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Memorandum
To: Stillwater Township Planning Project Reference: 11626 Otchipwe Avenue North — CUP
Commission for School Use
Copies To: Todd Stivland, Owner
Barbara Riehle, Clerk TKDA Project No.: 23764.000
From: CJ Sycks, Planner Client No.:

Date: May 21, 2026

SUBJECT: Conditional Use Permit request for School Use at 11626 Otchipwe Avenue North
MEETING DATE: June 4, 2026

APPLICANTS/OWNERS: Todd Stivland, 3CT, LLC

LOCATION: 11626 Otchipwe Avenue North (PID 04.030.20.23.0001)

ZONING CLASSIFICAITON: Agricultural (AG)

REVIEW PERIOD: 60-day review period ends 7/4/2026
ITEMS REVIEWED: Application and materials from applicants received on 5/4/2026
OVERVIEW OF THE REQUEST

The applicant, Todd Stivland/3CT, LLC, owns 11626 Otchipwe Avenue North. The property is 80.5 acres in size.
The property includes 35 acres of restored native praire, two refurbished barns, old growth oak groves, and two
ponds. There is a house on the proeprty, built in 1969, that is currently unoccupied.

The applicant is requesting a Conditional Use Permit (CUP) to allow School Use. The applicant states that they
‘have been in conversation with the Marine Mills Folk School and the Marine Village School.” They are seeking a
CUP to allow the school to use the house, barns, and outdoor areas for staff space, art classes, and outdoor
environmental programs.

The applicant states in their narrative, that the intent of the property for the owner is to protect the land from
development, preserve the natural and historic value of it, and enhance the quality of life in the valley. The
applicant shared via email that the “plan would be to have the children transported by the school under the
supervision of the science teacher. We are early in the planning process, but the thought is once a week during
school hours, under good weather conditions.”

School use is a conditional use in the Township’s AG District, regulated in Zoning Ordiannce Chapter Two, Part 3,
Section 2.21. A School is defined as “a facility that provides a curriculum of pre-school, elementary, secondary,
post-secondary and other instruction, including but not limited to child day care centers, kindergartens,
elementary, junior high, high school.”

CUPs are regulated by Zoning Ordiance Chapter One Section 7. A CUP request must include a public hearing,
review and recommendation by the Planning Commission, and review and final action by the Town Board. CUPs
may be granted if they meet the criteria listed in Section 7.3. The Town Board may impose any conditions to
protect publuc health, safety, and welfare of the community. A CUP expires after one (1) year if the use has not
been established. A CUP remains in effect so long as the conditions are met or until the use has ceased. A copy
of the CUP shall be filed with Washington County and provided to the applicant.
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PROPERTY INFORMATION

Parcel Description: 11626 Otchipwe Avenue North is located in the northern area of the Township, west of
Otchipwe Avenue and East of Norell Avenue. The parcel is 80.5 acres in size. The property includes 35 acres of
restored native praire, two refurbished barns, old growth oak groves, and two ponds. There is a house on the
property, built in 1969, that is currently unoccupied.

Land Use: Agriculture, Single Family Residential

Figure 1: Subject property, per County GIS. Parcel lines are in orange.
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Figure 2: A site map, originally provided by the applicant, recreated by staff.

EVALUATION OF THE REQUEST

Zoning Ordinance Chapter 1, Section 7. Conditional Uses.
Section 7.3 outlines the criteria for granting CUPs. Below are the criteria, followed by staff review and comments
from the applicant.

In determining whether the proposed use is in harmony with the general purpose and intent of this Zoning
Ordinance and the Comprehensive Plan, the Planning Commission shall consider:

A. The impact of the proposed use on the health, safety, and general welfare of the occupants of the
surrounding lands.
School use, at the intensity proposed, would not be expected to negatively impact public health, safety, or
welfare.

