
CITY OF MARINE ON ST. CROIX 

PLANNING COMMISSION 

REGULAR MEETING 

 

Tuesday, September 28, 2021 - 7:30pm 

121 Judd St. with Option to Attend Remotely 

 
 

1. Call to Order 

 

2. Jane Kennedy – 750 Judd – Preapplication for variance to build accessory building 

without primary structure 

 

3. Mary Uppgren & David Drysdale – 871 Judd – Preapplication for conditional use permit 

for a bathroom in a garage 

 

4. Robbi Strandemo & Sebastian Corby – 360 Robert St. – Set Public Hearing 

 

5. New and Old Business 

• Liaisons for council-appointed committees 

• Historic Preservation Planning – Councilmember Wendy Ward 

 

6. Approval of minutes:  

• August 31 

 

7. Adjourn 
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Report Date: 9/23/2021 

 

City of Marine Planning Commission 

 

Applicant: Robbi Strandemo & Sebastian Corby 

Address: 16060 St. Croix Trail N, Marine on St. Croix, MN 55047 

 

Variance Request 

Planning Case Application No. 092421-01 

Address: 360 Roberts Street, Marine on St. Croix, MN 55047 

 

Summary: 

The applicant has applied for variance to construct a single-family home at the address listed 

above.  The property did have single family home on it.  The home burned down several 

years ago.  On September 14, 2021, Planning Commission members Jennifer Henry and 

Tim Casey met with the applicants to review the proposal and existing conditions site 

conditions. 

The property lies within the Single-Family Urban District – Governed by Section 506 of the Zoning 

Ordinance. 

 

• Section 506.2 does allow for Single-family detached residences 

• Section 506.3 does allow for accessory use garages 

• Section 506.6(1)(b)(c) defines the lot standards which are 100 feet by 150 feet.  The 

property according to the survey does meet these requirements. 

 

1. Section 506.6(1)(a) of the zoning ordinance defines the minimum lot area to be 30,000 

square feet.  The existing lot size according to the Certificate of Survey received is 22,499 

square feet.  The applicant is asking for a variance to build a new home and garage on a lot 

size that does not meet the required 30,000 square foot minimum. 

Findings: 

 

1. Does the landowner propose to use the property in a reasonable manner not permitted by 

the zoning ordinance? 

a. The applicant is proposing to build a structure which is permitted within the 
zoning district. 

 

b. The building of a single-family residence on the property is reasonable. It 

is consistent with the zoning ordinance except for the lot area required. A 

single-family residence, at one time did exist on this property. 

 

2. Is the plight of the landowner due to circumstances unique to the property not created by 

the landowner? 

a. The lot is non-conforming only due to the required square footage identified 

in the zoning ordinance.  It appears as if the adjacent lot sizes are the same 

as this lot. 

b. The lot does meet the minimum dimensions for a lot in this zoning district. 

c. The lot did at one time have a single-family residence on it. 
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3. Will the variance, if granted, alter the essential character of the locality? 

a. The variance would not alter the essential character of the locality. A 

single-family residence is consistent with the zoning ordinance and the 

adjacent neighbors. 

 

b. The adjacent neighbors might be adversely impacted by the addition 

location and configuration only in the potential for increased traffic to 

and from the property. That being said, if the original house did not burn 

down there would be no change in traffic patterns. 

 

4. Will the variance, if granted, be in keeping with the spirit and intent of the City Zoning 

Ordinance? 

 a. The variance will NOT alter the essential character of the locality. 

 

5. Will the variance, if granted, be consistent with the Comprehensive Plan? 

a.  The request is consistent ·with the Comprehensive Plans Housing 

Elements Goals and Policies which promotes the development of 

residential property within the city. 

 

Recommendation: 

 

Planning Commission Volunteers recommend Approval for the variance request, as presented.
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APPROVAL MOTION: I move the Planning Commission recommends the City Council 

approve the application of Robbi Strandemo & Sebastian Corby for a variance of Marine on St. 

Croix Ordinance Section 506.6(1)(a) for the proposed construction of a single-family 

residence at 360 Roberts Street as presented, based on the following findings: 

a) The landowner proposes to use the property in a reasonable manner not 

permitted by the zoning ordinance per findings: 1a and 1b. 

b) The plight of the landowner is due to circumstances unique to the property not 

created by the landowner property per finding: 2a, 2b and 2c 

c) The variance, if granted, will not alter the essential character of the locality per 

findings: 3a and 3b. 

d) The requested variance, if granted, will be in keeping with the spirit and 

intent of the City Zoning per finding: 4a. 

e) The requested variance, if granted, will be consistent with the 

Comprehensive Plan per finding: 5a. 

