CITY OF MARINE ON ST. CROIX
PLANNING COMMISSION
REGULAR MEETING

Tuesday, June 24, 2025 -7 pm
121 Judd St.
See marineonstcroix.org for remote meeting link.

Roll Call
Approval of Agenda

Review of Minutes
e Approval of May 27, 2025, minutes

Old Business

e Public Hearing: Conditional Use Permit for a Bathroom in an Accessory Structure at 300
Nason Hill Rd. (SFR District)

e Legislative Protections for Buildings in Historic Riverway Districts

e Lot Area Requirements

e Solar

e Zoning Code Errata Corrections
Chair Comments

Adjournment

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



Marine on St. Croix Planning Commission

2025 Work Plan

v/ Ag Moratorium / Agriculture in Riverway Districts
* Protections for Historic Riverway Buildings

* Lot Area Requirements

* Solar

* Zoning Code Errata Corrections



CITY OF MARINE ON ST. CROIX
PLANNING COMMISSION

MINUTES

Tuesday, May 27, 2025 — 7:00 pm
121 Judd Street

Present: Chair Anna Hagstrom, Vice Chair Kristina Smitten, Commissioners Lisa White,
Claudia Carr, Tim Casey, Jennifer Henry, Julie Warren.

Absent: None.

Citizens Present: Lisa Hast, Mike Anfinson.

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

Approval of Agenda
Carr moved to approve the agenda. White seconded. Motion approved unanimously.

Approval of Minutes

White moved to approve the minutes of April 29, 2025. Hagstrom seconded. Smitten requested
adding the following regarding the garage variance at 360 Robert St.: “... variance was needed
for a driving accessible location and the retention of potential viable septic areas.” Commission
consensus to amend. Motion passed as amended.

New Business

Application for Conditional Use Permit:
Bathroom in Accessory Structure at 300 Nason Hill Rd. (SFR District)

Property owners Lisa Hast and Mike Anfinson explained that they would like to use an existing
accessory structure as a massage studio. The building inspector has verified that the building
meets code except that it would need a bathroom. Chair Hagstrom reviewed the conditional use
permit (CUP) process and timeline. Commissioners Henry and Casey volunteered to do the site
visit and written report.

Hagstrom moved to set the public hearing for a conditional use permit for a bathroom in an
accessory structure at 300 Nason Hill Road for the June 24 Planning Commission meeting at
approximately 7pm. Smitten seconded.

Discussion: Carr asked for clarification on whether the CUP was for the bathroom, the business,
or both. Home-based occupations are permitted in the SFR District as long as they meet all
standards in the zoning code. The business plan as presented meets the standards, thus the CUP
is only needed to install a bathroom in an accessory structure.

Motion approved unanimously.

Old Business

Legislative Protections for Buildings in Historic Riverway Districts

Chair Hagstrom noted that she had reached out to the city’s planner, Beth Richmond, about next
steps for moving this forward. Hagstom, Smitten, and Casey will connect online to discuss.

PLANNING COMMISSION TERMS: Anna Hagstrom, Jennifer Henry — 12/31/2025; Tim Casey, Lisa
White —12/31/2026; Kristina Smitten, Julie Warren, Claudia Carr —12/31/2027



Timelines

The Commission reached consensus to submit facts and findings reports to the assistant clerk the
Tuesday before the meeting at which they will be discussed. These will be distributed via email
as they come in, and will appear again in the packet.

Hagstrom will work on putting together a Planning Commission calendar with typical meeting
dates, workshops with council, budget submission times, and other cyclical events.

Regarding 2025 work plan priorities, Henry and Smitten will revisit the topic of lot area
requirements to determine what has been covered and what is needed to move the discussion
forward. The assistant clerk and planner will start to put together a list of minor errors in the
zoning code, with a goal of having draft changes ready by September and a public hearing in
October. The assistant clerk will also find minutes relating to past discussions about solar.

Chair Comments
None.

Adjournment
White moved and Henry seconded to adjourn at 7:30pm. Motion carried unanimously.

