STILLWATER, TOWNSHIP

13636 90th St. N., Stillwater, MN 55082

STILLWATER TOWNSHIP PLANNING COMMISSION
MEETING AGENDA
July 1, 2026 AT 7:00 PM

Welcome to our Planning Commission meeting! We are pleased to have citizens here to observe or
participate. We ask that you take a moment to review our meeting procedures that are available for
reference.

Chairperson: Commissioner Kate Niemann

PUBLIC HEARING

The Town Board will hold a public hearing to consider the following:
e An application request for a Zoning Ordinance Text Amendment to allow “Immersive
Wellness Therapy” as a use in the A-4 Zoning District.
e An application request from Joel Martin and Mary Ranalla for a Variance at 9643 Norell
Avenue North (PID 17.030.20.13.0001) to locate an accessory structure closer to the
right-of-way than the principal structure.

REGULAR MEETING
Agenda: Amend and/or approve the agenda
Minutes: Approve the June 4, 2026 Planning Commission Meeting Minutes
Open Forum: The public is welcome to address the Commission. Please limit

comments to three minutes or less.

Planner: 1. Discussion — re: Immersive Wellness Therapy - Zoning Ordinance
Text Amendment.
2. Discussion — re: 9643 Norell Ave N — variance application

Liaison Report: Town Board Supervisor Report - Chair Alan Robbins-Fenger
New: 1. Oaths — 2 Commissioners remain.
Adjournment:

06/22/2026 Barbara Riehle



STILLWATER TOWNSHIP PLANNING COMMISSION MINUTES
June 4, 2026
Stillwater Township Town Hall (13636 90th St) — 7:00 PM

Commissioner’s Present

Carrie Rolstad, Chairperson
Katie Driver

Frank Countryman

Peter Howard

Dan Loveridge

Kate Niemann

Steve Valley

Commissioners Absent

Jack Soukup
Robyn Stoller

Staff Present

CJ Sycks, Planner (TKDA)

Barbara Riehle, Clerk

Danielle Herrick, Deputy Clerk

Mike McMahon, Town Board Supervisor

Public Hearing

Chairperson Rolstad opened the public hearing at 7:00 p.m. to consider the application
request from Todd Stivland on behalf of 3CT, LLC for a Conditional Use Permit (CUP) for
school use at 11626 Otchipwe Avenue North (PID 04.030.20.23.0001).

Motion Dan Loveridge to open the public hearing. Seconded by Member Driver. Upon a voice
vote, all voting aye, Chairperson Rolstad declared the motion carried unanimously.

Planner Presentation

Planner Sycks provided background on the application. The property is an 80.5-acre
agricultural parcel owned by Todd Stivland, featuring a 1969 home, two refurbished barns,
approximately 35 acres of restored native prairie, oak groves, and two ponds. The property
is currently unoccupied by the owner, who resides in Montana. The applicant seeks a CUP
to allow school use by two entities: Marine Mills Folk School, which would use the house
primarily as office space and the outdoor areas for adult arts and nature classes; and Marine
Village School, a charter elementary school (K-5) that would use the land for outdoor
environmental education under the supervision of a science teacher.
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Planner Sycks explained that school use is a conditional use in the Agricultural district,
regulated under Chapter 1, Section 7 of the Township Zoning Ordinance, and requires a
Planning Commission public hearing and recommendation to the Town Board for final
approval. Applicable criteria under Section 7.3 appeared to be met. Washington County
reviewed the application and commented that parent drop-offs should be avoided due to
traffic safety concerns on County State Aid Highway 11 (Otchipwe Avenue); a single,
coordinated bus drop-off was requested. The ordinance requires that all parking areas be
improved with a durable, dustless surface. The applicant indicated plans to replace the
septic system and noted no additional buildings, lighting, or sighage are proposed.

Planner Sycks noted that information gathered after the initial staff report was submitted
had addressed several questions. For school use by Marine Village School, transport would
be by full-size school bus under the supervision of a teacher; the director of the school
would control all programs. For the folk school, classes would primarily be held on
weekends (Saturdays) and occasionally during the week; class sizes range from 4 to 15
students, with an average of 7; approximately 3 to 5 classes per month were anticipated at
this location. The Commission was presented three options: recommend approval as
requested; recommend approval with additional conditions; or table the request for
additional information.

Public Comment

The public hearing was open for comment. The following individuals spoke or submitted
written comments:

Jennifer Schneider (14727 118th St. N.): She commented was not necessarily opposed to
the proposal but expressed concern that the application lacked sufficient detail to support
approval. She noted the absence of restrictions on the number of classes, hours of
operation, traffic, lighting, and noise. She emphasized that once a CUP is granted it runs with
the land and is difficult to modify, and that future ownership changes could result in uses
beyond the current applicants’ stated intentions. She asked the Commission to gather more
information, such as: hours of operation, number of students, bus trips, buildings,
playground, daycare and exploring a conservation easement, before voting and stated she
was opposed until that information was provided.

Don Bromen (11180 Otchipwe Ave.) He commented her owns approximately 310 acres
directly south of the subject property. He described his family’s long history of farming and
attempting to develop portions of the land, noting that prior efforts were blocked by
Township road and lot size requirements. He expressed concern about the cumulative
pattern of land use decisions in the area and felt an overall plan for the area was needed. He
also noted that neighboring properties, including his own, are actively used for hunting with
permits and asked that this be considered given the proposed proximity of children to those
areas.
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Marilyn Clements (13960 116th St. N.): She commented her property abuts the subject
parcel on the eastern border. She and neighboring landowners regularly hunt on their land
and asked whether a school use would result in a 500-foot restriction that could affect their
ability to do so. She echoed concerns about the open-ended nature of the CUP and urged
the Commission to proceed with caution.

