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

CITY OF MARINE ON ST. CROIX 
PLANNING COMMISSION 

REGULAR MEETING 
 

Tuesday, May 26, 2026 – 7 pm 
121 Judd St. 

See marineonstcroix.org for remote meeting link. 

Roll Call 

Approval of Agenda 

Review of Minutes 
• Approval of minutes: April 28, 2026  

 
7:10 p.m. Public Hearing 
Conditional Use Permit and Variance for an Accessory Structure (Yurt) in the Marine 
Community and School Forest: 550 Pine St.  
 
New Business 
• None 

 
Old Business 
• Comprehensive Plan  
• Zoning Code Updates 

o Tiny Homes 
o Hoop Houses 
o Cannabis 
o 2025 Draft: Shipping Containers, Solar, Housekeeping 

 

Chair Comments 

Adjournment 

 

 

 

In accordance with the requirements of Minn. Stat. Section 13D.02, members may participate 
remotely via interactive technology. 

https://www.revisor.mn.gov/statutes/cite/13d.02


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

 

Marine on St. Croix Planning Commission 

Work Plan Priorities 

 

• Code housekeeping (incl. tiny homes, LI building materials, solar) 

• Protections for historic buildings in Riverway 

• Cannabis updates 

• 2050 Comprehensive Plan Update 

 

 

 

 

 

 

 

 

 

 

 



 

PLANNING COMMISSION TERMS: Tim Casey, Lisa White – 12/31/2026; Kristina Smitten, Julie 
Warren, Claudia Carr – 12/31/2027; Anna Hagstrom – 12/31/2028 

 
CITY OF MARINE ON ST. CROIX 

PLANNING COMMISSION 
MINUTES 

Tuesday, April 28, 2026 – 7:00 pm 
121 Judd Street 

 
Present: Retiring Chair Anna Hagstrom, Vice Chair Kristina Smitten; Commissioners Gwen 
Roden, Tim Casey, Julie Warren, Lisa White. Absent: None  
 
Citizens Present: Jaime Souza (Marine Village School); Tim O’Brien; Leah Mahoney 

Vice Chair Smitten called the meeting to order at 7:01 pm 

Approval of Agenda. 
White moved to approve the agenda. Warren seconded. Amendments by consensus included 
moving discussion of Chair Hagstrom’s retirement prior to the public hearing and welcoming 
Commissioner Roden. Motion passed unanimously. 

Approval of Minutes 
Warren moved to approve the March 31, 2026 meeting minutes and the March 31, 2026 
comprehensive plan workshop minutes. White seconded. Motion passed unanimously. 

New Business 
Chair Hagstrom – Commission role transition  
Chair Hagstrom announced her resignation, submitted April 20, after nearly 10 years of service. 
Commissioners expressed appreciation for her leadership and contributions. The Commission 
recognized her work on key initiatives, including the comprehensive plan update, short-term 
rental regulations, the cell tower project, and coordination with the DNR on zoning updates. 
 
Public Hearing -- 7:10 p.m. 
Conditional Use Permit for driveway longer than 200 feet: 641 Nason Hill Rd.; Tim O’Brien. 
 
Casey summarized the staff report, noting the existing driveway and compliance with passing 
lane requirements.  
 
Smitten opened the public hearing at 7:12 pm. There were no comments in person or online. 
Smitten closed the public hearing at 7:13 pm. 
 
Casey moved to recommend approval for a driveway longer than 200 feet at 641 Nason Hill Rd. 
based on the findings and conditions in the staff report. Roden seconded. Approved unanimously.  

New Business (Resumed)  

Welcome Commissioner Roden  
Chair Smitten welcomed Commissioner Roden, noting that Roden had been on the Planning 
Commission for 10 years before serving on City Council. 



 

PLANNING COMMISSION TERMS: Tim Casey, Lisa White – 12/31/2026; Kristina Smitten, Julie 
Warren, Claudia Carr – 12/31/2027; Anna Hagstrom – 12/31/2028 

Old Business  

Application Meeting: 550 Pine Street (Marine Village School) 
Conditional Use Permit and Variance – Yurt Classroom 

The Commission reviewed application materials for a conditional use permit for the yurt 
classroom and a variance request to exceed the accessory structure square footage limit for the 
underlying Single Family Urban District. Commissioners discussed documenting the use within 
a residential district and ensuring the site plan reflects the full property. 

