STILLWATER TOWNSHIP PLANNING COMMISSION MINUTES
July 1, 2026
Stillwater Township Town Hall (13636 90th St) — 7:00 PM

Commissioner’s Present

Kate Niemann, Chairperson
Frank Countryman

Katie Driver

Dan Loveridge

Peter Howard

Carrie Rolstad

Jack Soukup

Steve Valley

Robyn Stoller

Staff Present

CJ Sycks, Planner (TKDA)

Barbara Riehle, Clerk

Danielle Herrick, Deputy Clerk

Alan Robbins-Fenger, Town Board Supervisor Liaison

Public Hearing

Chairperson Niemann opened the public hearing at 7:01 p.m. to consider two matters: (1)
an application from Mary Freitag for a Zoning Ordinance Text Amendment to allow
“Immersive Wellness Therapy” as a use in the A-4 (Agricultural) Zoning District; and (2) a
variance application from Joel Martin and Mary Ranalla for an accessory structure setback
at 9643 Norell Avenue North (PID 17.030.20.13.0001).

Motion by Member Countryman, seconded by Stoller, to open the public hearing. Motion
carried unanimously.

Immersive Wellness Therapy - Zoning Ordinance Text Amendment

Planner Sycks presented the application from Mary Freitag, owner of 10480 Perkins Avenue
North (3.1 acres), requesting a text amendment to allow “Immersive Wellness Therapy” as
a permitted use in the AG district. The applicant currently holds a Certificate of Compliance
forahome occupation limited to services performed by the resident owner. The amendment
would allow non-resident licensed practitioners to also work on site.

The request included a new use definition, addition to the Table of Uses (AG, St. Croix River,
and Mining Overlay districts), and new performance standards: 3-acre minimum lot size, up
to 5 therapists on site, up to 8 clients for group sessions, and retreats of up to 16 persons up
to 6 times per year.

Staff recommended against a permitted (by-right) use, instead recommending the use be
regulated through a Conditional Use Permit or Interim Use Permit, allowing case-by-case
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review of parking, septic capacity, and compatibility with neighboring properties, and
recommended excluding the Mining Overlay District.

No members of the public spoke on this item.

Motion by Member Driver, seconded by Member Loveridge, to close the public hearing.
Motion carried unanimously. Public hearing closed at 7:05 p.m.

Variance Application — 9643 Norell Avenue North

Chairperson Niemann announced this item was removed from the agenda. Staff advised
that after the agenda was published an ordinance was identified that rendered the variance
application unnecessary. No public hearing was held and no discussion occurred on this
item.

Regular Meeting

Chairperson Niemann opened the regular meeting at 7:10PM.

Agenda Approval

Agenda was amended to remove the variance topic from discussion.

Motion by Member Rolstad, seconded by Member Soukup, to approve the agenda as
amended. Motion carried unanimously.

Approval of Meeting Minutes
Approve June 4, 2026, Planning Commission Minutes

Motion by Member Countryman, seconded by Member Rolstad, to approve the minutes as
received. Motion carried unanimously.

Open Forum

No members of the public came forward for open forum.

Planner Report

Immersive Wellness Therapy - Commission Discussion and Recommendation

Planner Background

Planner Sycks presented the application from Mary Freitag, owner of 10480 Perkins Avenue
North (3.1 acres), requesting a Zoning Ordinance Text Amendment to allow "Immersive
Wellness Therapy" as a permitted use in the Agricultural (AG) District. The applicant
currently holds a valid Certificate of Compliance permitting a home occupation for therapy
services performed solely by the resident owner; that certificate remains in good standing
regardless of the outcome of this request. The applicant is seeking the amendment in order
to bring on additional licensed practitioners, which is not allowed under the current home
occupation definition.
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The requested amendment included four components: (1) a new ordinance definition of
Immersive Wellness Therapy as services provided by a person licensed as a clinical
psychologist, or an entity controlled by a clinical psychologist capable of supervising
licensed practitioners, including but not limited to activities such as mindfulness walks,
breathwork, yoga, nature immersion, and guided meditation; (2) addition of the use as an
eighth permitted use in the AG district (joining agriculture, single-family residential,
seasonal agricultural business, state-licensed daycare, private horse training, livestock
operations, and state-licensed residential facilities); (3) a corresponding update to the Table
of Uses allowing the use as Permitted (P) in the AG, St. Croix River (SCR), and Mining Overlay
districts; and (4) new performance standards (proposed Section 2.28): a 3-acre minimum
lot size, no more than 5 therapists on site at a time, no more than 8 clients for group
sessions, and retreats of up to 16 persons no more than 6 times per year.