Nicholas Kalt (9450 Neal Ave. N.): He commented as both a parent of a Marine Village School
student and a member of the school’s Forest Committee. He acknowledged the safety and
liability concerns raised by other speakers and expressed support for the proposal in
principle. He described outdoor education as a core part of the school’s charter and noted
that the school’s existing designated DNR school forest is under two acres, making
additional outdoor space educationally valuable. He stated his belief that the school is an
integral part of the broader community and that opportunities to teach children
environmental stewardship at a young age have lasting benefits.

Matt Miller (13630 116th St. N.): He commented the general spirit of the proposal seemed
reasonable, but shared the concerns of others about what uses a CUP might permit in the
future. He asked whether there were alternatives to a perpetual CUP and suggested the
Commission consider whether conditions could be tailored to limit scope without
permanently foreclosing the proposed use.

Jim Arnold (14535 118th St. N.): He commented why Marine Village School, located in
Marine on St. Croix, would need to travel to Stillwater Township for outdoor education when
other land might be available closer to the school.

Sue Mondloch (13955 116th St. N.): She commented on the property owner’s intentions,
explaining that the Stivlands approached the schools as a way to generate income to offset
rising costs while preserving the land from development. The owner’s family and community
ties remain in the area even though he and his wife now reside in Montana.

Tim Stivland (1029 Summit Ave.): He commented as the brother of the property owner and
on-site manager and spoke as a representative of the ownership. He stated that the primary
goal is to keep the land intact and in its natural state, and that the partnership with the two
schools is consistent with the owners’ values around conservation, arts, and education. He
clarified that the schools would lease three of the six buildings at the front of the property;
ownership and management of the land remain with the Stivlands. He indicated that hunting
would continue on other parts of the property and that there would be no student access
during hunting season. He acknowledged the concern raised about traffic safety near the
road and noted that a natural swampy area near the front of the property creates a barrier
between activity areas and Otchipwe Avenue.

Two written comments were submitted and read into the record:

Jon DeMars Victorsen (14710 118th St. N.): He commented support for the application,
stating he believed the use and the participation of Marine Mills Folk School and Marine
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Village School would be an asset to the community. He disagreed with the staff
recommendation that all parking areas must be improved with a durable, dustless surface,
noting the rural context of the proposal.

Dale Schauls (14425 119th St.): He commented that based on the information available, he
would prefer to see the Stivlands’ proposed plan over the alternative of selling the property
to adeveloperforresidential housing. He described the owner as a good steward of the land.

Motion by Member Valley to close the public hearing. Seconded by Member Niemann. Upon
a voice vote, all voting aye, Chairperson Rolstad declared the motion carried unanimously.

The public hearing was closed at 7:30 p.m.

Regular Meeting

Chairperson Rolstad opened the regular meeting.

Agenda Approval

Motion by Member Loveridge to approve the agenda as written. Seconded by Member
Howard. Upon a voice vote, all voting aye, Chairperson Rolstad declared the motion carried
unanimously.

Approval of Meeting Minutes

Approve April 16, 2026, Planning Commission Minutes

Motion by Member Loveridge to approve the minutes. Seconded by Member Niemann. Upon
a voice vote, all voting aye, Chairperson Rolstad declared the motion carried unanimously.

Open Forum

No members of the public came forward for open forum.

Planner Report

1. CUP Application — School Use at 11626 Otchipwe Avenue North (Stiviand / 3CT, LLC)
—Discussion

The Commission discussed the CUP application in depth following the public hearing.
Planner Sycks answered questions and provided additional information. Julie McGarvie,
Executive Director of Marine Mills Folk School, was present to answer questions. Tim
Stivland participated as the property owner’s representative.

The Commission discussed the following key topics:

Alternatives to a CUP: Chairperson Rolstad asked whether there were alternatives to a
standard CUP. Planner Sycks explained that the zoning ordinance requires a CUP for school
use in the Agricultural district and that an interim use permit (IlUP), which includes a time-
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limited approval and renewal requirement, would be a useful alternative but is not currently
available for this use type under the ordinance. Adding an IUP option would require an
ordinance amendment and could not be applied retroactively to this pending application.

Conditions: Planner Sycks confirmed that conditions could be attached to a CUP to address
the Commission’s concerns, including restrictions on hours of operation, maximum
number of students on-site at any one time, parking surface requirements, limitations on
access points, and buffers near property lines.

Folk School Operations: Julie McGarvie described the Marine Mills Folk School as a small
nonprofit in its seventh year. The school serves approximately 1,000 to 1,500 registered
students annually with class sizes ranging from 4 to 15, averaging 7. Classes are primarily
offered on Saturdays and some weekday mornings and typically conclude by 4:00 p.m. Staff
consists of three full-time and two part-time employees. If approved, the folk school would
use the house as office space, with staff carpooling on weekdays. Classes held at the farm
would focus on arts, crafts, foraging, and nature-based activities for adults (typically ages
40 to 65). Ms. McGarvie estimated a maximum of approximately 50 people on-site at one
time during a busy Saturday with multiple concurrent classes, and stated the school did not
intend to hold large events at this location.

Marine Village School Operations: Based on information provided by Tim Stivland and the
parent representative in attendance, Marine Village School currently enrolls approximately
100 to 110 students in grades K through 5, with a potential expansion to grade 6. The school
operates two full-size buses and would transport one classroom group at a time under the
supervision of a science teacher, with a maximum of approximately 25 students per trip. The
intent is one trip per week during the school year, during school hours and in good weather.

Parking and Site Capacity: The existing paved parking area accommodates approximately
40 vehicles. The Commission discussed a large unpaved overflow area on the property,
which the applicants indicated is not heeded for school use and is used only for occasional
private events hosted by the property owner. Members expressed concern that without
conditions clearly defining the scope of the CUP, a future owner could interpret the permit
to allow significantly more intensive use. Member Valley raised the concern that vehicle
counts must be correlated with septic system capacity, number of bathrooms, and site
infrastructure.

Access and Traffic Safety: Several commissioners expressed concern about bus access
onto Otchipwe Avenue, which is a county highway with a hilly profile and high traffic speeds
in the vicinity of the driveway. The Commission noted that Washington County’s review was
based on the application as submitted and may not have accounted for full-size school
buses entering and exiting the site. Planner Sycks indicated she would follow up with the
county regarding the bus turnaround, sight lines, and capacity assumptions.