The Commission also discussed the potential for future code updates to express accessory 
structure limits as a percentage rather than a fixed size. 

White moved to set a public hearing for a conditional use permit and variance at 550 Pine St. for 
May 26 at 7:10 pm. Warren seconded. Approved unanimously. 

Comprehensive Plan - Scope of Work 
The Commission discussed scope and cost estimates with Planner Beth Richmond. Updated 
estimates reflect additional review of Metropolitan Council requirements and community 
engagement expectations and do not include engineering. Staff will identify areas requiring 
engineering input for a future proposal from Bolton & Menk. The Commission discussed 
initiating public engagement in summer 2026 and dividing work by chapter among 
commissioners. Consensus supported a lower level of engagement with potential additions, 
including StoryMaps. Richmond will provide examples. 

Zoning Code Updates 

• Tiny Homes: Commissioners discussed potential concerns regarding accessory structure 
size relative to principal structures. No immediate changes were recommended; further 
discussion will occur in May. 

• Hoop Houses: The Commission discussed classification (use vs. structure) and regulation 
in residential districts. General support was expressed for their use in gardening, with 
additional direction requested from the planner. 

• Cannabis: The Commission supported expanding industrial cannabis uses (indoor 
cultivation, manufacturing, transportation/delivery) and exploring performance standards 
to ensure practical use. The planner will evaluate potential impacts of such standards.  

Planning Commission Interview Panel 
Smitten announced that she and Casey will serve on the interview panel for prospective 
commissioners. 

Chair Comments 
Smitten noted that the Workshop on the Water will be held July 30 in Stillwater. Interested 
commissioners should contact Administrator Peterson. Casey confirmed his attendance. 

Adjournment 
Casey moved to adjourn at 8:59 pm. White seconded. Approved unanimously. 

Minutes taken by Suzanne Lindgren, Assistant Clerk 
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Facts & Findings: Conditional Use Permit 

Report Date: May 20, 2026 

Public Hearing Date: May 26, 2026 

Applicant: Marine Village School 

Address: 550 Pine Street, Marine on St Croix, MN 55047 

Planning Case Application No.: 20260526-01 

Summary: 

The applicant requests the following: 

1. A conditional use permit under Section 502.2 Accessory Structures is requested by the Marine 
Village School (MVS) for the installation and usage of a yurt, a semi-permanent educational 
structure, in the MN DNR designated School Forest area in the northwest corner of the 12.4 acre 
property rented by the school. 550 Pine Street is in the 401.6 Neighborhood Service Overlay 
District.  

The 30’ diameter, 707 sq ft yurt will provide a safe, year-round, low impact classroom for MVS 
students and potentially community groups. The yurt will have a 14’ X 14’ entrance deck and 
ADA compliant ramp. The yurt’s ‘diamond pier’ foundation, professionally installed by The 
Great Lakes Yurt Company, allows for minimal disturbance to subsurface root structures, water 
drainage and surrounding foliage and can be easily removed when the structure is no longer 
needed by the school.   

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 yurt will provide a supplemental educational space for the MVS to focus on science 
and environmental initiatives. As the yurt is on the same parcel as MVS, students will 
walk to the yurt to partake in activities and not stress the surrounding roadways. Students 
will need to cross the alley cutting across the northwest corner of the school parcel to 
reach the yurt; however, MOSC in April 2026 decommissioned the alley and added 
barriers to public traffic minimizing the pedestrian safety concerns.   

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. The yurt will be located in a clearing in the School Forest in the northwest corner of the 
property. The yurt will be placed 26’ from the west property line and 76’ from the north 
property line exceeding the 10’ requirement outlined in 502.2.3.B.2. The space between 
the yurt and surrounding properties is densely wooded providing sufficient screening 
from adjacent residential properties.  

3. The structure and site will have an appearance or operation that will not have an adverse effect 
upon adjacent residential properties. 
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a. The 30’ diameter yurt will be 15’ tall at the peak and the exterior is in earth tones so it 
will blend into the foliage. The yurt will have a small 14’ X 14’ south facing, entrance 
deck and an ADA compliant ramp. 

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.  The educational use of the yurt supports MVS’ mission as a school which falls within the 
Neighborhood Services Overlay District uses. 

