteers recommend approval/denial of the conditional use based on the above 
findings, subject to the following conditions: 

1) The fence be constructed per the plans provided on the survey dated 2/27/2024. 
2) The fence be wood tone, Galveston CertaGrain Texture or of similar quality. 
3) The fence be maintained in good condition.  



Preapplication for CUP at 18247 St. Croix Trail N. 

Driveway longer than 200 feet 

District: St. Croix Urban Residential (SC-UR) 

 

§ 603.2. Driveways 

2. Standards and Guidelines 

F. All driveways more than 200 feet in length shall require a conditional use permit and shall 
meet the following standards:  

I. Passing lanes shall be constructed and maintained to the same standards as required for 
the driveway.  

II. Each passing lane shall be at least 60 feet in length, and the combined width of the 
driveway and the passing lane shall be at least 18 feet for the entire 60-foot length.  

III. Natural sight lines for traffic and pedestrian visibility shall be kept open.  

IV. The design shall be maintained to accommodate year-round emergency vehicle access. 
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Pre-Application: CUP for Outdoor Dining 
Brookside Bar & Grill, 140 Judd St. 

Under the new code, outdoor dining is a conditional use in the Village Center District (Zoning Code, 
p. 48). The Brookside’s existing outdoor dining is grandfathered in as an accessory use, but an 
expansion of that use would require a conditional use permit. 

From Zoning Code, p. 49: 

D. Conditional Uses 

In addition to the applicable use specific standards listed in Division 500, every conditional use 
shall meet the following standards: 

a. The use is consistent with the City’s Comprehensive Plan and the intent of the City Code. 

b. The use is compatible with the existing land uses in the surrounding area. 

c. A parking layout shall be included with the site plan to demonstrate that the required off-street 
parking for the use will be met. 

d. A landscaping plan for the site is illustrated which minimizes the visual impact of the project as 
viewed from the river. 

e. An on-site grading and surface water run-off plan for the site which minimizes soil erosion and 
degradation of surface water quality. 

f. The project requires no alteration or fill of shoreline, bluffland, or floodway. 

g. In sewered areas, public sewer will service the project. 

h. No lighted or flashing signs shall face riverward. 
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Retention Calculations 

381.8 + 357.77 + 379.64 + 96.4 + 259 + 252.2 = 1,726.81sf 
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Current available retention area on property is nearly 750sf 
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1 
A-300 

Total Retention Area 

730.6sf – 58sf (top of retaining walls) – 5sf (existing tree) = 667.62sf TOTAL RETENTION 

667.62sf Retention Area – 647.55sf required retention = 20.07sf Extra Retention 

20.07sf extra Retention / .375 = 53.52sf Available new surfacing if necessary 
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Planning Commission Planning Report 
To: Marine on St. Croix Planning Commission 

From: Beth Richmond, AICP 

Date: April 24, 2024 

Subject: Protections for Historic, Substandard Riverway Buildings 

Meeting Date: April 30, 2024 

Background 
The City adopted updates to the Zoning Code in February 2024. 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 has begun to explore options to mitigate this concern, 
including a Comprehensive Plan Amendment to support the preservation and replacement of 
historic structures and a legislative change.  

Comprehensive Plan Amendments 
There are three potential Comprehensive Plan amendments that were identified during the 
zoning code rewrite process. These include the addition of language relating to the City’s intent 
to protect and preserve historic structures relative to the Lower St. Croix River District; allowing 
density flexibility for PUDs; and a Future Land Use map amendment for the Rosabelle Street 
area. HKGi has reviewed the existing language and maps for each of these amendments and 
would like direction from the Planning Commission before we draft the amendment language. 
Once the scope of each amendment is confirmed, HKGi will begin drafting language and will 
reach out to the Metropolitan Council in order to determine the process for and timing of the 
amendments.  

Historic Structures Amendment 

After discussing the City’s concerns relative to substandard structures and their lack of ability to 
rebuild, the DNR suggested strengthening the language in the City’s Comprehensive Plan to 
clarify the City’s intent to preserve its historic buildings where possible. The goal for this 
amendment is to create stronger language that the City could lean on in the event that a 
substandard, historic structure such as the Marine Landing was destroyed and needed a 
variance to rebuild within its existing footprint.  

The following items should be discussed relative to this amendment:  

1. In which area of the Comprehensive Plan should this amendment be located? There is 
existing language relative to historic sites in Chapter III Natural Resources, Section F 
Special Resource Protection. There is also language relating to nonconforming 
residential buildings within Chapter II Land Use, Section F Future Land Use.  
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a. Does the concern about protecting substandard buildings extend outside of the 
St. Croix Urban district?  