Hunting and Child Safety: Member Countryman raised concerns about the potential for
children to encounter hunting activity on adjacent properties, particularly during deer
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season (approximately September 15 through December 31) and turkey season. Planner
Sycks noted that a 500-foot buffer from occupied buildings applies to hunting, but that this
buffer falls within the subject property and would not restrict hunting on neighboring
parcels. A condition could be added to the CUP restricting minors from accessing trail areas
or certain parts of the property during hunting season.

Property Tax Implications: Member Niemann raised a question about whether the lease of
property to a nonprofit school could affect the property’s taxable status. Tim Stivland
indicated no change in property tax status was anticipated under the current arrangement.
Planner Sycks noted this question is outside the scope of the Planning Commission’s review
but suggested it could be referred to the Township attorney for a determination prior to Town
Board action.

Boundary and Trail Restrictions: Member Valley asked that any CUP conditions include a
provision that all parking and access be limited to Otchipwe Avenue, and that trail use not
extend to property boundaries in a way that would allow informal off-site parking on adjacent
roads. Planner Sycks noted that a condition could be added restricting off-site parking and
limiting how close trails and improvements can come to property lines.

The Commission agreed that additional information was needed before a recommendation
could be made. Items identified for follow-up included: the maximum number of students
and total occupants on-site at any given time; a written clarification from Washington
County on bus access and sight-line safety; attorney review of the property tax question; and
attendance by a representative of Marine Village School (preferably the principal) at the next
meeting. The Commission noted that the 60-day review period would need to be extended
with the applicant’s consent.

Motion by Member Countryman to table the CUP application pending receipt of additional
information and with the request that a representative of Marine Village School be present
at the next meeting. Seconded by Member Howard. Upon a voice vote, all voting aye,
Chairperson Rolstad declared the motion carried unanimously.

The item will return to the Planning Commission at the July meeting, after which a
recommendation will be forwarded to the Town Board for final action.

2. Comprehensive Plan Update

Planner Sycks provided an update on the 2050 Comprehensive Plan update process. The
Town Board has approved a not-to-exceed contract with TKDA for the project and has
requested that the Commission and any interested volunteers participate in drafting to
reduce costs wherever possible.

Planner Sycks outlined the next steps: developing a public engagement plan in June;
identifying a table or activity at the Annual Township Picnic in August to gather community
values; and beginning substantive work on the land use section in September. Member
Valley volunteered to staff the picnic engagement table. Additionally, Member Valley shared
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a written framework for structuring the update process, which proposed using the 2040
Comprehensive Plan as afoundation, assigning subsections to individual commissioners or
small working groups to prepare initial drafts, and focusing TKDA’s efforts on new required
elements and final compilation. Planner Sycks confirmed this approachis largely consistent
with the approved scope of work. Commissioners were encouraged to identify areas of
particular interest or expertise.

Planner Sycks noted she would be traveling during the first two weeks of August, including
the scheduled August Planning Commission meeting, and requested the Commission’s
concurrence to begin the land use drafting phase in September rather than August. The
Commission agreed.

Other Business

Commissioner Oaths of Office

Clerk department administered oaths of office to Commission members pursuant to a
recently updated Township Ordinance #202 requiring all appointed members to take an oath
before exercising their duties. Commissioners Peter Howard, Steve Valley, Katie Driver,
Carrie Rolstad, Dan Loveridge and Frank Countryman were sworn in. Absent Commissions
Robyn Stoller and Jack Soukup will be given oaths at a future meeting. Signed oaths to be
placed in each Commissioner’s official file.

Town Board Liaison Report
No formal liaison report was given. Supervisor McMahon was present but deferred to the
planner’s updates. No additional Town Board items were reported.

Adjournment

Motion by a member Countryman to adjourn the meeting. Seconded by Member Valley.
Upon a voice vote, all voting aye, Chairperson Rolstad declared the meeting adjourned at
9:27 p.m.

Next Meeting: July 2026 (date to be determined).

Submitted by: Clerk Barbara Riehle



5. TKDA

Memorandum
To: Stillwater Township Planning Project Reference: Zoning Ordinance Text Amendment
Commission Request — Immersive Wellness
Therapy
Copies To: Mary Freitag, Applicant
Barbara Riehle, Clerk TKDA Project No.: 23764.000
From: CJ Sycks, Planner Client No.:
Date: June 22, 2026
SUBJECT: Zoning Ordinance Text Amendment allowing Immersive Wellness Therapy as a permitted use

in the Agriculture A-4 zoning district
MEETING DATE: July 1, 2026

APPLICANTS/OWNERS: Mary Freitag, Applicant

REVIEW PERIOD: 60-day review period ends 8/8/2026
ITEMS REVIEWED: Application and materials received on 6/9/2026
OVERVIEW OF THE REQUEST

The applicant, Mary Freitag, owner of 10480 Perkins Avenue North, 3.1 acres in size, has requested a Zoning
Ordinance Text Amendment to allow Immersive Wellness Therapy as a permitted use in the Agriculture A-4
zoning district. The amendment includes:

1.  New definition for Immersive Wellness Therapy (Chapter One, Part 1, Section 2.1);

2. Addition of the permitted use (Chapter Two, Part 1, Section 2.2);

3. Update of the Table of Uses (Chapter Two, Part 1, Section 5); and

4. New Performance Standards section for the use (Chapter Two, Part 3, proposed Section 2.28).

The applicant has a valid certificate of compliance to allow a home occupation for therapy services to be
performed on their property. The certificate is in good standing and the applianct states that the use, “to [their]
knowledge, [is] without any complaints from neighbors as the immersive therapy services are discretely and
respectfully provided on the property.”

The applicant states the following as reason for their request: “Presently, the zoning ordinance does not allow
non-resident providers to offer these services. | have seen the need to allow non-residents to provide immersive
treatment services in order to effectively help clients within the community. Amending the zoning ordinance to
allow non-residents to provide these services will enable better quality of care to clients by a quiet and non-
intrusive use of property.”