Minutes taken by Suzanne Lindgren, Treasurer / Assistant City Clerk

PLANNING COMMISSION TERMS: Anna Hagstrom, Jennifer Henry — 12/31/2025; Tim Casey, Lisa
White —12/31/2026; Kristina Smitten, Julie Warren, Claudia Carr —12/31/2027



Facts & Findings Report: Conditional Use Permit 300 Nason Hill Road

Report Date: June 18, 2025

Public Hearing Date: June 24, 2025
Applicant: Mike Anfinson and Lisa Hast
Address:300 Nason Hill

Planning Case Application No.: 20250624-01

Summary:

Mike Anfinson and Lisa Hast have applied for a conditional use permit (CUP) to install a
bathroom in an accessory building on their existing property in the Single-Family Rural district.
The application was deemed complete on June 4, 2025. The half bathroom is intended for
Health and Beauty Spa clients to use during appointments. This type of business is permitted
under section 502.8 of the city code. The 5x7 bathroom will be integrated into a 20x16 wood
structure. The structure includes windows on the north, south, and west sides. The eastern
facing wall has a double access door with windows, and there is a guest access door on the
north facing wall. The parking pad in front of the double access doors accommodates two cars.
The structure is not visible from Nason Hill.

The applicant requests the following:
A conditional use permit for Bathroom in Accessory Structure at 300 Nason Hill Rd.

This type of accessory use is allowed as conditional use in the Single-Family Rural district -
(Zoning Code p. 29) and regulated under sections 502.1 Accessory Living Space (p.88) and
502.3 Accessory Structure for Residential Purposes (p.91).

The applicant requests the following:

1. A conditional use permit under Section 502.3 for a proposed bathroom in an accessory
structure.

Findings:

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. The homeowner does not accept more than one client appointment at a time as a
general rule and will not create an increase in additional traffic or parking on the
street. The property has sufficient parking space and enough driveway area to
accommodate turnarounds and will not create increased traffic on Nason Hill
Road.



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. The proposed bathroom will not be visible from adjacent properties. The
perimeter of the property includes an abundance of vegetation and tree
coverage.

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

a. The structure is a hand built, timber framed wood structure that is visually
consistent with the property’s historic primary dwelling as well as the neighboring
properties.

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. The addition of a bathroom to an existing accessory building is consistent with
building modifications that result in improved properties in the City.

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. The incorporation of a bathroom within an accessory structure complies with the
standards set forth for home occupations as outlined in Section 508.8, page 93 of
the city code. Specifically:

i. Itincludes a bathroom, but not a kitchen.

b. Section 502.8. in the city code allows for Home Occupation in accessory
buildings.

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

a. The proposed bathroom for the use of a home occupation aligns with the city of
Marine’s housing goal is to “Encourage a variety of housing to attract a diverse
population to Marine on St. Croix.”

The use will not cause traffic hazards or congestion.

a. The homeowner ensures appointments are managed to limit activity to one client
at a time, maintaining minimal impact on traffic or parking. Adequate parking and
driveway space are available to accommodate vehicles without causing
congestion on Nason Hill Road.

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

provided.
a. The bathroom will be connected to private well (spring box) and septic.

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



o The use is compatible with the existing land uses in the surrounding area.
e The project requires no alteration or fill of shoreline, bluff land, or floodway.

e No light or flashing signs shall face riverward.

Recommendation:

Planning Commission volunteers recommend approval/denial of the conditional use for three
hundred Nason Hill Road, based on the above findings, subject to the following conditions:

a) The accessory building shall not contain either a bathroom and kitchen facilities.

b) The accessory building shall be used by occupants of the principal structure and not
rented separately from the principal structure.

c) The bathroom shall be constructed per the plans submitted with the application.

d) The applicant/agent shall complete city approved building permit/inspection processes.

e) The standards of 502.8 pertaining to Home Occupation are adhered to.



PC Solar Discussion: April 30, 2024

Ms. Richmond asked about the history of solar in Marine and what types of solar are appropriate.
Currently there’s rooftop solar and a couple of minor ground-mounted arrays. Chair Spisak said
rooftop solar isn’t controversial, but there are some concerns with ground-mounted arrays in
residential areas. Community solar arrays might be appropriate in the rural district. Marine
probably isn’t a candidate for utility-scale solar.

Ms. Richmond noted that currently building-integrated and ground-mounted solar energy
systems are permitted with standards in the SFU and SFR (non-Riverway) districts. Within
Riverway districts, a CUP is required for a rooftop system. Ground-mounted solar is not allowed,
and the DNR does not seem open to it. Right now, solar isn’t allowed as a principal use
anywhere in the City, but those regulations could be changed.

Smitten suggested that the City likely wants to allow solar as a principal use in agricultural areas
while avoiding nuisance issues like noise, glare, and safety concerns. Ms. Richmond said that
cities typically call for buffers or screening, setbacks, ground cover, and decommissioning. Solar
as a principal use could be allowed by CUP to allow for case-by-case conditions.
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