 

 
 

Key Dates: 

Application Complete: 

Notice of Public Hearing Published: 

Planning Commission Hearing: City 

Council Consideration: 

60 Day Deadline: 

120 Day Deadline (if necessary): 

 

Sept. 24, 2021 

month day, year  

month day, year 

month day, year 

Nov. 23, 2021  



August 17 
Dear Council Members,  
 
I would like to state my opinion about the appointment of a Planning Commission member to 
the Trails, Open Spaces, and Natural Resources Committee. 
During the July Council meeting, it was discussed that the Commission needed to be involved in 
the land use facets of the Trails, Open Spaces, and Natural Resources Committee, which I 
completely agree with. I do not believe, however, that the correct path is to appoint a Planning 
Commission member as liaison with a City Council-appointed committee. More appropriately, a 
Council member would be the liaison with the Planning Commission and/or any potential 
Planning Commission subcommittee, such as with the Trails, Open Spaces, and Natural 
Resources Committee or something like it.   
For example, While the sub-committee for Short Term Rentals was doing its work, Council 
Member, Gwen Roden was an active Liaison between Council and the Sub-Committee.   
This model provided communication continuity and more opportunity for accountability on 
both ends. I feel it would provide the same for the Trails, Open Spaces, and Natural Resources 
Committee. 
Lastly and frankly, it is a significant addition to the responsibilities of a Planning Commission 
member to be required to attend Planning Commission meetings, Planning Commission sub-
committee meetings, and City Council-appointed committees such as this committee.  
This is not to say that I do not admire the ambition and intent of the Trails, Open Spaces, and 
Natural Resources Committee. However, I would like to see it move forward in the most 
efficient and transparent model possible.   
 
As always, thank you for your service to the city of Marine. 
 
Thanks so much, 
 
Best Regards, 
Jennifer Henry 
Marine on St. Croix, MN 55047 
 
 



 

  
Historic Preservation Planning – Councilmember Wendy Ward  

 
In September, Council member Ward allocated $2500.00 for Historic Preservation. Historic 
preservation, traditionally falling under the auspices of the Planning Commission, is recognized 
as a priority and value in our Comprehensive Plan. As an element pertaining to land use, can we 
begin to optimize our appreciation for these assets with planning and education?    
Council member Ward will talk about this, asking for comment regarding a possible HP citizens 
committee falling under the Planning Commission's oversight.  
 



TO: Members of the MOSC Planning Commission  
RE: Rob Barros property at 360 Robert Street 
 
We have a few questions regarding the width of Robert Street and the added traffic with a new home 
added.   
 
1) The width of Robert Street in front of our home (where it comes to a dead-end) is 11-feet.  Our truck 
is 7 feet wide (mirror to mirror).  Right now we do not have a problem driving down the road since only 
Lisa Brandt (the property owner just south of Rob’s empty lot), Tammy Newcomb (just south of Lisa) and 
Scott McDonald (just south of our property) use Robert Street.  We occasionally meet on the road and 
adjust by driving on someone’s lawn.  Adding a family of 6 will add to the traffic.   
 
2) If anyone has company and they park on Robert Street, it’s very hard to get around unless we drive on 
someone’s yard.   
 
3) I (Gayle) am on Marine Fire & Rescue and plan to continue for a few more years.  I will always need to 
have a clear shot down Robert Street in order to get to the Fire Hall in a timely manner.  AND…..if Jim or 
I were to need help (fire or medical) the fire and rescue trucks need to be able to get to us.   
 
4) Regarding all the trucks hauling lumber, cement, etc to build the new home….there is no turn-around 
at the end of Robert Street.  They would be too heavy to use our driveway.  How long would they be 
blocking us with their deliveries?  Our only access, in or out, is one way on Robert Street.   
 
Please feel free to come and see where we are located in relation to the potential new home.   
 
Regards, 
 
Gayle Knutson 
Jim Maher 
Robert Street 
Marine 
 



To: Members of the MOSC Panning Commission 
Re: Property at 360 Robert Street 
 
Hello, 
 
I'm emailing about a concern I have in the larger sense of planning regarding properties in Marine, but it 
seems a little more immediate now since another property is for sale in my neighborhood and pending 
approval for building. 
 
During the planning commission meeting this past week, density of structures was discussed in reference 
to what might or might not be allowed to be built on non-conforming lots. I think another aspect that 
should be considered is fencing and how it impacts sight lines and the character of the town. A fence was 
put up in the past 5 years around a property on the street where I live that significantly affected the visual 
character of the neighborhood. It goes right up to the street and is around most of the property. In the 
past year, a privacy fence was put up around a property in another part of the neighborhood that 
surrounds most of the perimeter that property. Along with where the fencing is, the kind of fencing 
material also makes a difference in the visual impact in the neighborhood. 
 