Zoning Ordinance Text Amendments are regulated in Zoning Ordinance Chapter One, Section 13. An
amendment may be initiated by staff, the Board, or by petition of a property owner. The amendent must be
referred to the Planning Commission for a public hearing and a recommendation to the Town Board for final
action.

3311 East Old Shakopee Road, Suite 300, Bloomington, MN 55425 | tkda.com | 651.292.4400



Zoning Ordinance Text Amendment Request — Immersive Wellness Therapy
Stillwater Township Planning Commission Meeting 7/1/2026

June 22, 2026

Page 2

EVALUATION OF THE REQUEST

1. Definition (Chapter One, Part 1, Section 2.1)
The applicant proposed the following language to define the proposed use:

Immersive Wellness Therapy: Services provided by a person licensed as a Clinical Psychologist, or an entity
controlled by a Clinical Psychologist capable of supervising practitioners licensed to perform clinical
assessments, and therapy for individuals, couples and families by connecting natural environments and the
human mind, body, and spirit with such activities to include, but not be limited to mindfulness walks, breath-work,
yoga, nature immersion, and guided meditation.

Staff Evaluation: This proposed definition is sufficient. The requirement of being licensed is beneficial to ensure
that those that may engage in the use are protected. Listing examples of the use in its definition will help future
residents and staff understand the use.

2. Permitted Uses (Chapter Two, Part 1, Section 2.2)
There are seven (7) uses currently permitted in the AG district. All other uses either require a permit or are
prohibited:
(A) Agriculture
(B) Single Family Residential Detached
(C) Agricultural Business, Seasonal
(D) Daycare Facility, State-Licensed, located within a single-family detached residence, serving up to 12
adults or up to 14 children
(E) Horse Training Facility, Private (10 or fewer horses)
(F) Livestock and Livestock Operations (facilities meeting animal density standards and does not include
Feedlots)
(G) Residential Facility, State Licensed (serving 1 to 6 persons)

The applicant proposes the addition of an eight (8") permitted use: (H) Immersive Wellness Therapy

A permitted use is allowed “by right” and does not require a permit/license. Permitted uses may have performance
standards that must be met, such as setbacks, landscaping requirements, business operation limitations, etc. If
approved, the proposed use would no longer be considered a Home Occupation, which is currently permitted by
Certificate of Compliance (CoC).

Staff Evaluation: Permitted uses do not require a permit, a site evaluation, and conditions may not be attached to
them by the Board. Staff recommend considering the proposed use as either a conditional use or an interim use.
Requiring a permitting process would allow the board to evaluate the parking space available, the compatibility
with neighboring uses, the lot size and vegetative buffers, etc. If an interim use, consider permitting the use for up
to 5 years.

3. Table of Uses (Chapter Two, Part 1, Section 5)
The Table of Uses provides a clear and easy to navigate way for users of the Ordinance to identify if their desired
use is permitted, requires a permit, or is prohibited based on the zoning district. The applicant is proposing to
allow Immersive Wellness Therapy as a Permitted (P) use in the AG, SCR, and Mining Overlay districts.

Staff Evaluation: Staff recommends labeling the proposed use as Conditional (CUP) or Interim (IUP) in the AG
and SCR districts and Not Permitted (NP) in the Mining Overlay District.

5. TKDA
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4. Performance Standards (Chapter Two, Part 3, proposed Section 2.28).
The Performance Standards section of the Ordinance is broken into multiple sections. Section 2 includes the
Standards for Uses (such as accessory apartments, golf courses, home occupations, honeybees, etc.).

Each subsection regulates a different use including (1) an explanation of the permit type required, (2) the need to
follow all other agency requirements, and (3) the performance standards. The applicant is proposing the following
language to be included as Section 2.28.

(1) Required Permits. Immersive Wellness Therapy is a permitted use in the Agricultural District (AG), St.
Croix River District (SCR), and the Mining Overlay District.

(2) Immersive Wellness Therapy performed under the care of a licensed practitioner involves a variety of
activities and treatments as prescribed by the licensed practitioner in care of the client, which is to include
but not be limited to: mindfulness walks, breath-work, yoga, nature immersion, and guided meditations.
These therapeutic activities are intended to be performed upon property providing a peaceful and natural
environment such as is found on this property.

(3) Other Requirements. Immersive Wellness Therapy must comply with all rules and regulations of Federal,
State, County and local agencies.

(4) Other Requirements. The Immersive Wellness Therapy must comply with all applicable standards of
professional licensure and certification through the State of Minnesota and the applicable Boards.

(5) Performance Standards. Immersive Wellness Therapy must comply with all of the following standards:

a. The minimum lot size shall be three (3) acres;

b. No more than five (5) therapists shall be on-site at any given time;

c. Immersive Therapy Group Services of not more than eight (8) clients; and

d. Immersive Therapy Retreats of not more than 16 persons, and not more than six (6) times per
year.

Staff Evaluation: The applicant provided a comprehensive application and list of performances standards. Staff
recommends the following changes:
¢ Change (1) to an IUP and remove the Mining Overlay allowance. Immersive Wellness Therapy is
permitted with an Interim Use Permit in the Agricultural District (AG) and St. Croix River District (SCR).
The permit shall be issued for a period of five (5) years. The Interim Use Permit shall terminate at a date
specified in the permit, or with a change in ownership of the property where the Immersive Wellness
Therapy is located, whichever event occurs first.
¢ Remove (2). This is included in the definition and will be on the left hand side of the ordinance page.
¢ Insert a permit application section. (4) Permit applications for Immersive Wellness Therapy shall
include the following information:

o The name of the applicant and the property owner;

o The address, size and Property Identification Number (PID) of the proposed Immersive Wellness
Therapy;

o A description of the proposed use, including proposed hours of operation, anticipated number of
clients per week, and any anticipated events or gatherings outside of regular operations;

o A site plan showing the proposed development of the property for the proposed use, including the
property boundaries, the location of all existing structures, any existing or new structures that will
be used for the Immersive Wellness Therapy activities/practices, property lines, access drives
and parking areas, septic system and well, fences, existing screening from the adjacent
properties, and the building setbacks from the property boundaries, septic system, and well; and

o The name and credentials of the licensed practitioners permitted to work on the property.

