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CONDITIONAL USE PERMIT

ST. LOUIS COUNTY PLANNING COMMISSION
STAFF REPORT

INSPECTION DATE: 11-17-20          REPORT DATE: 11-20-20         MEETING DATE: 12-10-20

APPLICANT INFORMATION

APPLICANT NAME: John Bougalis

APPLICANT ADDRESS: 2207 E 41st Street, Hibbing MN 55746

OWNER NAME:

SITE ADDRESS: 11402 Cooper Road, Chisholm MN 55719

LEGAL DESCRIPTION: W 400 FT EX S 470 FT OF THAT PART OF THE NW1/4 OF NE1/4 WHICH LIES W OF THE 
STURGEON RIVER ROAD S33, T59 N, R20 W (Balkan)

PARCEL IDENTIFICATION NUMBER (PIN): 235-0030-05211

NATURE OF REQUEST: A conditional use permit for a warehouse/general wholesaling business as an
Industrial Use - Class II. 

PROPOSAL DETAILS: The applicant is proposing to establish a warehouse/wholesaling business for 
mining parts. The business will include office space and warehousing for the parts to be stored until 
they are shipped. The proposed use will be conducted within the existing buildings with no plans for 
additional structures at this time. Office hours will be Monday-Friday 7 a.m. to 4 p.m.

PARCEL AND SITE INFORMATION

ROAD ACCESS NAME/NUMBER: Cooper Road ROAD FUNCTIONAL CLASS: Local

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

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

DESCRIPTION OF DEVELOPMENT ON PARCEL: The property contains two buildings, a septic system and well.  

ZONE DISTRCT: MU  4   

PARCEL ACREAGE: 6.2 acres LOT WIDTH: 400 feet

FEET OF ROAD FRONTAGE: 400 feet             FEET OF SHORELINE FRONTAGE: N/A
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PARCEL AND SITE INFORMATION

VEGETATIVE COVER/SCREENING: The property contains the building site, gravel parking area and an open 
field.  There is a row of trees along Cooper Road that provides good screening.

TOPOGRAPHY: The property has an elevation change of 24 feet. The building site is located on the highest 
elevation of the property than gradually slopes to the south. 

FLOODPLAIN ISSUES: N/A

WETLAND ISSUES: N/A

FACTS AND FINDINGS 

A. Plans and Official Controls:

1. St. Louis County Ordinance 62, Article V, Section 5.6 requires a conditional use permit for an 
Industrial Use - Class II. 

2.  ED 1.1 of the St. Louis County Comprehensive Land Use Plan states the following “Broaden the
             industry base by supporting marketing efforts for value-added industries that spin-off from 
             existing industries”. This business will be supply mining parts to local and outstate mining 
             industries.

B. Neighborhood Compatibility:

1. The property is zoned MU-4 which allows for multiple uses including, industrial, commercial and 
residential.

2. There are eight residential properties within a quarter mile. The closest is the adjacent property 
to the east approximately 200 feet away. 

3. The proposed business will not be selling to the general public, limiting daily traffic and noise that 
could be considered a nuisance to the area. 

C. Orderly Development:

1. The existing neighborhood consists of both large and small tracts of land. The properties have 
either been established with a residence or consist of undeveloped forest land and fields.

2. The property has direct access to a township road. It is recommended that the road authority 
approve the access for the proposed use.

D. Desired Pattern of Development:

1. The subject parcel, as well as a majority of the surrounding area, is zoned Multiple Use.
a. Multiple Use zone districts allow a wide range of uses.
b. The proposed use should have little to no effect on the current or future development of the 

area. 

See attachments: 1. Zoning/location map 2. Air photo 3. Site sketch 4. Project picture (if 
applicable) 5. Other pertinent pictures or maps
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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 that the Planning Commission determines that the proposal meets the criteria for granting 
a conditional use permit to allow a warehouse/wholesaling business as an Industrial Use - Class II, the 
following conditions shall apply:

Condition Precedent 

1. The applicant shall obtain access approval from the appropriate road authority.

Conditions Concurrent:   
1. The property shall be kept in a neat and orderly manner.
2. Signs shall be in accordance with St. Louis County Zoning Ordinance 62.
3. Waste shall be disposed in a manner acceptable to the St. Louis County Solid Waste Ordinance 45.
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