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. The educational use of the yurt supports MVS’ mission as a school which falls within the 
Neighborhood Services Overlay District uses 

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

a. The MVS supports the cultural environment in Marine on St Croix and is an important 
part of the community. The science and ecology oriented, hands-on experience classes 
provided at the yurt align with the environmental and educational focuses of the 
comprehensive plan. 

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

a. MVS students will traverse the school property to reach the yurt and will not access the 
public roadways. Since the attendance area of the school is not being enlarged, no 
additional traffic hazard or congestion is expected because of the Conditional Use Permit 

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

a. The yurt will be powered by solar and an off-grid battery and will not include a kitchen 
or bathroom eliminating the need for public utilities, water and sewage services. Students 
will use the services provided at the nearby MVS building.  

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

• The educational use of the yurt supports MVS’ mission as a school and is compatible with the 
existing Neighborhood Services Overlay District uses.  

 

Recommendation: 

Planning Commission volunteers recommend approval of the conditional use for a yurt, a semi- 
permanent accessory structure, used by MVS as a science and environmental educational space, based on 
the above findings, subject to the following conditions: 

a. The Conditional Use Permit be rescinded if inspection of the completed structure indicates ability 
to install a kitchen, e.g. as may be evidenced by electrical or plumbing capabilities. 

b. The Conditional Use Permit be rescinded if inspection of the completed accessory structure 
indicates an ability to service the structure separately from MVS, e.g. as may be evidenced by 
separate utility meters. 
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c. The Conditional Use Permit be rescinded if the lease agreement between MOSC and MVS is 
terminated. 

d. The Conditional Use Permit be rescinded if the yurt and diamond pier foundation is uninstalled 
and removed from the site for greater than 1 year. 

e. That if new information becomes available, or if there are changes in plans, construction, site 
conditions, etc. which alter the information supplied by the applicant during the hearing or which 
change the findings and content of this motion, the Conditional Use Permit will be suspended 
pending review by the Planning commission to ensure the integrity of the evaluation and 
conclusion supporting the permit. 

f. In the event that the applicant violates any of the conditions set forth in this permit, the City 
Council shall have the authority to revoke the Conditional Use Permit. 
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Facts & Findings: Variance 
 
 
Report Date: 5/20/26 

Public Hearing Date: 5/26/26 

Applicant: Marine Village School 

Address: 550 Pine Street, Marine on St. Croix, MN  55047 

Planning Case Application No.: 20260526-02 

Summary: 

A variance under Section 502.2 Accessory Structures is requested by the Marine Village School (MVS) 
for the addition of a yurt which will further exceed the maximum accessory structure square footage 
allowance.  The yurt’s approximate square footage is 707 sq ft for the 30-foot diameter structure 
(the 14x14 deck is excluded from a structure’s square footage).  

In 1997, the City approved a conditional use permit (attached) allowing School District 834 to 
install a portable classroom structure at the site. City records indicate the following accessory 
structures currently exist on the property: 

• Portable classroom: 864 sq. ft. 

• Warming house: 544 sq. ft. 

• Tool shed: 160 sq. ft. (estimate) 

With the existing accessory structures on the school property covering approximately 1,568 sq ft, the 
addition of the yurt at 707 sq ft would bring the grand total to approx. 2,275 sq ft. The maximum in the 
SFU District is 1,450 square feet (Section 502.2.3.A.I.a.). 

MVS is planning to use the yurt, a semi-permanent educational structure, in the MN DNR designated 
School Forest area in the northwest corner of the 12.4 acre property rented by the school. The property 
lies within the Single-Family Urban (SFU) Neighborhood Services Overlay District and is governed by 
Section 401 of the Zoning Ordinance. 

 
• Table 4.2 Allows accessory structures within an SFU.  The table defines that it is permitted 

with standards. 
• Table 4.3 defines the dimensional standards.  In an SFU district the minimum lot area to be 

30,000 square feet minimum with a minimum lot width of 100 feet. 
 

Findings: 
 

1. Does the landowner propose to use the property in a reasonable manner not permitted by the 
zoning ordinance? 

 
a. The applicant is proposing to build an accessory structure which is permitted within the SFU  
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zoning district. 
 

b. The SFU Neighborhood Services Overlay District allows for a school. It is consistent with 
the zoning ordinance except for the allowable accessory structure square footage being 
exceeded. 