¢ Remove performance standard d. Recommend including this information on the permit and determining
if the lot size and location are suited for large events. Details such as number of guests, parking spaces,
and frequency of events may be outlined in the permit.

5. TKDA
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ACTION

The Planning Commission has the following options:
1. Recommend approval of the request to the Town Board, with or without changes.
2. Recommend denial of the request to the Town Board, with findings for denial.
3. Table the request for further review/study.

RECOMMENDATION

Staff recommend the Planning Commission to recommend approval of the Zoning Ordinance Text Amendment
request with the changes recommended by staff as shown in the Proposed Zoning Ordinance document and
listed above in the evaluation sections of this report.

If the Commission desires to recommend the request be approved as proposed or as a conditional use, staff will
prepare the documents in accordance with the recommendation for the Board to review.

5. TKDA



Chapter One ** Administration

(104) Horse Show: An event where horses not boarded on the
subject property are shown to the general public and guests.

(105) Horse Training Facility, Commercial: An accessory building
in which horses not owned by the property owner are kept

for commercial use including boarding, breeding, hire, sale,
show, and training.

(106) Horse Training Facility, Private: An accessory building
incidental to the existing residential, principal use in which
horses owned by the property owner are kept for private use
and training.

(107) Individual Parcel: A parcel as a whole as charged on the tax
lists, or two or more contiguous parcels under common
ownership on the effective date of this Zoning Ordinance.

(108) Subsurface Sewage Treatment System (or SSTS): An
individual sewage treatment system or part thereof, as set
forth in Minnesota Statutes, that employs sewage tanks or
other treatment devices with final discharge into the soil
below the natural soil elevation or elevated final grade that
are designed to receive a sewage design flow of 5,000
gallons per day or less. SSTS includes the holding tanks and
privies, but does not include any pump tanks used in as
sewage collection system.

(109) Immersive Wellness Therapy: Those services provided by a perso [Formatted: Font: 10 pt

licensed as a Clinical Psychologist, or an entity controlled by a
Clinical Psychologist capable of supervising practitioners licensed
to perform clinical assessments, and therapy for individuals,
couples and families by connecting natural environments and the
human mind, body, and spirit with such activities to include, but
not be limited to mindfulness walks, breath-work, yoga, nature

immersion, and guided meditation, [Formatted: No underline

€09(110) Interim use: a temporary use of property until a
particular date, until the occurrence of a particular event, or
until zoning regulations no longer permit it.

1D Intermodal Shipping Container: “Intermodal

container,” “freight container,” or “shipping container” is a
temporary structure that is a transport and storage unit for
moving products and raw materials between locations and
countries. A typical container has doors fitted at one end,
and is constructed of corrugated weathering steel.

Hba12) Inoperative: Incapable of movement under its own
power.

H2(113) Kennel, Commercial: Any place where four (4)
or more of any type of domestic pets, over six (6) months of
age, are boarded, bred, trained or offered for sale.

Stillwater Township Zoning Ordinance
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Chapter Two - Zoning Regulations % Part 1 - Zoning Maps, Districts and Uses

There is one agricultural district in
the Township: AG. Maximum
density in this district:

AG =
4 dwelling units per 40 acres

Land in an agricultural district is
used primarily for agriculture and
single family residential uses.

Certain uses, other than
agriculture or single family
residential, may be allowed with a
Certificate of Compliance.

Certain uses, other than
agriculture or single family
residential, may be allowed with a
Conditional Use Permit. A public
hearing is required for all
Conditional Use Permits.

.2

SECTION 2. “A-4”, AGRICULTURAL
DISTRICT AND USES

Purpose and Scope.

)

Agricultural District: The “AG” district, as shown on the
zoning district maps, is established to preserve land for
agricultural uses and single-family residential uses,and to
preserve the rural character of the Township.

Land Uses in Agricultural Districts.

M

@

3)

Permitted Uses. The following are permitted uses in the
“AG” district:

(A) Agriculture

(B) Single Family Residential Detached

(C)  Agricultural Business, Seasonal

(D) Daycare Facility (Day Nursery), State-Licensed,
located within a single-family detached residence,
serving up to 12 adults or up to 14 children

(E) Horse Training Facility, Private (10 or fewer horses)

(F)  Livestock and Livestock Operations (facilities
meeting animal density standards and does not
include Feedlots)

(G) Residential Facility, State Licensed (serving 1 to 6

persons)

Uses with a Certificate of Compliance. The following uses
are permitted in the “AG” district after the issuance of a
Certificate of Compliance:

(A) Accessory Apartments

(B) Home Occupation

(C) Horse Training Facility, Commercial (10 or fewer
horses)

(D) Horse Training Facility, Private (over 10 horses)

(E) Kennel, Private

(F)  Plant Nursery

(G) Temporary Care Facility

(H) Temporary Dwelling Unit - Construction

(I)  Temporary Farm Dwelling

Uses with a Conditional Use Permit. The following uses are
permitted in the “A-4” districts after the issuance of a
Conditional Use Permit:

(A) Bed and Breakfast
(B) Cemeteries
(C) Essential Services - Government Uses, Buildings and

Stillwater Township Zoning Ordinance
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3.1

3.2

Storage

(D) Essential Services - Utility Substation

(E)  Golf Course

(F)  Horse Training Facility, Commercial (over 10 horses)

(G) Livestock and Livestock Operations (includes all
Feedlots and facilities exceeding animal density
standards)

(H) Open Space Development

(I)  Place of Worship

(J)  Recreation, Public

(K) Recreation, Passive and Active

(L)  Schools

(M) Wind Energy Conversion System

(N)  Wireless Communication Facility

(4)  Uses with an Interim Use Permit. The following uses are
permitted in the “A-4” District after the issuance of an
Interim Use Permit:

(A)  Kennel, Commercial
(B) Immersive Wellness Therap

) «

SECTION 3. “SCR” ST. CROIX RIVER

DISTRICT

Purpose and Scope.