I understand the challenges of trying to grow anything in a town where deer graze daily, and there are 
temporary fencing options to keep deer away from vegetation until it grows past the grazing line. I have 
some temporary fencing around trees and shrubs in my yard that I'll take down when the trees and shrubs 
are larger. My concern is with fencing that runs a large part of the property, requires footing, and is long 
term. When long term fences go up, it's rare that they come down even when new owners buy a property 
where the fence already exists. 
 
I don't know if the interested buyers of the property at 360 Robert Street have any intention of putting up a 
fence, but considering the location by the state park, a fence would have a significant effect on the sight 
lines in the area, in and out of the park. Currently, I don't think there are any ordinances that would 
prevent this from happening there, or right up along Judd Street, or any place in Marine where the 
character of the town could be affected. 
 
Maybe there is nothing that can be put in place for guidance or an ordinance, but I'm sending an email to 
see if it is discussion worthy. Please let me know if you have questions. 
 
Thank you! 
 
Tammy Newcomb 
Robert Street 
 

 



 
Please pass this on to the Members of MOSC Planning Commission  
 
I saw the letter that Gayle Knutson sent to the Planning Group with questions and concerns she and Jim 
Mahr have about the street and building process. I Scott McDonald as the owner of the house directly 
across the street from Rob's land, share the same questions and concerns. 
 
I believe that enough off street parking should be part of the owners building plan. Enough space for the 
number of vehicles new owners would have and a plan for the future when more of the family members 
are driving. 
 
On a number of occasions I've had to fill in and re-seed along my side of Robert St. due to ruts left in the 
grass from trucks and cars having to pull over to let one of us go by. Particularly in spring and rainy 
weather when ground is soft. 
 
With Gayle being a first responder it is important to her and the community that she be able to get down 
this street. 
 
I would be concerned with the integrity of Robert Street with heavy trucks and equipment during the build. 
Robert St. is in the state of showing deterioration now. Once the build is over these heavy vehicles just 
get to go home. Would there need to be a weight requirement to preserve the longevity of this street? 
 
I appreciate your time in reviewing these items, and hope our questions can be answered. 
 
Thank you, 
Scott McDonald 
Pratt St 
Marine 
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CITY OF MARINE ON ST. CROIX 
PLANNING COMMISSION 

MINUTES 

Tuesday, August 31, 2021 - 7:30pm 

Virtual Meeting via Zoom 

 

Present: Commissioners Kristina Smitten, Tim Casey, Jennifer Henry, Anna Hagstrom, Ed 

Sanderson 

Absent: Chair Gerry Mrosla 

Citizens present: Cecily Harris, Robbi Strandemo, Sebastian Corby, Tammy Newcomb, Kevin 

Nyenhuis, Robert Barros, Gayle Knutson, Wendy Ward, Laurel Smith 

 

Chairman Mrosla called the meeting to order at 7:31 p.m. 

 

Commissioner Henry moved and Casey seconded to adopt the agenda. Approved unanimously. 

 

Pre-application Variance Inquiry: 360 Robert St. 

Robbi Strandemo and Sebastian Corby were in attendance for a pre-application meeting to 

discuss the possibility of a variance at 360 Robert St. Homeowner Robert Barros also attended 

the meeting remotely. 

 

Strandemo and Corby already live in Marine, and explained that their family has outgrown their 

current house but they want to stay in the city. They’d like to build at 360 Robert and have 

signed a purchase agreement with the owner contingent upon being able to build on the lot.  

 

To deduce what variances would be needed they’ve done background research, namely a survey, 

wetland delineation report, and septic evaluation. The wetland delineation report concluded there 

are no wetlands present on the property that would require setbacks. A site evaluation for septic 

by Brian Humpal of Midwest Sewer Services shows the site would likely hold compliant septic.  

The applicants have also submitted a concept for a site plan showing a house footprint (about 

1,500 square feet and a 728 square-foot garage) that would meet the city’s yard and road setback 

requirements. 

 

Commissioner Smitten asked whether they were working with an architect. Corby said they 

aren’t to that point yet. They’ve clearly identified the building envelope, but they would want to 

purchase the land before working with an architect.  