 
 

2. Is the plight of the landowner due to circumstances unique to the property not created by the 
landowner? 
 
a. The school property at 550 Pine Street is 12.4 acres (540,144 sq ft) which exceeds the 

minimum allowable lot size of 30,000 sq ft to a significant degree.  
• The SFU zoning code allows for up to 1,450 sq ft of accessory structure square 

footage on a lot of 30,000 sq ft which covers 4.8% of the lot..  
• The addition of the yurt on the school property will bring the total accessory 

structure square footage to 2,275 sq ft. On the 540,144 sq st school property, the 
accessory structures will cover 0.42% of the lot.  

 
 

3. Will the variance, if granted, alter the essential character of the locality? 
 

a. The variance would not alter the essential character of the locality. A school and an 
accessory structure are consistent with the zoning ordinance and the yurt design and 
composition will blend in with the School Forest. 

 
b. The adjacent neighbors might be adversely impacted by the building location and 

configuration only in the potential for an increase in pedestrian traffic to and from the main 
school building and classroom related activities in the School Forest. However, many 
activities will now be contained in the yurt, there is foliage screening the yurt from adjacent 
residences, and the School Forest is currently used by MVS. 

 
4. Will the variance, if granted, be in keeping with the spirit and intent of the City Zoning 

Ordinance? 
 

a. The variance will NOT alter the essential character of the locality. 
 
5. Will the variance, if granted, be consistent with the Comprehensive Plan? 

 
a. The request is consistent ·with the Comprehensive Plan General Guiding Principles of 

maintaining the central role of the school in Marine. The yurt will support science and 
environmental education for schoolchildren and may be able to provide additional 
education space for the community.  

 
Recommendation: 

 
Planning Commission Volunteers recommend Approval for the variance request, as presented. 
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APPROVAL MOTION: I move the Planning Commission recommends the City Council approve 
the application of (applicant name(s)) for a variance of Marine on St. Croix Ordinance Section (list 
applicable ordinances) to (describe specific variance) for the proposed construction of (describe 
construction) at (project address) as presented, based on the following findings: 

a) The landowner proposes to use the prope1iy in a reasonable manner not permitted 
by the zoning ordinance per findings: 1 a and 1b. 

b) The plight of the landowner is due to circumstances unique to the prope1iy not created 
by the landowner property per finding: 2a. 

c) The variance, if granted, will not alter the essential character of the locality per findings: 
3a and 3b. 

d) The requested variance, if granted, will be in keeping with the spirit and intent of the 
City Zoning per finding: 4a. 

e) The requested variance, if granted, will be consistent with the Comprehensive Plan 
per finding: 5a. 

 
 

DENIAL MOTION: I move the Planning Commission recommends the City Council deny the 
application of (applicant name(s) for a variance of Marine on St. Croix Ordinance Section (list 
applicable ordinances) to (describe specific variance) for the proposed construction of (describe 
construction) at (project address) as presented, based on the following finding(s): 

a) The landowner (applicant) proposes to use the property in a reasonable manner not 
permitted by the zoning ordinance because: 

b) The plight of the landowner (applicant) is due to circumstances unique to the property 
not created by the landowner property because: 

c) The variance, if granted, will not alter the essential character of the locality because: 
d) The requested variance, if granted, will be in keeping with the spirit and intent of the 

City Zoning because: 
e) The requested variance, if granted, will be consistent with the Comprehensive Plan 

because: 
 

MOTION FOR ADDITIONAL TIME: I move the City exercise its right to take up to 60 
additional days as provided by MN statute 15.99 to process the application of (applicant 
name(s)), extending the deadline to (date) for the following reason(s)   

 

Note: MN statute 15.99 requires a council decision within 60 days. The council may approve or modify a request based on 
verbal findings of fact and the applicant may proceed with their project. Howeve1 if the council denies the request, the council 
must state in writing the reasons for denial at the time that it denies the request. The council may extend the 60 day time limit by 
providing written notice to the applicant including the reason/or the extension and its anticipated length (may not exceed 60 
additional days unless approved by the applicant in writing). 

