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CCONDITIONAL USE PERMIT

ST. LOUIS COUNTY PLANNING COMMISSION
STAFF REPORT

INSPECTION DATE: 12/14/2021           REPORT DATE: 12/27/2021          MEETING DATE: 1/13/2022

APPLICANT INFORMATION

APPLICANT NAME: Emily Richey

APPLICANT ADDRESS: 1109 Two Harbors Rd., Two Harbors, MN 55616

OWNER NAME: Margaret Cook, Kyle Cook and Emily Richey

SITE ADDRESS: 1109 Two Harbors Rd., Two Harbors, MN 55616

LEGAL DESCRIPTION: SE ¼ of NE ¼, S36, T53N, R12W (Alden)

PARCEL IDENTIFICATION NUMBER (PIN): 210-0010-06510

NATURE OF REQUEST: A conditional use permit for a wedding venue/event center as a Public/Semi-
Public Use.

PROPOSAL DETAILS: The applicant is proposing to operate a wedding venue/event center. Weddings 
will be the main event held on the subject parcel. Approximately 30 or more weddings a year occurring 
on Fridays and Saturdays from April to mid-October. Weddings may host 50-125 guests. Access to a 
renovated dairy barn, multiple ceremony spaces, and a large tent will be offered. Food and liquor may 
be provided by the venue or by the renters, vendors, and caterers. Portable toilets and other waste 
disposal will be offered by the venue. There is ample parking available on the property. Other similar
events including small parties, business meetings/workshops, and retreats may also take place on the 
property utilizing similar infrastructure as the weddings would. Hours of operation proposed are Monday 
through Friday, 8:00am to 10:00pm, and Saturday and Sunday, 10:00am to midnight. 

PARCEL AND SITE INFORMATION

ROAD ACCESS NAME/NUMBER: Two Harbors Rd. ROAD FUNCTIONAL CLASS: Collector

LAKE NAME: N/A LAKE CLASSIFICATION: N/A

RIVER NAME: Unnamed RIVER CLASSIFICATION: Trout Stream (TRO)

DESCRIPTION OF DEVELOPMENT ON PARCEL: There is currently a dwelling and several accessory structures 
on the property.

ZONE DISTRCT: FAM 3, RES  3 
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PARCEL AND SITE INFORMATION

PARCEL ACREAGE: 40 ACRES LOT WIDTH: APPROX. 1,320 FEET

FEET OF ROAD FRONTAGE: APPROX. 1320 FEET FEET OF SHORELINE FRONTAGE: APPROX. 1,320 FEET

VEGETATIVE COVER/SCREENING: The developed area on the subject parcel is well screened from all sides. 
Visibility from the road is dependent on direction. From the east, screening is good. From the west, structures are 
partial screened, but visible. Proposed parking area is visible from the road. 

TOPOGRAPHY: The parcel gradually slopes towards the trout stream with increased slope within the shoreland 
area.

FLOODPLAIN ISSUES: N/A

WETLAND ISSUES: The subject parcel contains some wetland which will not be impacted by the current 
proposal.

ADDITIONAL COMMENTS ON PARCEL: Any proposed alterations to the natural topography may require a land 
alteration permit or may not be allowed. New structures or structure additions may be limited or not allowed if 
located within shoreline setback. The parcel is currently used as a CSA (community supported agriculture).

FACTS AND FINDINGS 

A. Plans and Official Controls:

1. St. Louis County Zoning Ordinance 62, Article V, Section 5.6A allows a Public/Semi-Public use in 
the Forest Agricultural Management zone district with a conditional use permit.

2. St. Louis County Zoning Ordinance 62, Article V, Section 5.6D allows a Public/Semi-Public use in
the Residential zone district with a conditional use permit.

3. The majority of subject parcel is designated as Forest and Agriculture within Planning Area 6 on 
the Future Land Use Map.

a. The portion of the subject parcel located within statutory shoreland area of the trout 
stream is designated as Natural Areas on the Future Land Use Map.

4. Goal LU-4 of the St. Louis County Comprehensive Land Use Plan states that development shall 
proceed in an orderly, efficient, and fiscally responsible manner. When development opportunities 
arise in isolated areas, such development should be self-supporting. 

a. The request is for a wedding venue on an existing property that will utilize the current 
buildings and outside areas on the property. No request for public services is being 
requested. 

