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CCONDITIONAL USE PERMIT

ST. LOUIS COUNTY PLANNING COMMISSION
STAFF REPORT

INSPECTION DATE: 8-3-21 REPORT DATE: 8-20-21       MEETING DATE: date 9-9-21

APPLICANT INFORMATION

APPLICANT NAME: PMH Holdings

APPLICANT ADDRESS: 1017 Glenmore Drive, Tower MN 55790

OWNER NAME: Mickey and Paul Hrvol

SITE ADDRESS: Same as Above

LEGAL DESCRIPTION: Outlot A, Glenmore Plat, S36, T62N, R16W (Greenwood)

PARCEL IDENTIFICATION NUMBER (PIN): 387-0185-00050

NATURE OF REQUEST: A conditional use permit for a Recreational Vehicle (RV) campground as a 
Commercial Planned Development Use - Class II.

PROPOSAL DETAILS: The applicant is proposing to expand the Glenmore Resort by adding 15 full 
service RV sites on a non-riparian parcel located across the road from the resort. All the RV sites will be 
located within tier 3 (530 feet from the shoreline). Additional sites may be added but will not exceed the 
density threshold for the property, which could be up to approximately 49 sites. Proposed hours of 
operation are 8 a.m. to 10 p.m., 7 days a week. The applicant is proposing to install holding tanks for 
the wastewater treatment.

PARCEL AND SITE INFORMATION

ROAD ACCESS NAME/NUMBER: Glenmore Drive ROAD FUNCTIONAL CLASS: Private

LAKE NAME: Vermilion LAKE CLASSIFICATION: GD

RIVER NAME: N/A RIVER CLASSIFICATION: N/A

DESCRIPTION OF DEVELOPMENT ON PARCEL: The proposed parcel is currently undeveloped.

ZONE DISTRICT: RES  9 with Lakeshore Commercial Overlay (LCO)

PARCEL ACREAGE: Approximately 7 acres LOT WIDTH: 800 feet

FEET OF ROAD FRONTAGE: Approximately 1,300 feet         FEET OF SHORELINE FRONTAGE: N/A
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PARCEL AND SITE INFORMATION

VEGETATIVE COVER/SCREENING: The property is a mixture of open grass and trees. 

TOPOGRAPHY: The property has an elevation change of 40 feet.  

FLOODPLAIN ISSUES: N/A

WETLAND ISSUES: N/A

ADDITIONAL COMMENTS ON PARCEL: The parcel is described as Outlot A of the Glenmore Plat that was 
approved in 1966.

FACTS AND FINDINGS 

A. Plans and Official Controls:

1. St. Louis County Zoning Ordinance 62 states that a Commercial Planned Development Use-Class 
II is an allowed use in the LCO zone district with a conditional use permit.

2. Ordinance 62 allows a maximum development density for commercial planned developments 
based on the amount of the property within each development density tier.

a. Based on the information provided by the applicant, the proposed development density 
would be within what is allowed by Ordinance 62.

3. Although this property is not located in the Lakeshore Development Area of the St. Louis County 
Comprehensive Land Use Plan, the plan describes the lodging industry as foundational to county 
tourism.

4. Input received through the development of the St. Louis County Comprehensive Land Use Plan 
identified the need to continue to support the lodging industry. In particular, demand was noted 
for RV and tent campgrounds and the county should support the development and expansion of 
such campground within the confines of existing regulations.

5. The St. Louis County Comprehensive Land Use Plan Objective LU-4.1 states that, when possible, 
direct new development toward areas already supported with improved infrastructure, public 
facilities, and areas in reasonable proximity to basic services. The proposed use is part of the 
Glenmore Resort that is located directly across the road. 

6. The St. Louis County Comprehensive Land Use Plan Objective LU-4.3 encourages infill, 
redevelopment, or reuse of vacant commercial or industrial properties.

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

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

B. Neighborhood Compatibility:

1. The property is located within a Lakeshore Commercial Overlay district established under the Lake 
Vermilion Plan. The overlay was established to allow for existing commercial businesses to 
continue and expand. 

2. The subject property is a non-riparian property that is on the other side of Glenmore Drive.
a. Impact to near shore areas may be limited because the property is located on non-riparian 

parcel separated by a private road. 
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C. Orderly Development:

1. Development density is not anticipated to increase significantly due to existing established uses, 
parcel sizes and a large riparian wetland located to the east. 

2. The number of RV sites proposed on the property meets the density requirements of St. Louis 
County Zoning Ordinance 62.

D. Desired Pattern of Development:

1. As stated above, the pattern of development in the area is both commercial and residential. The 
request is to expand a commercial business away from the lakeshore and residential areas.

2. Public interest would be best served by the proposal because resorts provide a significant 
opportunity for the public to utilize the County’s water resources, and it is in the public’s interest 
for the County to encourage the long-term viability of the industry for economic and cultural 
reasons. 

3. An RV campground in this area would allow additional opportunities for tourism and recreation on 
Lake Vermilion.

E. Other Factor(s):

1. Access to the lake from the proposed RV sites would require the occupants to cross Glenmore 
Drive.

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 conform to the land use plan?

2. Is the use compatible with the existing neighborhood?

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 the Planning Commission determines that the proposal meets the criteria for granting a 
conditional use permit to allow a RV park as a Commercial Planned Development Use-Class II, the 
following conditions shall apply:

Conditions Concurrent:
1. Additional sites may be added but shall not exceed the commercial planned development density

standards allowed per Ordinance 62.
2. St. Louis County on-site sewage treatment regulations shall be followed. 
3. Recreational vehicles shall have a current motor vehicle license.
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4. All setbacks shall be maintained.
5. Detached decks shall require permits.
6. The applicant shall adhere to all local, county, state and federal regulations.
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