 

Key Dates: 
Application Complete: 
Notice of Public Hearing Published: 
Planning Commission Hearing: City 
Council Consideration: 
60 Day Deadline: 
120 Day Deadline (if necessary): 

 
 



Preliminary Scope for Marine on St. Croix 2050 Comprehensive Plan 

 

1. Project Kick Off 

• Collect and update demographic and economic data 

• Prepare/update project context mapping and analysis 

• Prepare community engagement plan 

• Meet with Staff (City Administrator, Assistant Clerk, City Engineer, Public Works) to kick off 
the project 

• Work with City to set up system for sharing documents and resources 

• Update the Background/History of the Community, Community Designation, and 
Demographics sections of the Plan 

• Joint Meeting with PC and CC to kick off the project, review community engagement plan 
and community background and demographics, discuss the vision and guiding principles, and 
confirm general directions for the update 

 

2. Conduct Round One Engagement: Introduce and Listen  
See community engagement write-up for more details. 

 

3. Shape and Update the Plan (concurrent with Task 4) 

• Meet with PC to discuss the results of Round 1 Engagement and the PC’s role in the update 
process. 

• Work with PC to prepare draft chapters. HKGi will provide deadlines for this review to ensure 
overall schedule is on track. 

o PC will task its members with reviewing individual Comp Plan chapters based on 
their knowledge and interest. Roughly two members per chapter. 

o For each chapter, PC members will mark up PDF copies of the 2040 Plan and 
identify changes needed based on 2050 minimum requirements, City direction and 
current policies, and Round 1 community engagement results. One merged PDF 
copy will be sent to HKGi. 

o For each chapter, HKGi will review the marked up PDF and minimum requirements 
prior to meeting virtually with the PC representatives to discuss the changes they’ve 
identified and the need or opportunity for stakeholder involvement. Some chapters 
may require multiple meetings with the PC representatives. Note that the proposed 
budget includes a maximum of 10 meetings total, which is fewer than two meetings 
per chapter. 

o HKGi will take the feedback from the PC and draft the chapter.    

• Coordinate with City Engineer to incorporate updates to the transportation and water 
resources chapters 

• While drafting, HKGi will create a running list of notable plan changes that will be used to 
communicate the major plan updates to the community in Tasks 5 and 6 

• When roughly half of the chapters are drafted, HKGi will meet with the PC to discuss major 
changes 

• PC will present a project status report to the CC 

• When the remaining chapters are drafted, HKGi will meet with the PC to discuss major 
changes 

• PC will present a project status report to the CC 

• Joint meeting with PC and CC to discuss major changes and Round 2 Engagement results.  

• Prepare full draft plan for community review. 
 

4. Conduct Round Two Engagement: Gather Key Directions (concurrent with Task 3) 
See community engagement write-up for more details. 



 
 

5. Conduct Round Three Engagement: Report Back and Finalize  
This task will take place after the preparation of the final draft plan in Task 3. See community 
engagement write-up for details. 

 

6. Prepare Plan and Seek Approval for Distribution 

• Revise plan document based on Round 3 community engagement 

• Meet with Staff to finalize draft prior to PC public hearing 

• Conduct PC public hearing 

• Make final revisions 

• Conduct CC meeting to approve distribution of draft plan 

 

7. Approval and Adoption Process 

• Distribute draft plan for adjacent and affected jurisdiction review and Met Council preliminary 
review 

• Review adjacent jurisdiction and Met Council review comments and make revisions as 
needed 

• Present revised plan to CC for authorization to submit for Met Council review 

• Submit revised plan for Met Council review 

• Review and revise plan based on Met Council comments 

• Support PC with their presentation to CC to put the plan into effect 

• Submit final plan and files to Met Council 
  



Community Engagement  
 
The Planning Commission has provided direction on the level of community engagement that it is 
interested in for the 2050 Comprehensive Plan Project. HKGi sent the Planning Commission a general 
outline of that tasks that are often included for low-level, medium-level, and high-level engagement. At 
their April meeting, the Planning Commission came to a consensus that this project should include low-
level engagement opportunities. These tasks are shown in the table below and will be refined as part of 
the community engagement plan in Task 1. City-led tasks are listed in black text, while HKGi-led tasks are 
listed in red text.  
 
