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CITY OF AFTON
APPROVED PLANNING COMMISSION MINUTES
November 3, 2025

The meeting was held in-person, participation via Zoom was not available.
CALL TO ORDER - Chair Kris Kopitzke called the meeting to order at 7:00 pm.

PLEDGE OF ALLEGIANCE
A. Oath of Office — Kate McGinn

ROLL CALL - Present: Justin Sykora, Kris Kopitzke, Alison Miller, Chris Bursack, Christian Dawson,
Doug Parker, Kuchen Hale, Kate McGinn. Absent was Sally Doherty (excused). A quorum was present.

ALSO IN ATTENDANCE - City Administrator Ron Moorse, Council member Randy Nelson

. APPROVAL OF AGENDA -

Motion/Second Hale/Sykora to approve the agenda for the November 3, 2025 Planning Commission
meeting with addition of item 2A “oath of office”. Passed 8-0.

. APPROVAL OF MINUTES —

Motion/Second_Sykora/Parker to approve the minutes of the October 6, 2025 Planning Commission
meeting. Passed 6-0-2. (Dawson, McGinn abstain)

. REPORTS AND PRESENTATIONS

None

. PUBLIC HEARINGS

A. Jake Solberg Variance Application at 3787 St. Croix Trail South and 4010 Penfield Avenue South, PID#s
22.028.20.44.0019 and 27.028.20.11.0001
Chair Kopitzke opened the public hearing at 7:05 pm.
Claire Stickler, City Planner, provided a summary of the application which is a variance request to create a
parcel that does not have the full 300 feet of frontage on an improved city street, as required by § 153.051(A)(1).
The applicant is concurrently seeking a minor subdivision/lot line adjustment for his properties at 3787 St.
Croix Trl S (PID: 22.028.20.44.0019) and 4010 Penfield Ave S (PID: 27.028.20.11.0001), which would reshape
the parcels into two compliant residential lots. Following the proposed lot line adjustment, Parcel B would
largely be landlocked other than ~67 feet of frontage along River Rd, where the driveway for direct public
safety access is located. This “peninsula” extending east off of Parcel B, connecting it to River Rd and the St
Croix River, existed prior this proposed subdivision and was not created by the property owner/applicant.
Alleged practical difficulty comes from the steep topography of the parcel and abnormal shape of the subject
property, which makes the acquisition of additional frontage infeasible to satisfy the 300-foot frontage

requirement.

Jake Solberg, applicant, provided additional historical information and was present for questions.

No public comments

Motion/Second Parker/Hale to close public hearing. Passed 8-0.

Hearing closed at 7:12 pm.

Jake Solberg stated that both the Fire Chief and the Police Sergeant determined that the driveway off River
Road would provide adequate physical access for emergency and public safety vehicles. Because the
driveway cannot extend to the top of the bluff due to steep slopes, the use of this access would require the
installation of a set of stairs from the current end of the driveway to the top of the bluff.

The Planning Commission had extensive discussion regarding the typography of the access point off river
road, and that the ability to provide adequate access from River Road would be very difficult, but felt that
they could not argue with the determinations from the Fire Chief and Sheriff. However, in addition to the
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direct access, the ordinance also allows residents to access their properties through private driveway access
easements. The commission felt that it would be best for the character of River Road to keep the River Road
access unimproved, and have the property owner rely on an access easement utilizing the old driveway that
already exists on the upper part of the property.

Motion/Second Sykora/Hale to recommend approval of the variance at 3787 St Croix Tr S and 4010
Penfield Ave S with two additional recommendations: 1) do not improve the access off River Road and
2) establish an easement on parcel A to access parcel B. Passed 6-2 (Parker, Bursack nay)

B. Jake Solberg Minor Subdivision Application at 3787 St. Croix Trail South and 4010 Penfield
Avenue South, PID#s 22.028.20.44.0019 and 27.028.20.11.0001
Chair Kopitzke opened the public hearing at 7:46 pm.
Claire Stickler, City Planner, provided a summary of the application which is for a minor subdivision located
along St. Croix Trl S, just south of downtown Afton. This proposal would redraw the property lines so that a
large portion of 3787 St Croix Trl’s land is conveyed from 3787 to the 4010 Penfield Ave parcel, as
illustrated in the diagram on the following page. Access to all lots would be from existing roads and no new
road infrastructure is needed; the resulting Parcel A would have frontage on Penfield Ave and Parcel B would
have frontage on River Rd. Note: This is a resubmittal of a similar request from May, 2025. Rather than
proposing to utilize an existing shared driveway as the properties’ sole access, this revised proposal includes
the utilization of an existing driveway access off River Rd. The configuration of the lots is identical to the
original application; however, a variance is necessary from the 300-foot frontage requirement along River
Road, as the River Road frontage is the only frontage on a public road for Parcel B and the River Road
frontage is proposed as the direct access for emergency and public safety vehicles.