The St. Croix River District was established by the Township and
Washington County to provide special regulatory protection for
those areas along the bluffland and shoreland of the St. Croix River.
This Ordinance regulates the land in order to conserve and protect
the natural scenic values and resources of the river valley.

Land is regulated according to the published Washington
County Development Code Chapter 5, Lower St. Croix River
Bluffland and Shoreland Management Regulations, and most
recent amendments. The provisions of Stillwater Township that
are stricter than the County are listed below. All land
development must comply with both the County and Township
Ordinances.

Land Uses in the St. Croix River (SCR) District.

(1)  Permitted Uses. The following are permitted uses in the St.
Croix River District:

(A) Agriculture

Stillwater Township Zoning Ordinance

[Formatted: Indent: Left: 3.78", No bullets or numbering ]




Chapter Two - Zoning Regulations % Part 1 - Zoning Maps, Districts and Uses

(B) Single Family Residential, Detached

(C)  Agricultural Business, Seasonal

(D) Daycare Facility (Day Nursery), State-Licensed,
located within a single-family detached residence,
serving up to 12 adults or up to 14 children

(E) Horse Training Facility, Private (10 or fewer horses)

(F)  Livestock and Livestock Operations (facilities
meeting animal density standards; does not include
Feedlots)

(G) Public Parks and Recreation Facilities

(H) Residential Facility, State-Licensed (serving 1 to 6
persons)

(2)  Uses with a Certificate of Compliance. The following uses
are permitted in the St. Croix River District after the issuance
of a Certificate of Compliance:

(A) Accessory Apartment

(B) Home Occupation

(C) Kennel, Private

(D) Temporary Care Facility

(E) Temporary Dwelling Unit - Construction
(F)  Temporary Farm Dwelling

(3)  Uses with a Conditional Use Permit.

(A) Bed and Breakfast

(B) Livestock Facilities exceeding density standards
(Does not include Feedlots).

(C) Recreation Uses

(D) Recreation Facility, Public

(E) Wind Energy Conversion System

(4)  Uses with an Interim Use Permit. The following uses are
permitted in the “SCR” District after the issuance of an
Interim Use Permit:

(A)  Kennel, Commercial
(B) Immersive Wellness Therapy
A < [Formatted: Indent: Left: 3.78", No bullets or numbering ]

3.3 Performance Standards

All other performance standards set forth by Washington County
Development Code, Chapter 5 or as subsequently amended must be
met and the following standards:

(1) Land alteration and development shall not encroach on rare
plant communities or endangered species identified in the

Stillwater Township Zoning Ordinance 7
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.1

.2

H.3

Minnesota Department of Natural Resources County
Biological Survey for Natural Communities and rare species.

(2)  The impacts of land alteration and development on the
existing wildlife and plant habitats shall be minimized
through site design, restoration and by maintaining
continuity with those habitats on adjacent sites.

(3) Land alteration and development shall minimize the impacts

on the hydrological regime and water quality of surface
water by using best management practices.

SECTION 4. AGGREGATE MINING
OVERLAY DISTRICT

Purpose and Scope

(1)  The Aggregate Mining Overlay District provides areas where
mineral deposits, primarily gravel, may be made available
for general use under the conditions and regulations of the
Township’s Mining Ordinance. The Aggregate Mining
Overlay District areas are designated on the Township’s
Zoning Map.

Permitted Uses

(1)  The following uses are permitted in the Aggregate Mining
Overlay District:

(A) Agriculture
(B) Essential Services

Accessory Uses

(1)  The following uses are permitted accessory uses in the
Aggregate Mining Overlay District, subject to the
requirements of Chapter 2 Part 3 of the Zoning Ordinance:
(A)  Accessory Structures

(B) Fences

(C) Signs

Stillwater Township Zoning Ordinance
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H.4 Uses with a Washington County Interim Use Permit

(1)  The following uses are permitted uses in the Aggregate
Mining Overlay District, after the issuance of an Interim Use
Permit in accordance with the Washington County
Development Code (as amended).

(A) Mining

H.5 Requirements

(1) Lot area, setbacks, other dimensional requirements, and
performance standards for Mining uses are contained in the
Washington County Development Code (as amended).

Stillwater Township Zoning Ordinance
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SECTION 5. TABLE OF USES

Zoning Districts and Uses AG SCR Mining
Overlay
Accessory Apartment (accessory to SF Residential) CC CC NP
Agricultural Business — Seasonal P P P
Agriculture P P P
Bed and Breakfast CUP CUP NP
Cemeteries CUP NP NP
Community Residence P P NP
Day-care Facility, State Licensed, within single-family P P NP
residential dwelling, up to 12 adults or 14 children
Essential Services — Government Uses, Buildings and CUP CUP P
Storage
Essential Services — Utility Substations CUP CUP CUP
Golf Course CUP NP NP
Home Occupation (accessory to SF Residential) CcC CC CC
Horse Training Facility (Private, 10 or fewer) P P NP
Horse Training Facility (Private, over 10) CcC NP NP
Horse Training Facility (Commercial, 10 or fewer) CcC NP NP
Horse Training Facility (Commercial, over 10) CUP NP NP
Immersive Wellness Therapy IUP IUP NP
Kennel - Commercial 1UpP 1UP NP
Kennel — Private (accessory to SF Residential) CcC CC NP
Livestock (facilities that meet animal density standards) P P P
Livestock (Feedlots and facilities that do not meet CUP CUP NP
animal density standards)
Mining Operations NP NP *
Open Space Development CUP NP NP
Place of Worship CUP NP NP
Plant Nursery CC NP NP
Recreation Uses CUP CUP NP
Recreation Facility CUP CUP NP
Residential Single Family P P P
Schools CUP NP NP
Solar Energy Systems (as a residential or agricultural P/CUP P/CUP P/CUP
accessory use; roof-mounted, building-integrated,
passive, or ground-mounted up to 800 square feet
[footprint])
Street Sweepings and Street Sweepings Storage NP NP NP
Temporary Dwelling Unit - Care Facility CcC CC NP
Temporary Dwelling Unit - Construction CcC CC CC

10
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Temporary Farm Dwelling CC CC CC
Wind Energy Conversion Systems (WECS) CUP NP NP
Wireless Communication Facility CUP NP CUP

P = Permitted; CUP = Conditional Use Permit; IUP = Interim Use Permit; CC = Certificate of Compliance; NP = Not

Permitted

*Mining is regulated by Chapter 7 of the Washington County Development Code (as amended).