 
2. In addition to Marine Landing, are there any other sites that should be mentioned 

specifically? 
 

3. Is there a desire to include language about the City’s Historic Districts and/or the 
associated map?  

Potential draft language for both Chapter II and Chapter III is attached and will be discussed at 
the Planning Commission meeting. 

PUD Density Amendment 

A second Comprehensive Plan text amendment that has been discussed is related to density 
bonuses for Planned Unit Developments (PUDs). This amendment is needed in order to bring 
the City’s zoning code and Comprehensive Plan into conformance relative to allowed density for 
residential developments.  

The City’s Code Section 501.8 states that the “overall density for residential developments shall 
be consistent with the Comprehensive Plan, except that a bonus of one additional unit for each 
eight units shall be allowed as a bonus to encourage PUDs.” 

The City’s Comprehensive Plan currently allows a maximum density of 1 unit per 5 acres based 
on gross subdivision for Rural Residential land uses and 1.4 units per acre for Urban 
Residential land uses. These densities were based on the existing minimum lot sizes for the 
Single Family Rural (SFR) and Single Family Urban (SFU) zoning districts, which are 5 acres 
and 30,000 square feet, respectively. There is no mention of any flexibility from density 
requirements allowed for PUDs. Therefore, an amendment to the Plan should be pursued to 
ensure that the Plan and the Zoning Code are consistent.  

In order to process this amendment and discuss it with the Metropolitan Council, it is necessary 
to have an understanding of the scale of this change and the impact this could have on regional 
services. The table below illustrates the increase in units that would be allowed via a PUD 
based on the flexibility allowed in the zoning code. 

 

Development 
Size 

No. of Units Allowed No. of Units Allowed 

SFU SFU PUD SFR SFR PUD 

5 acres 7 7 1 1 

10 acres 14 15 2 2 

40 acres 56 63 8 9 

80 acres 112 126 16 18 
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HKGi would like to discuss a number of elements that affect this discussion at the Planning 
Commission meeting:  

1. Density bonuses are allowed for residential PUDs. Since PUDs are not allowed within 
the Lower St. Croix River District (cluster developments are only allowed in the SC-RR 
District), the City should confirm that the area in question would be related only to the 
SFU and SFR districts. 
 

2. Language in the Comprehensive Plan states that there are only 50 acres of vacant 
buildable land in the SFU District, and that depending on the range of environmental 
constraints used to determine vacant acreage, that a maximum of 12 houses could be 
added to this district. How was this number determined, and is a similar analysis needed 
for the SFR District?  
 

3. In order to provide a clear picture of the potential impact of this amendment, the City 
may wish to set a maximum or cap for the allowance of flexibility. Since the amount of 
allowable density increase is already set at 1 per 8 units, a cap could limit the total 
number of additional units per development or the size of the PUD.   

SFR to SFU Change 

The Planning Commission mentioned a third potential Comprehensive Plan amendment relating 
to a Future Land Use map amendment for the Rosabelle Street area. HKGi’s understanding is 
that the area was mistakenly guided for Rural Residential land use when it should have been 
guided for Urban Residential use. Following the March Planning Commission meeting, Staff 
estimated the area of this map amendment to be roughly 16 acres in size. Typically, Future Land 
Use map amendments that are less than 80 acres in size are classified as minor amendments 
which can be reviewed and approved administratively by the Metropolitan Council once the City 
has completed its public review process.  

Pursuing Legislative Change 
HKGi reached out to a contact in the Minnesota legislature to learn more about the process for 
requesting an amendment to the MN Rules. This contact pointed us to Minnesota Statute 
14.091 which discusses petitions by local governments to amend or repeal a rule. Petitions by 
local governments must: 

1. Be adopted by resolution of the City Council and must be submitted in writing;  
2. Be submitted in writing to the agency and to the Office of Administrative Hearings; 
3. Specify what amendment or repeal is requested; and 
4. Demonstrate that one of the following has become available since the adoption of the 

rule in question: 
a. Significant new evidence relating to the need for or reasonableness of the rule; or 
b. Less costly or intrusive methods of achieving the purpose of the rule. 

Once submitted, the agency (DNR, in this case) has 30 days to respond to a petition. The 
agency can choose to accept the proposed amendment or not. If the amendment is not 
accepted, the petition is heard before an administrative law judge for a final decision.  

