
 

CITY OF AFTON 1 
APPROVED PLANNING COMMISSION MINUTES  2 

May 5, 2025 3 

 4 
The meeting was held in-person, with participation via Zoom also available. 5 

 6 
1. CALL TO ORDER – Chair Kopitzke called the meeting to order at 7:00 pm.      7 

  8 
2. PLEDGE OF ALLEGIANCE  9 
 10 
3.  ROLL CALL – Present: Kris Kopitzke, Justin Sykora, Christian Dawson, Doug Parker, Jacob Edwards, 11 

James Langon, Alison Miller.  A quorum was present.  Absent was Sally Doherty, Kuchen Hale (both 12 
excused).    13 

ALSO IN ATTENDANCE – Council member Stan Ross   14 
 15 

4.  APPROVAL OF AGENDA –  16 
Motion/Second Edwards/Parker to approve the agenda for the May 5, 2025 Planning Commission 17 
meeting. Passed 7-0. 18 
 19 

5.  APPROVAL OF MINUTES –  20 
Motion/Second Parker/Dawson to approve the minutes of the April 7, 2025 Planning Commission 21 
meeting. Passed 7-0. 22 
 23 

6.  REPORTS AND PRESENTATIONS  24 
none 25 
 26 
Commissioner Langan stepped out of the meeting  27 
 28 

7.   PUBLIC HEARINGS   29 
A. Teresa Farley and Tracie Ross Minor Subdivision Application to create two parcels at 08.028.20.13.0008 30 
Chair Kopitzke opened the public hearing at 7:04 PM. 31 
Claire Stickler, City Planner, provided a summary of the application, which is for a minor subdivision at PID 32 
08.028.20.13.0008, located along 15th St S. This proposal would split one lot into two lots measuring 30.13 33 
acres (Parcel A) and 5 acres (Parcel B). Access to all lots would be from existing roads and no new road 34 
infrastructure is needed.  35 
Teresa Farley, applicant, was online for questions. 36 
No public comments 37 
Motion/Second Sykora/Parker To close public hearing. Passed 6-0. 38 
Hearing closed at 7:07 PM. 39 
 40 
Commissioner Langan returned to the meeting 41 
 42 
Parker asked about the density per quarter/quarter section.  43 
Claire stated the house must be placed north of the line on the map to comply and allow a house to be built on 44 
the southern portion of the adjacent parcel to the west in the future.  45 
Motion/Second Sykora/Dawson to recommend approval of the minor subdivision application to create 46 
two parcels at 08.028.20.13.0008. Passed 7-0.  47 
 48 
B. Jake Solberg Minor Subdivision and Variance Application for a Lot Line Rearrangement at 3787 St. Croix 49 

Trail South and 4010 Penfield Avenue South 50 
Chair Kopitzke opened the public hearing at 7:12 PM. 51 
Claire Stickler, City Planner provided a summary of the applications. One is for a minor subdivision at PIDs 52 
22.028.20.44.0019 and 27.028.20.11.0001, located along St. Croix Trl S, just south of downtown Afton. This 53 
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proposal would redraw the property lines so that a large portion of 3787 St Croix Trl’s land is conveyed from 54 
3787 to the 4010 Penfield Ave parcel, as illustrated below. Access to all lots would be from existing roads 55 
and no new road infrastructure is needed; however, since the applicant is proposing both properties to be 56 
accessed from an existing shared driveway, this project also requires a variance from §153.033(A). The 57 
variance request is running concurrently with this minor subdivision request.  The variance is to allow use of 58 
the legal non-conforming driveway to access both lots.  59 