 

Smitten reviewed the variance process. The only variance the applicants believe they need is to 

build on a non-conforming lot. The lot is .55 acres (22,499 square feet) and the city’s code 

requires lots to be .6 acres (30,000 square feet) in the Single Family Urban District. Corby 

sought confirmation that they needed a variance, since a house was previously on the property, 

and Commissioner Smitten confirmed that they would need one. 
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Smitten noted that Brian Humpal had recommend obtaining a soil review from Washington 

County to ensure they would approve the soils for the installation of a system on these 

properties, and indicated that that should be done as part of the variance research. 

 

Smitten also explained that the city council denied a request in 2019 to split one lot into two 

because the minimum lot size would be slightly too small. However, that would have been 

creating a nonconforming lot. This lot is already nonconforming, which is a requirement of 

meeting the definition of “practical difficulty.” Nor would building on the property increase the 

nonconformity. Smitten added that the request seems to fit with the goals of the comprehensive 

plan for keeping housing financially accessible in Marine. 

 

Hagstrom agreed that there seem to be a number of nonconforming lots in Marine, and land use 

is limited. In the spirit of community growth, lot size is something the city should look at. It 

might be more important to show that the property can meet setbacks and septic requirements. 

Casey also commented on density and lot requirements. 

 

Smitten said that’s something the council would have to give direction or support on. Addressing 

the applicants, she confirmed that even if there is some desire to modify existing regulations, the 

commission must follow the zoning code. They also have to think about precedent, so that the 

rules can be applied fairly to everyone seeking a variance.  

 

Tammy Newcomb, a Robert Street resident, added that the home she purchased had to have a 

mound septic installed because of proximity to the water. Hagstrom said the type of system 

would be up to the property owners.  

 

Sanderson asked whether they had a comparison as to the square footage of the house that was 

there before. They don’t have information about that house, but they’d like to build a home 

approximately 2,000 square feet. 

 

Hagstrom asked about timelines on applicants’ end. Corby answered that they were supposed to 

close October 1. Originally, they thought they would get an immediate decision from the 

commission. It has taken all summer to get the surveys and tests done.  

 

Smitten went over timing for the variance review and asked for commissioners to visit the site. 

Commissioners Casey and Henry volunteered. City staff will connect the applicants with Casey 

and Henry.  

 

Sanderson said to strengthen the application, it would be helpful to know the lot sizes of adjacent 

lots to show whether this lot size is consistent with nearby lots. And how exactly is the lot being 

measured? 

 

Smitten reviewed the questions the applicants would be encouraged to answer related to practical 

difficulties. 

 

New and Old Business 

• Reminder of September 21 workshop to review the Zoning Ordinance 
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Councilmember Ward requested the workshop so the council and planning commission could 

review the memo items, a list of items the commission thought needed work. 

 

Commissioner Smitten added that the proposed redline ordinance is ready for adoption. It’s 

much more up to date than the 2008 code. It will still need refining after that, and the memo is 

meant to offer direction for subsequent updates. Still, at the workshop the commission could give 

a high level overview of the items on the to-do list. Hagstrom agreed that it was important to 

pass this update to the code. Ward said it would be a good idea to enter the workshop with that 

agenda. City staff will send the redline and the memo to the council and commission. 

 

• Wireless ordinances 

Sanderson asked for an update on the ordinance and request for proposal process. Smitten said 

the council had approved working with Carly Kehoe on the RFP. Miss Kehoe has been out of the 

office, and Councilman Pardun is working with her on a revised schedule. Commissioners are 

finished with the work in their official capacity, buy has offered continue to work with the 

council in a technical and review capacity. 

 

• Upcoming vacancies  

Councilmember Ward asked about upcoming vacancies and suggested writing a description out. 

She invited commissioners to add. Smitten suggested starting with the language in the code, 

because the role of the commission is already defined. Sanderson added that the commission 

consists of residents with complementary skills: architecture, legal, land use, history of the 

community. That mix isn’t necessarily defined in the description, but it makes the commission 

more effective. 

 

Approval of minutes 

July 27 Meeting 

Hagstrom moved and Henry seconded approval of the minutes of the July 27 meeting. Approved 

unanimously. Minutes approved as drafted. 

 

Commissioner Henry requested an item for the September meeting agenda: discussion of liaisons 

between the commission and subcommittees. She thinks it will be more effective if a council 

member acts as liaison to council-appointed committees, rather than a commissioner.  

Henry submitted a letter to council on the issue. The assistant clerk will distribute it to the 

commissioners and add it to the agenda for the next meeting. 
 

Adjournment 

Smitten moved and Sanderson seconded to adjourn at 8:20 pm. Motion passed unanimously. 
 

Minutes taken by Suzanne Dammann, Assistant City Clerk. 

 