The following list contains existing materials that the City could use to help build its case for a 
petition to amend the rule:  

https://www.revisor.mn.gov/statutes/cite/14.091
https://www.revisor.mn.gov/statutes/cite/14.091
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• MN Rules regarding nonconforming uses and substandard lots/structures (6105.0370) 

• DNR conditional approval letter dated February 6, 2024 

• Map showing Year Built for structures in the Lower St. Croix District 

• 2002 Cooperative Management Plan 

• City of Marine’s Historic Districts and District Map 

• Historic Zoning Code (1966 and 1971) 

 

Attachments 
» Historic Structure amendment – draft language  

» Historic District Map 
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Chapter II Land Use 

F. Future Land Use 

• Urban Residential (Single Family Urban and St. Croix Urban) 

A number of older homes and buildings exist as non-conforming and/or substandard structures 
non-conforming buildings due to non-compliance with current zoning or shoreland Lower St. 
Croix River regulations related to lot size or building setbacks. Most of these homes structures 
were constructed prior to the establishment of the current regulations. The City values these 
residential land uses as both housing stock and commercial businesses as well as an extension 
of the City's historical character. The City will promote the continued use of these properties by 
encouraging their ongoing maintenance and improvement in a manner that reflects the historic 
architecture and development patterns of thise area. The City will also allow for the re-
establishment or restoration of legal non-conforming and/or substandard structures homes to 
their present condition if they would be damaged or destroyed. This strategy is specifically 
applicable to substandard structures such as the historic riverfront homes and the Marine 
Landing site, which may not conform to current State shoreland guidelines regulations for the 
Lower St. Croix River District.  
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Chapter III Natural Resources  

F. Special Resource Protection – EXISTING LANGUAGE 

1. Historic Sites 

A planning team made up of the National Park Service, the Minnesota Department of Natural 
Resources, and the Wisconsin Department of Natural Resources prepared the St. Croix 
Comprehensive Management Plan, which was last updated in 2001. The management plan 
identified the land along the St. Croix River as a Small Town Historic Management Area. This 
landscape is mostly developed with single family residential housing, primarily historic in 
character. Land use rules for this area include requirements for a minimum lot width of 100 feet 
and a maximum building height of 35 feet. A Rural Residential Management Area covers land 
along the St. Croix River from Judd Street to the north limits of Stillwater. This area is relatively 
undeveloped. Land use rules for this area include requirements for a minimum lot width of 200 
feet and a maximum building height of 35 feet.  

The Marine Mill site is registered as a State Historic Site and is listed on the National Register of 
Historic Places as the site of Minnesota’s first commercial sawmill. While the mill no longer 
stands, there is a historical marker and remnants of the foundation on the site. The Marine on 
St. Croix Historic District is a 450-acre area encompassing the downtown core of the City. 
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Chapter III Natural Resources  

F. Special Resource Protection – POTENTIAL AMENDED LANGUAGE 

1. Historic Sites 

Marine on St. Croix’s modern history dates back to 1839 as the oldest European settlement site 
in Minnesota and the site of Minnesota’s first commercial, water-powered sawmill. As such, the 
core of the City along the St. Croix River was first developed over 100 years ago. The 
development pattern established at that time, as well as several buildings and sites from that 
era, remain in place today.  

The Marine Mill site is registered as a State Historic Site and is listed on the National Register of 
Historic Places as the site of Minnesota’s first commercial sawmill. While the mill no longer 
stands, there is a historical marker and 
remnants of the foundation on the site.  

In addition to specific sites, the Marine on St. 
Croix Historic District was created in 1974 
and listed on the National Register of Historic 
Places. This 450-acre area encompasses the 
downtown core of the City. This District is 
divided into three distinct areas representing 
the type and style of development and the 
era in which buildings were first constructed:  

- Area 1: Commercial, 1839 to 1895 

- Area 2:  Residential – New England, 

1850 to 1875  

- Area 3: Residential – Swedish, 1857 

to 1895 

o Area 3A: 1857 Settlement 

Origins 

o Area 3B: 1872 Settlement 

Origins 

In 2001-2002, a planning team made up of 
the National Park Service, the Minnesota 
Department of Natural Resources, and the 
Wisconsin Department of Natural Resources 
prepared the St. Croix Cooperative 
Management Plan. This plan identified the 
land along the St. Croix River as a Small Town Historic Management Area. This landscape is 
mostly developed with single family residential housing, primarily historic in character. A Rural 
Residential Management Area covers the relatively undeveloped land along the St. Croix River 
from Judd Street to the north limits of Stillwater.  
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