B. Existing and anticipated traffic conditions, including parking facilities on adjacent streets and lands.
The property is located on a county road, CSAH 11 / Otchipwe Avenue. Washington County has reviewed the
request and noted that the “County has run into issues with parent drop offs at numerous schools.” They request
that students be transported via school bus or similar method. The applicant stated via email that they agreed with
this sentiment and the “programs that involve the students from the elementary school will be tightly controlled
and run through both the director at the school and Andy former high school biology teacher with whom I'm
working closely with.”

The applicant has outlined proposed primary and overflow parking space on-site. Zoning Ordinance Chapter Two,
Part 3, Section 1.9 outlines the parking standards. Off-street parking areas shall be improved with a durable and
dustless surface. Uses, other than residential, must utilize asphalt, concrete, or a reasonable substitute surface as
approved by the Township Engineer. Surfacing must be completed prior to occupancy of the structure.
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C. The effect of the proposed use on utility and school capacities.
The applicants indicated an intent to replace the septic system if approved. The school capacities would be
expected to be unaffected or slightly increased.

D. The effect of the proposed use on property values and scenic views in the surrounding area.
There is no anticipated impact on the scenic views of the surrounding area. The applicants shared their intent to
preserve the rural land and historic barn structures. There is no anticipated impact on the property values of the
surrounding area. Screening is a requirement for school uses and can be required as a condition of approval if the
existing landscaping is insufficient.

E. The effect of the proposed use on the Comprehensive Plan.
The future land use designation in the 2040 Comprehensive Plan is agricultural. This request does not change the
zoning designation.

F. The ability of the proposed use to meet the standards of the Zoning Ordinance.
The proposed use meets the standards set forth in Zoning Ordinance Chapter Two, Part 3, Section 2.21.

G. The results of a market feasibility study, if requested by the Zoning Administrator, when the purpose for
which the conditional use is being requested relies on a business market for its success.
A market feasibility study was not requested.

H. The effects of the proposed use on groundwater, surface water, and air quality.
The property would remain largely natural, with no additional buildings proposed. No adverse effects on the
groundwater, surface water, and air quality are expected.

. That the proposed use is allowed with a conditional use permit in the designated zoning district in which it
is proposed.
The proposed use, School, is allowed with a conditional use permit in the designated zoning district, AG.

Zoning Ordiance Chapter Two, Part 3, Section 2.21. Schools.
The Zoning Ordinance provides three (3) performance standards for schools. Below are the standards followed by
staff review.

A. The minimum lot area required for schools is ten (10) acres.
This standard is met. The lot is 80.5 acres in size.

B. The maximum area covered by all buildings shall be 10,000 square feet.
This standard is met. The area currently covered by existing buildings is 6,900 square feet, according to the
applicant’'s submittal.

C. Landscaping shall be installed to buffer the use from adjacent residential land uses and to provide
screening. A landscape plan shall be submitted to the zoning administrator at the time of application for a
certificate of compliance.

The house and barns are screened from the roadway. No new buildings are proposed that would require
screening at this time.

Staff Comments
The project plans were forwarded to staff and other agencies for comments.
¢ Washington County
o Washington County has reviewed the request and noted that the “County has run into issues with
parent drop offs at numerous schools.” They request that students be transported via school bus
or similar method.

5. TKDA



11626 Otchipwe Avenue North — CUP for School Use
Stillwater Township Planning Commission Meeting 6/4/2026
May 21, 2026

Page 5

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 Conditional Use Permit for School Use
at 11626 Otchipwe Avenue North, with the following conditions:

1. All parking areas must be improved with a durable and dustless surface. The surface should be made of
asphalt, concrete, or a reasonable substitute as approved by the Township Engineer, in accordance with
Zoning Ordinance Chapter Two, Part 3, Section 1.9.

2. Schoolchildren must be transported to and from the property by school bus or other alternative school-
organized method of transportation whenever possible. If parent pick-up or drop-off is necessary, vehicle
queuing on Otchipwe / CSAH 11 will not be permitted at any time.

3. Signage must adhere to the performance standards in Zoning Ordinance Chapter Two, Part 3, Section
1.10.

4. The Applicant shall adhere to all other applicable local, county, state, or federal requirements.

5. The Applicant shall pay all fees and escrows associated with this application.
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