Jake Solberg, applicant, stated that this is for new lot lines, not additional lots. There is a small cabin at 4010 60 
Penfield that will be removed. He is rearranging the lot line to use the 4010 address to encompass the structure 61 
that he is occupying. 3787 has the house by the river which will be removed but intention is to rebuild there. 62 
Intent is to make a home close by for aging parents.  63 
Ian Johson, 4142 Penfield, neighboring lot. Stated he is supportive of the proposal as it’s in compliance and 64 
maintains acreage per dwelling unit. 65 
No other comments 66 
Motion/Second Sykora/Edwards to close public hearing.  Passed 7-0. 67 
Hearing closed at 7:17 PM 68 
Discussion on the variance 69 
Claire Stickler, City Planner, stated the driveway variance is to access parcel B. The ordinance requires direct 70 
physical access from a city street or a private easement access driveway to the lot over adjacent lots. Parcel B 71 
would be accessible from the existing private easement access driveway however it doesn’t satisfy the first 72 
requirement of the direct access from the frontage of the private road.  73 
Jake Solberg, applicant, stated the variance is required because the driveway to the river house is shared. 74 
Topography prohibits access from River Road.  75 
Chair Koptizke stated that the property isn’t big enough to have a shared driveway as that requires 20 acres.  76 
Discussion was held on the history. The previous owner went to the county and created one lot with two houses 77 
on it – non conforming. There have been two houses with a shared driveway for a long time. Proposal in terms 78 
of access is similar to how it was before 2007.  79 
Sykora stated that there already is an easement - does it allow for access to two dwelling units? Check the 80 
language to see if this violates the current easement.  81 
Claire stated that the language of the easement specifies access to three parcels, the language will need to be 82 
updated to the new legal descriptions.  83 
Parker asked about hardship as it does not seem very apparent since they have a lot with access and now they 84 
just want another lot.   85 
Langan they were aware when they bought the property. A variance isn’t necessary unless they subdivide it.  86 
Claire stated that it is clear in state law that variances do not set precedent. Every property is looked at on an 87 
individual basis. Both applications are bringing this property into further conformance minus the driveway 88 
requirements.  89 
Dawson stated that the vacant structure which is non-conforming to the riverway rules will be torn down and a 90 
new home that will fit the riverway rules and city codes will be built. It is a gain for the riverway.  91 
Administrator Moorse stated that one of the conditions that the parcel is not further subdividable.  92 
Parker stated he needs more clarity on the hardship that is needed to grant a variance.   93 
Administrator Moorse stated that the practical difficulty is that this is a small lot that has a very steep slope on 94 
it with an existing house. The steep slope doesn’t allow for access from Penfield.    95 
Motion/Second Kopitzke/Sykora to recommend approval of the driveway access variance application 96 
with staff findings and conditions along with additional findings: 1. Prior to 2007 the access served two 97 
dwelling units over an easement; 2. this will make things more conforming because we are moving a 98 
house back from the bluff line; 3. the lot with 4010 Penfield address when combined can’t provide access 99 
without crossing steep slopes and cannot access a buildable area from Penfield; 4. Conditional to the 100 
minor subdivision being approved.  Passed 5-2. (Langan, Parker nay)  101 

 102 
Discussion on the minor Subdivision   103 
Sykora stated he is supportive of the subdivision but would stipulate there cannot be further subdivision in the 104 
future because of all the steep slopes.  105 
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Addresses should remain St Croix Trail 106 
Parker stated that conditions should be placed to demolish the building in a certain timeframe.  107 
Sykora noted the existing non-inhabited house on parcel B is too close to bluff line. It will be demolished, 108 
agrees there should be a timeline for demo to be complete.  109 
Motion/Second Kopitzke/Sykora to recommend approval of the Solberg minor subdivision with staff 110 
findings and conditions with additional conditions: 6. No further subdivision is allowed on parcel A; 7. 111 
existing outbuildings on parcel B must be demolished within 12 months; add 12 month timeframe to 112 
condition #3 regarding demolition of existing structure at 4010 Penfield. Passed 5-2. (Langan, Parker 113 
nay)  114 

 115 
C.  Correction to City Zoning Map to Reflect Zoning of the Property at 15824 50th St S as Ag Preserve 116 
Chair Kopitzke operand the public hearing at 8:03PM.   117 
Administrator Moorse provided background information: The property at 15824 50th Street has been in the Ag 118 
Preserve program and has been zoned Ag Preserve since the early 1980’s.  In 2012, the owners of two properties 119 
adjacent to the 15824 parcel removed their properties from the Ag Preserve program and their properties were 120 
rezoned from Ag Preserve to Ag.  When the City’s zoning map was updated to reflect the rezoning of these two 121 
parcels, the map was mistakenly revised to also change the zoning of the 15824 50th Street parcel from Ag 122 
Preserve to Ag.  This mistake was recently discovered.  The remedy is to correct the zoning map to reflect the 123 
zoning of the 15824 50th Street parcel as Ag Preserve.   124 
Mr. Weber, assistant for owner/applicant Merrilee. Merrilee has lived at property for 23 years. She wants it to 125 
be in ag preserve.   126 
No other comments  127 
Motion/Second Parker/Sykora to close public hearing.  Passed 7-0 128 
Hearing closed at 8:08 PM 129 
Motion/Second Sykora/Parker to recommend approval of the correction to the City’s zoning map to 130 