5. Goal LU-7 of the St. Louis County Comprehensive Land Use Plan is to provide sufficient 
opportunities for commercial development to serve local and regional markets throughout the 
county. 

6. Objective LU-7.2 of the St. Louis County Comprehensive Land Use Plan is to develop opportunities 
for neighborhood commercial sites that are compatible in scale and operation with surrounding 
residential development.

B. Neighborhood Compatibility:

1. The proposal may have some impact on the neighborhood in terms of development. 
a. An event tent may be used that may be visible from the road. Vegetative screening exists 

that may limit any visual impact of the tent from the road.
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b. In addition, the parking area is visible from the road.
2. The proposal has the potential to impact the residential properties in the area with added noise 

and traffic during events. 
a. The nearest residential dwelling is located south from the subject parcel across Two 

Harbors Road. It is approximately 700 feet from the existing development on the subject 
parcel.

b. There are approximately eleven residential dwellings within 0.5 miles of the subject parcel.
3. Amplified music for the purpose of an outdoor reception or reception within a tent, may cause a 

nuisance to surrounding neighbors. A condition limiting hours of amplified music may lessen the 
impact to adjacent properties.

C. Orderly Development:

1. Many of the parcels in the area are large tracts of land that are utilized for seasonal and year-
round residential development or are vacant.

2. The subject parcel is located in an area that is predominately FAM-3 zoning. While FAM zoning 
may allow other uses, the majority of parcels in the immediate area are utilized residentially.

a. Future development could include other uses allowed in the FAM zone district.

D. Desired Pattern of Development:

1. The underlying zoning of FAM-3 limits density due to established minimum size standards. The 
majority of parcels within the immediate area meet or exceed the required minimums, including 
the subject parcel. 

2. Current density of the area is low and the desired pattern of development is encouraged to 
continue to be low density due to the underlying zoning.

E. Other Factor(s):

1. The applicant owns the adjacent property to the west of the subject parcel.
2. The subject parcel is adjacent to Lake County to the east.
3. The existing dwelling and septic system will not be used as part of the proposed wedding 

venue/event center use, per the applicant.
a. If in the future the existing dwelling or existing septic system is proposed to be used as 

part of the wedding venue/event center, it will need to meet all St. Louis County On-Site 
Wastewater SSTS standards.

4. If the existing septic system is not used, all waste generated will need be contained in portable 
toilets and wash stations.

a. The applicant is planning to use portable stations and contracting with a maintainer to 
pump them when needed.

b. If different waste collection is proposed in the future, all St. Louis County On-Site 
Wastewater SSTS standards must be followed.

See attachments: 1. Zoning/location map 2. Air photo 3. Site sketch 4. Project picture (if 
applicable) 5. Other pertinent pictures or maps

PLANNING COMMISSION CRITERIA FOR APPROVAL OF A CONDITIONAL USE PERMIT

1. Does the use conforms to the land use plan?

2. Is the use compatible with the existing neighborhood?
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3. Will the use impede the normal and orderly development and improvement of the surrounding 
area?  

4. Is the location and character of the proposed use considered consistent with a desirable pattern 
of development?

  
5. What, if any, other factors should be taken into consideration on this case? 

  

RECOMMENDED CONDITIONS, IF APPROVED

In the event that the Planning Commission determines that the proposal meets the criteria for granting 
a conditional use permit to allow a wedding venue/event center as a Public/Semi-Public Use, the 
following conditions shall apply:

Conditions Precedent:

1. The applicant shall obtain access approval from the appropriate road authority.
2. Notice of the proposal shall be sent to the local fire department.

Conditions Concurrent:

1. St. Louis County On-Site Wastewater SSTS standards shall be followed.
2. If liquor is allowed at an event, St. Louis County Liquor License Ordinance 28 shall be followed.
3. Lighting shall be directed in accordance with dark sky standards.
4. There shall be no on-street/road parking during events.
5. During events, no amplified music shall be played outside after 9:00 PM.
6. The applicant shall comply with all local, county, state, and federal regulations.
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