 

Low-Level Engagement 

Round 1 Engagement: Introduce and Listen  

Social media posts, press releases, newsletters 

Survey (online) 

Prepare content for City website 

Prepare materials for pop-up events 

 

Round 2 Engagement: Gather Key Directions  

Update content for City’s website 

Attend 2 stakeholder meetings 

Prepare materials for additional, City-led stakeholder calls or meetings 

 

Round 3 Engagement: Report Back and Finalize 

Social media posts, press releases, newsletters 

Update content for City’s website 

Post full draft online for review 

Public hearing 

 

Key: 
City-led tasks with HKGi available for assistance  
HKGi-led tasks 

 
 
  



Fee Estimates 
 
The proposed fee estimates have been prepared based the direction from the Planning Commission at 
the April Planning Commission meeting and on HKGi’s understanding of the City’s desires in updating its 
Comprehensive Plan.  
 
**Note that these estimates do not include the engineering work that must be incorporated into the 
Comprehensive Plan (water plans, TAZs, sewer forecasting, etc.). 
 

 Estimated Cost 

Targeted Update w/Low Engagement $77,000 - $83,000 

Targeted plan update $69,000 - $72,000 

Low-level engagement $8,000 - $11,000 

  

Not-to-exceed cost $83,000 

 
 
 
 



Tentative Schedule - Marine 2050 Comp Plan Update
June July Aug Sept Oct Nov Dec Jan Feb Mar Apr May June July Aug Sept

Task 1 Project Kickoff J
Task 2 CE Round 1: Introduce and Listen
Task 3 Shape and Update Plan P P P J
Task 4 CE Round 2: Gather Key Directions X X
Task 5 CE Round 3: Report Back and Finalize
Task 6 Prepare Plan and Seek Approval for Distribution P C
Task 7 Approval and Adoption Process

J = Joint Meeting
P = PC Meeting
C = CC Meeting
X = stakeholder meeting (dates may shift)

2026 2027

 - 6 month review pro



2028
Oct Nov Dec Jan Feb Mar Apr May Jun

C Cocess -  - MC review process - 
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Planning Commission Planning Report 
To: City of Marine on St. Croix Planning Commission 
From: Beth Richmond, Consulting Planner 
Date: May 21, 2026 
Subject: Zoning Code Housekeeping Amendments 
Meeting Date: May 26, 2026 

 

Overview 
Over the last several months, the Planning Commission has worked to compile a list of 
housekeeping edits to the Zoning Code. In April, the Planning Commission discussed the latest 
draft of the housekeeping edits, and provided direction relative to hoop houses and cannabis. 
Staff has completed additional research and analysis for these topics and provides the following 
information for the Commission’s consideration and discussion. 

Hoop Houses 
In April, the Planning Commission discussed a desire to specify standards for hoop houses. Staff’s 
recommendation would be to incorporate standards for hoop houses as part of the standards for 
accessory structures in Section 502.2. Accessory structures are permitted with standards in all 
zoning districts today. 
Suggested definition of hoop house: A temporary or permanent structure typically made of, but not 
limited to, piping or other material covered with translucent material for the purposes of growing 
food or ornamental crops. A hoop house is considered more temporary than a greenhouse. 
Suggested hoop house language with Section 502.2 Accessory Structure:  
5. Hoop houses or other similar structures used solely to extend the growing season for food or 
ornamental crops shall be allowed as an accessory use subject to the following:  

A. Hoop houses are allowed in the SFR and SC-RR districts. 
B. Hoop houses shall meet all size, height, and setback requirements for accessory 

structures established within this section.  
C. Temporary elements of the hoop house, such as plastic sheeting or coverings shall be 

removed when the hoop house is not in use.  
D. Hoop houses shall be properly maintained and kept in a safe condition. Structures or 

elements of structures which are rotted, unsafe, or deteriorated, as determined by the 
Zoning Administrator, shall be removed, repaired, or replaced by the property owner. 

 

STATE REQUIREMENTS 

Cannabis uses are regulated both by the State and the City. In addition to any restrictions placed 
on these uses by the City, cannabis uses are limited by the state based on the type of license that 
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is obtained in MN Statute Chapter 342. For example, the state limits licensed cultivators to 30,000 
square feet of plant canopy for indoor operations, and 2 acres for outdoor cultivation. 
The state has also created rules for each type of use that includes additional requirements.  

• Rules on manufacturing: MN Rules 9810.2102 
• Rules on cultivation: MN Rules 9810.2000 
• Rules on transportation: MN Rules 9810.2300 

When crafting standards for cannabis uses, the City should review the existing State requirements 
to limit any overlap of standards and to ensure that the standards do not conflict with one another.  