Planner Sycks noted that, unlike the applicant's proposal, a permitted use is allowed by right
and cannot carry conditions attached by the Board. Staff recommended the Commission
not adopt the use as a straight permitted use, but instead regulate it through a Conditional
Use Permit or Interim Use Permit (suggested term of up to 5 years), which would allow the
Township to evaluate parking, septic capacity, lot size, and compatibility with neighboring
uses on a case-by-case basis at the time of application, and recommended the Mining
Overlay District be excluded from the use entirely.

Commission Discussion

The Commission discussed the application at length. Members noted that the Township's
home occupation ordinance is unique in requiring the use be conducted solely by the
resident owner, unlike other certificate-of-compliance uses such as horse training or
kennels. Members considered but did not favor amending the home occupation standards
to allow a limited number of staff, citing concern for unintended effects on other, unrelated
home occupations.

Substantive concerns raised included:

e Septic capacity - Acommercial-scale operation (up to 5 therapists and 8-16 clients)
could exceed the design capacity of the existing residential septic system, risking
failure and impacts to neighboring properties.

¢ Parking — Any use beyond a home occupation would require paved, durable parking,
and members questioned whether a 3-acre lot could reasonably support parking for
16-person retreats.

¢ Routine traffic —- Members noted daily trips from staff and clients would be above a
typical residence and would compound during peak morning and afternoon
commute periods, when neighborhood streets already see the most traffic.

o Retreat frequency - The proposed standard of up to 16-person retreats six times per
year significantly exceeds the Township's existing special events limit of three per
year, and members questioned whether retreats should instead be handled through
that process.
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« Residential vs. commercial use - Members emphasized the property is zoned for
single-family residential use, and expressed concern the proposal would functionally
convert it into commercial use.

e Precedent — Several members were concerned that approval could invite similar
requests from other home-based businesses.

e Consistency with the vision statement and Comprehensive Plan - Members
expressed a shared desire to preserve the Township's rural, low-traffic character,
and were concerned that allowing a home business with staff, even conditionally,
could undermine that vision. Member Valley suggested the Township explore a
dedicated commercial zoning area rather than allowing this use broadly in the
agricultural district.

The applicant and her representative, Roger Williams, responded to questions, stating no
physical expansion is planned, that the residence would remain the applicant's home, that
existing parking accommodates roughly 6-7 paved spaces plus driveway parking, and that
retreats would run approximately four hours, up to six times per year.

Member Valley moved to recommend denial of the Zoning Ordinance Text Amendment to
the Town Board, citing incompatibility with the Township's rural residential character and
unmitigated traffic and infrastructure impacts. Seconded by Member Driver.

Vote: Aye — Soukup, Valley, Driver, Niemann, Stoller, Loveridge. Nay — Countryman, Howard,
Rolstad. Motion carried 6-3.

The recommendation of denial will be forwarded to the Town Board for consideration at its
July 9, 2026 meeting.

Town Board Liaison Report

Supervisor Alan Robbins-Fenger reported status updates on the ATV/UTV ordinance update,
to be voted on at the July 9 Town Board meeting; the Mendel Road overlay project; and the
roundabout landscaping project. All topics are more thoroughly documented in the
respective Town Board minutes.

New Business

Oaths of Office: Commissioners Robyn Stoller and Jack Soukup were administered the oath
of office by Clerk Riehle, consistent with the updated ordinance governing Planning
Commission members adopted April 9, 2026.

Adjournment

Motion by Member Countryman, seconded by Member Howard, to adjourn. Motion carried
unanimously. Meeting adjourned at 8:25 p.m.

Next Meeting: July 15, 2026 at 7:00P.M.

Submitted by: Clerk Barbara Riehle