No public comments

Motion/Second Sykora/Parker to close public hearing. Passed 8-0

Hearing closed at 7:47 pm

Claire Stickler, City Planner, stated that the applicant has supplied a letter from a septic designer identifying
suitable soils for new primary and secondary septic drainfield sites.

Sykora noted that the information on the septic sites was important new information.

After brief discussion the commission agreed that if the variance is approved the minor subdivision should be
approved as it meets all other requirements.

Motion/Second Hale/Sykora to recommend approval of the Minor Subdivision at 3787 St. Croix Tr S
and 4010 Penfield Ave S with additional recommendation of requiring an easement on parcel A to
access parcel B as in the variance. Passed 8-0

. NEW BUSINESS

A. Amend June 6, 2022 Planning Commission Meeting Minutes
Administrator Moorse stated that the minutes of the June 6, 2022 Planning Commission meeting are
incorrect, in that they mistakenly reflect an incorrect address for a recommendation regarding item 7.C. Julie
Kaemmer & Olivier Vrambout application for the approval of a Conditional Use Permit for a nature center at
2167 Oakgreen Avenue. The minutes mistakenly reflect the address of 1754 Neal Avenue, which was the
address of the application that was the next item on the agenda. The owner of the 1754 Neal Avenue property
has requested that the minutes be amended/corrected to reflect the correct 2167 Oakgreen Avenue address.
Motion/Second Kopitzke/Parker move to amend/correct the Planning Commission meeting minutes of
June 6, 2022 to replace “1754 Neal Avenue” with “2167 Oakgreen Avenue” in item 7.C. Passed 8-0.

B. 2026 Regular Meeting Schedule
Motion/Second Parker/Sykora to approve the 2026 Planning Commission meeting schedule. Passed
8-0.
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107

108

109 9. OLD BUSINESS -

110 A. Draft Ag Conservation Development Ordinance

111 Administrator Moorse provided an update on the ordinance process. He has obtained advice and assistance
112 from Dakota County property management staff regarding requirements to include in the agriculture

113 conservation easement regarding restoration of natural areas, and funding sources for that restoration.
114 Dakota County has been acquiring and managing agriculture conservation easements for over 30 years.
115 They purchased numerous ag conservation easements years ago with Federal funding that is no longer
116 available. Dakota County has not experienced any conversion of cropped portions of their ag conservation
117 easements to natural vegetation.

118

119 Hale asked if the Ag Preservation committee has contacted large properties owners to notify them about
120 this. Would like to get input from the people that this would impact. She also recommended looking at the
121 EAW requirement, as it could be very costly and not needed for everyone.

122 Dawson recommended having a scale or grade for the land and use. If the land has sensitive features to
123 protect, an EAW could be important.

124 Parker agreed there should be a list or qualifications on what meets the definition of agricultural use. If
125 buildings are allowed and utilities are installed, that has to be considered when the land is decommissioned.
126 Sykora felt that this makes the PLCD obsolete.

127 Kopitzke felt that it needs to be kept simpler than a PLCD. The goal is to create an environment to protect
128 more land relatively simply.

129 Miller asked about PLCD language and if it could also encompass an agricultural component.

130 Discussion was held on the development of the PLCD language and the scope.

131 The Planning Commission members look forward to input from the upcoming Ag Preservation committee
132 meeting.

133

134 B. Update on City Council Actions

135 Administrator Moorse provided a summary of the October 21, 2025 Council meeting.

136

137 10. ADJOURN —

138 Motion/Second Parker/Hale to adjourn. Passed 7-0.

139 Meeting adjourned at 9:02 pm.

140

141

142

143

144  Respectfully submitted by:

145

146 JY

147  Julie Yoho, City Clerk

148

149

150  To be approved on

151 December 1, 2025 as (check one):  Presented: X or Amended:

152

153