Stillwater Township Zoning Ordinance
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Immersive Wellness Therapy, Those

.28

Immersive Wellness Therapy

services provided by a person licensed
as a Clinical Psychologist, or an entity
controlled by a Clinical Psychologist
capable of supervising practitioners
licensed to perform clinical

assessments, and therapy for

(@8]

Required Permits. Immersive Wellness Therapy 1s permitted|

with an Interim Use Permit in the Agricultural District (AG)
and St. Croix River District (SCR). The permit shall be
issued for a period of five (5) years. The Interim Use Permit
shall terminate at a date specified in the permit, or with a
change in ownership of the property where the Immersive

individuals, couples and families by

connecting natural environments and
the human mind, body, and spirit with

such activities to include, but not be

limited to mindfulness walks, breath-
work, voga, nature immersion, and
guided meditation.

2)

Wellness Therapy-is-located, whichever event occurs first.—|—

Other Requirements. Immersive Wellness Therapy shall

3)

comply with all rules and regulations of Federal, State,
County, and local agencies.

Other Requirements. The Immersive Wellness Therapy mus

4

comply with all applicable standards of professional
licensure and certification through the State of Minnesota
and the applicable Boards.

Permit applications for Immersive Wellness Therapy shall

(5)

include the following information:

(A) The name of the applicant and the property owner;

(B)  The address, size and Property Identification Number|
(PID) of the proposed Immersive Wellness Therapy:

(C) A description of the proposed use, including proposed
hours of operation, anticipated number of clients per
week, and any anticipated events or gatherings

outside of regular operations;

(D) A site plan showing the proposed development of the|
property for the proposed use, including the property
boundaries, the location of all existing structures, any|
existing or new structures that will be used for the
Immersive Wellness Therapy activities/practices
property lines, access drives and parking areas, septic|
system and well, fences, existing screening from the
adjacent properties, and the building setbacks from
the property boundaries, septic system, and well; and

(E) The name and credentials of the licensed practitioner:
permitted to work on the property.

Performance Standards. Immersive Wellness Therapy must

comply with all of the following standards:

(A) The minimum lot size shall be three (3) acres:

Stillwater Township Zoning Ordinance
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(B)  No more than five (5) therapists shall be on-site at

any given time; and

(C)  Immersive Therapy Group Services of not more than

eight (8) clients.

82 Stillwater Township Zoning Ordinance
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Memorandum
To: Stillwater Township Planning Project Reference: 9643 Norell Ave N — Variance
Commission Request

Copies To: Joel Martin, Applicant
Mary Ranalla, Owner

Barbara Riehle, Clerk TKDA Project No.: 23764.000

From: CJ Sycks, Planner Client No.:

Date: June 22,2026

SUBJECT: Variance request at 9643 Norell Avenue North (PID 17.030.20.13.0001) to locate an
accessory structure closer to the right-of-way than the principal structure

MEETING DATE: July 1, 2026
APPLICANTS/OWNERS: Joel Martin, Applicant, on behalf of Mary Ranalla, Owner
LOCATION: 9643 Norell Avenue North (PID 17.030.20.13.0001)

ZONING CLASSIFICAITON:  Agricultural (AG)

REVIEW PERIOD: 60-day review period ends 8/8/2026
ITEMS REVIEWED: Application and materials from applicants received on 6/9/2026
OVERVIEW OF THE REQUEST

The applicant and contractor, Joel Martin, has applied for this request on behalf of the owner of 9643 Norell
Avenue North, Mary Ranalla. A variance is requested from Zoning Ordinance Chapter Two, Part 3, Section
1.2(2)(C), which states, “No detached accessory structure shall be located closer to the road right-of-way than the
principal building on a lot without obtaining a variance.” The accessory structure would be located approximately
275 feet from the front property line, according to the site plan submitted with the application on 6/9/2026.

The property is 20.1 acres in size with a horse barn and chicken coop located in the front yard. The home is
currently located approximately 380 feet from the front property line; however, the applicant intends to build a new
home on the property at approximately 946 feet from the front property line.

The applicant states that, “This request is based on unique physical characteristics of the land, environmental
considerations, and long-term planning for the property. The proposed location is near the existing home site
which is to be removed/demoed, and will utilize the current well, power service, and driveway without significant
environmental distruption”. The applicant’s narrative regarding the hardship/practical difficulty can be found in the
evaluation section of this report.

Variances from Zoning Ordinance standards are regulated in Zoning Ordinance Chapter One, Section 6
andrequire a public hearing. The Zoning Ordinance does not specify which body is to hold the hearing.
Historically, the Town Board has held the variance public hearing and reviewed the request without forwarding it
to the Planning Commission. In 2025, after a variance review, the Board inquired as to why the Planning
Commision was not reviewing variance requests. Beacuse the ordinance provides flexibility, either body can hold
the public hearing. This is the first variance request since that conversation.

3311 East Old Shakopee Road, Suite 300, Bloomington, MN 55425 | tkda.com | 651.292.4400
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Ordinance 201, Section 5(3) regarding the Powers and Duities of the Planing Commission: “It shall review
applications for variances, re-zoning, special use permits, subdivisions, conditional use permits, planned
unit developments, and such other related matters as may be referred to it and provide recommendations
of such items to the Town Board.”