Cannabis 
In April, the Planning Commission provided feedback for additional locations and standards for 
cannabis/LPHE manufacturing, indoor cannabis cultivation, and cannabis transportation and 
delivery. Commissioners confirmed that these uses should be allowed in the Single Family Rural 
district with standards in addition to the Limited Industrial District. Planning Commission should 
confirm that these uses are intended to be interim uses in the SFR district as shown in the table 
below:  

Use SFR LI SC-RR SC-VC 
Cannabis retail business  PS  I 
Lower potency hemp edible retail business  PS  I 
Cannabis manufacturing I P   
Lower potency hemp edible manufacturing I P   
Cannabis cultivation, indoor I I   
Cannabis cultivation, outdoor I  I  
Cannabis transportation and delivery I P   

 
Cannabis Standards for Planning Commission Consideration 

Cannabis cultivation uses have established standards in the zoning code today. The red, 
underlined standards have been added to reflect the Commission’s discussion in April. 
Commissioners should discuss these standards and provide direction to Staff. In addition, 
Commissioners should determine whether some or all of these standards should apply to the 
cannabis/LPHE manufacturing and cannabis transportation and delivery uses.   

§ 501.4. Cannabis Cultivation  
1. General standards:  

i. All cultivation operations shall ensure all associated odors cannot be 
detected by a person with a normal sense of smell at the property line. 
Enhanced ventilation systems designed to prevent detection of cannabis or 
hemp odor from any adjoining use, parcel, public or private street and/or 
right-of-way, park, or building unit, shall be installed and maintained.   

ii. All lighting shall be shielded and angled in such a way as to prevent light 
from spilling outside of the boundaries of the parcel(s) or premises or 
directly focusing on any surrounding uses.  

https://www.revisor.mn.gov/statutes/cite/342
https://www.revisor.mn.gov/rules/9810.2102/
https://www.revisor.mn.gov/rules/9810.2000/
https://www.revisor.mn.gov/rules/9810.2300/
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i. Lighting from inside a structure shall not be visible from off-site.  
ii. Footcandle readings shall be 0.0 at any property line from cannabis 

business related lighting. 
iii. Noise produced by a cannabis cultivation business shall not be audible at 

the property line, except for normal car and pedestrian activity.   
iv. Security measures to both deter and prevent unauthorized entrance into 

areas containing cannabis or cannabis products shall be implemented and 
maintained as shown on a City-approved security plan.  

v. All fertilizers, chemicals, gases, and hazardous materials shall be handled 
and disposed of in compliance with all applicable local, state and federal 
regulations. No fertilizers, chemicals, gases or hazardous materials shall be 
allowed to enter an on-site septic system, sanitary sewer, or storm sewer 
system, nor be released into atmosphere where the facility is located.  

vi. All cannabis cultivation operations shall adhere to the size limitations 
specified in Minnesota Statutes Chapter 342.  

2. In addition to the above standards, indoor cannabis cultivation uses shall meet the 
following standards: 

i. Location (Staff will walk through potential options for these standards at the 
meeting based on the attached maps) 
i. Indoor cannabis cultivation is permitted as an interim use within the 

bounds of following area of the SFR District: Lying south of Nason Hill 
Rd N, lying west of Saint Croix Trl N, and lying north of the southern city 
boundary.  

ii. Any property where indoor cannabis cultivation is located shall have 
access to an improved OR arterial or collector street.  

iii. The minimum lot size for indoor cannabis cultivation is XXX acres.  
iv. Indoor cannabis cultivation shall be set back XXX feet from all property 

lines. 
ii. The operator of a cultivation business shall reside on the site. 
iii. All activities must occur in an enclosed, opaque space with no visibility from 

public right-of-way. Not in greenhouses, hoop houses, tents, or similar 
structures. 

iv. All buildings and equipment associated with the cultivation use shall be 
screened from neighboring properties in the manner required by Section 
605.1. 

v. Water usage. Indoor cultivation of commercial cannabis may only be 
permitted if sufficient evidence submitted to the City demonstrates: 
i. There is adequate water supply in the watershed and water rights to 

serve the cultivation site; and 
ii. The premises where the cultivation of cannabis takes place shall either 

be connected to a public water supply or have a city-inspected and 
approved private water source. Cultivation of cannabis shall not utilize 
water that has been or is illegally diverted from any spring, wetland, 
stream, creek, river, lake, underground well, or body of water. 
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