reflect the zoning of the property at 15824 50th Street South as Ag Preserve.  Passed 7-0.  131 

 132 
8. NEW BUSINESS  133 

None 134 
 135 

9. OLD BUSINESS - 136 
A. Amendment to the Cannabis and Hemp Business Regulation Ordinance – Ordinance 01-2025 137 

Chair Kopitzke stated that the commission has received answers from the council on some questions 138 
regarding the intent to make the low potency hemp edibles only allowable at a cannabis retailer. The intent is 139 
that they are only sold at a cannabis selling place.  140 
Administrator Moorse stated the original language said hemp edibles could be sold at any retail establishment 141 
downtown. If sales are allowed only at cannabis retail establishment they have to comply with ID 142 
requirements and more.  143 
Sykora stated that cannabis could just be added to the alcohol ordinance rather than a special ordinance that 144 
may have to be changed in the future.   145 
Discussion on training requirements for ID checks.  146 
Administrator Moorse stated that the City attorney supports this language 147 
Chair Kopitzke stated his main objection is that this is less retail allowed for a legal substance.  148 
Sykora stated he is not supportive. This is a legal substance that could have fit in with existing legal substance 149 
ordinances. Why are hemp edibles different than drinks. 150 
Motion/Second Parker/Sykora to recommend denial of the ordinance amendment to the cannabis and 151 
hemp business regulation ordinance.  Passed 7-0.  152 

 153 
 154 
 155 
 156 
 157 
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B. Draft Amendment to the Lighting and Glare Ordinance   158 
Chair Kopitzke provided information from the city attorney which clarifies the use of the term “reasonable” 159 
and provides specific standards that are more clear and enforceable.  Lumens, footcandles and luxe are used 160 
for measurement of light level limits.   161 
Administrator Moorse stated that measurements were added to the draft ordinance. “Lumens” is the 162 
measurement of the level of light generated by a light bulb or light fixture.  Light bulbs generally have an 163 
indication of the number of lumens they generate.  “Footcandles” is a measure of the amount of light at a 164 
specific location.  Footcandles can be easily measured with a light meter.  The revised ordinance uses lumens 165 
as the basis for limiting the amount of light that can be generated by a light bulb in a specific application.  The 166 
ordinance uses footcandles as the basis of measuring the amount of light in a specific location, such as a 167 
property line.  The lumen and footcandle limits were established based on other ordinances and advice from 168 
an engineer with knowledge and experience in lighting design. The ordinance requires most outdoor lighting 169 
to be downcast and shielded.   170 
After further discussion the following recommendations were made: 171 

- Nighttime hours start at 10:00 PM for non-essential lighting.  172 
- Use 60 days or other length of time rather than calendar dates for non-essential (holiday) lighting. 173 
- Better define the language for exiting fixtures – “adapt” rather than “replace” options.  174 
- Note that the ordinance gives the city a way to enforce if needed based on nuisance complaints 175 

Kopitzke noted that the revisions are good, the organization could be improved.  Draft will go to Council then 176 
come back to Planning Commission for public hearing.  177 

 178 
C. Update on City Council Actions – Council Highlights from the April 15, 2025 Council meeting -  179 

Council member Ross provided a summary of the April 15, 2025 Council meeting.  180 
 181 

9. ADJOURN – 182 
Motion/Second Parker/Sykora to adjourn.  Passed 7-0.    183 
Meeting adjourned at 8:57 PM 184 

 185 
 186 
 187 
Respectfully submitted by: 188 
 189 
 JY  190 
Julie Yoho, City Clerk 191 

 192 
 193 

To be approved on  194 
 June 2, 2025 as (check one):    Presented:  X   or Amended:    195 
 196 
 197 