PROPERTY INFORMATION

Parcel Description: 9643 Norell Avenue North is located in the central area of the Township, east of Norell
Avenue, about half a mile north of Otto Berg Park. The parcel is 20.1 acres in size. The property is largely
wooded with varying topography. There are currently three existing structures: A horse barn with access onto
Norell Ave, a chicken coop, and a home. The properties to the west are farmland, the property to the north is a
single family homestead, and the property to the south is currently vacant and adjacent to the home of the
property owner farther south.

Land Use: Agriculture, Single Family Residential

Norell Avenue North

Figure 1: Subjectrp, pér nyIS. Parel Iies are in oan.
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Figure 2: A site map, originally provided y the aplicant, recreated by staff. Iue epresnts existing structur, yellow “

Norell Avenue North

represents future home location, red represents proposed pole barn location.

EVALUATION OF THE REQUEST

Zoning Ordinance Chapter One, Section 6. Variances.
Section 6.1 outlines the criteria for granting variances. Below are the criteria in italics, followed by comments from
the applicant and staff review.

1.

The variance is consistent with the Comprehensive Plan and is in harmony with the general purpose and
intent of the Official Controls.

This criterion is met. The proposed use on the property greater than 20 acres is consistent with the
Comprehensive Plan goals and the Zoning Ordinance performance standards for accessory structures.

The property in question cannot be put to a reasonable use if used under conditions allowed by the
Official Controls.

The property is currently used reasonably and meets zoning requirements. It is common to allow multiple
accessory structures on property over 20 acres in size in the Township with provisions in the Zoning
Ordinance to allow such. The Commission should consider whether this proposed structure is considered
a reasonable use and is necessary for reasonable use of the land.

“A pole barn is a permitted accessory use in this zoning district. The variance request pertains only to
placement, not use.” — Applicant Narrative.

The plight of the landowner is due to circumstances unique to the property, not created by the landowner.
This criterion is met. The environmental conditions of the property make locating the structure behind the
proposed house location very difficult. The applicant states that preserving wetlands, trees, etc. is
consistent with Township and County goals. This application appears to align the property with Township
and County goals.

“The property contains two wetlands and several significant tree stands that | intend to preserve for
wildlife habitat. These natural features limit suitable building areas and make placement of the pole barn
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behind the future home site impractical. Constructing the pole barn in the rear portion of the property
would require additional disruption to vegetation, removing mature trees, and disrupting wildlife
movement and bedding areas which is inconsistent with the township and county environmental goals.” —
Applicant Narrative

4. The variance, if granted, will not alter the essential character of the locality.
This criterion is met. The proposed location would be screened from Norell Avenue by existing trees,
many of which appear to be mature evergreens. In addition, there is an existing horse barn located
approximately 131.5 feet from the front property line and the applicant requests a setback of
approximately 275 feet for the new structure.

“Accessory structures such as barns and pole buildings are commonly located near the road or near
original home sites in rural areas of Stillwater Township. The propsoed placement is consistent with the
traditional rural development pattern .Building will have neutral colors to blend in with the environment.” —
Applicant Narrative.

5. Economic conditions alone shall not constitute a hardship if reasonable use for the property exists under
the terms of the Zoning Ordinance.
This criterion is met. Economic conditions alone do not appear to be motivating the request.

6. The Board may consider the inability to use solar energy systems as a “hardship” in granting of the
variance.
N/a

Zoning Ordiance Chapter Two, Part 3, Section 1.2. Accessory Structures/Attached Garages.
The Zoning Ordinance provides performance standards for accessory structures. Below are relevant standards in
italics followed by staff review.

Section 1.2(2)(B)1. The setbacks required in the zoning district must be met.
The front yard setback required in the zoning district is 40 feet. The proposed structure location meets this
setback.

Section 1.2(2)(B)3. Screening and Landscaping: Provide landscaping and trees to screen the building or buildings
from the road and neighboring properties, per the Township Screening Policy.

The proposed location would be screened from Norell Avenue by existing trees, many of which appear to be
mature evergreens. There are also trees along the southern lot line that appear to screen the proposed building
from the southern property.

Section 1.2(2)(B)4. Environmental Impact: Plan the structure or structures on the site to preserve plant
communities, woods, prairie, animal habitat or other natural resources which are not protected by existing
requirements (i.e., protected wetlands and waters).

The applicant is requesting this variance with the intention of preserving the natural resources on the lot.

Section 1.2(2)(C). No detached accessory structure shall be located closer to the road right-of-way than the
principal building on a lot without obtaining a Variance...
The variance request is from this section of the Ordinance.

Section 1.2(4)(B)1. The permitted size and number of accessory buildings are as follows: [on lots 20 acres or
greater, unlimited square footage and number of structures, maximum height of 35 feet for structures in front
yards.]

The proposed structure meets these requirements. The applicant is required to meet the 35-foot height maximum
when applying for a building permit.

5. TKDA
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Staff & Agency Comments
The project plans were forwarded to staff and other agencies for comments.
e Washington County
o Washington County was sent the application due to the property’s location on County Road 55.
No comments have been received at this time.

ACTION

The Planning Commission has the following options:
1. Recommend approval of the request to the Town Board, with or without conditions of approval.
2. Recommend denial of the request to the Town Board, with findings for denial.
3. Table the request for further review/study.

RECOMMENDATION

Staff recommend the Planning Commission to recommend approval of the variance request from Zoning
Ordinance Chapter Two, Part 3, Section 1.2(2)(C), at 9643 Norell Avenue, with the following conditions:
1. The structure shall be constructed no closer to the right of way than 275 feet, as shown in the materials
submitted with this request.
2. The structure shall be no taller than 35 feet, in accordance with Zoning Ordinance Section 1.2(4)(B)1.
3. The Applicant shall adhere to all other applicable local, county, state, or federal requirements.
4. The Applicant shall pay all fees and escrows associated with this application.

5. TKDA
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