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CCONDITIONAL USE PERMIT

ST. LOUIS COUNTY PLANNING COMMISSION
STAFF REPORT

INSPECTION DATE: 11-16-21          REPORT DATE: 11-22-21          MEETING DATE: 12-09-21

APPLICANT INFORMATION

APPLICANT NAME: Ron Peterson

APPLICANT ADDRESS: 1311 Kenneth Drive, Cloquet MN 55720

OWNER NAME:

SITE ADDRESS: 7229 Maple Grove Road, Cloquet, MN 55720

LEGAL DESCRIPTION: Part of the SE1/4 of the SW 1/4, S13, T50N, R17W (Brevator)

PARCEL IDENTIFICATION NUMBER (PIN): 275-0013-00852, 00850

NATURE OF REQUEST: A conditional use permit for a general purpose borrow pit as an Extractive Use-
Class II.

PROPOSAL DETAILS: The proposed operation will include crushing, washing, screening, recycling of 
asphalt and concrete and portable hot mix. Standard hours of operation are from 7 a.m. to 7 p.m. 
Monday – Saturday. 

PARCEL AND SITE INFORMATION

ROAD ACCESS NAME/NUMBER: Maple Grove 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: There is an existing pole building located on the property.

ZONE DISTRICT: FAM 3  

PARCEL ACREAGE: 30 LOT WIDTH: Approximately 1300 feet.

FEET OF ROAD FRONTAGE: 620           FEET OF SHORELINE FRONTAGE: FEET

VEGETATIVE COVER/SCREENING: The parcel has good vegetative screening along the property lines. 

TOPOGRAPHY: Property has an elevation change of 40 feet across the property.

FLOODPLAIN ISSUES: N/A

WETLAND ISSUES: There are wetlands located on the property. It is recommended that a wetland delineation be 
required should the Planning Commission approve the request.  
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ADDITIONAL COMMENTS ON PARCEL: The northern portion of the property contains an area zoned 
Residential 3 due to the location of a trout stream. The proposed excavation will not be located within this area 
and will be over 300 feet from the trout stream. 

FACTS AND FINDINGS 

A. Plans and Official Controls:

1. Zoning Ordinance 62, Article V, Section 5.6 B., indicates general purpose borrow pits are an 
allowed use with a conditional use permit.

2. The St. Louis County Comprehensive Land Use Plan under Objective LU-4.5 states that the 
development of new general purpose borrow pits should be directed to areas designated as 
Forest and Agriculture (FA) on the Future Land Use Map. The property is within the FA concept 
area. 

B. Neighborhood Compatibility:

1. There are eleven residential properties located within a quarter mile.
2. The closest residence is approximately 200 feet to the west and the proposed haul road will be 

located across the road from an established residence.  
3. The property consists of a pre-existing borrow pit with no permit authorization.
4. Proposed uses for the borrow pit may impact existing residential development with increased 

noise and truck activity. 

C. Orderly Development:

1. This is rural area with high density residential development. 
2. The subject property may have been used for borrow activity in the past, however, not 

extensively or as an Extractive Use-Class II. 

D. Desired Pattern of Development:

1. The established pattern of development is residential which is not typical of areas zoned FAM. St. 
Louis County Zoning Ordinance 62, Article V, Section 5.4 states that FAM districts are typically 
used in area with land development at very low densities and often there is considerable 
corporate or public ownership. A low level of development is important in this district, since uses 
encouraged in this district would be less compatible in a more urban setting

2. The property is within the Forest and Agriculture concept area which is intended primarily for 
forest and agriculture uses and not intended for future rural or urban development. The existing 
pattern of development is more consistent with the Residential zone district. 

E. Other Factor(s):

1. The proposed use is requesting crushing and portable hot mix which can have an impact on 
residential uses due to noise and air quality.  

2. A portion of the pit is proposed within a powerline easement. It is recommended that pit 
excavation take place south of the powerline easement. It is the applicant’s responsibility to 
ensure easement compliance. 

3. The property owner to the west has provided written statement waiving a non-disturbance buffer.
4. Brevator Township held a public meeting on the request and has provided a letter and resolution 

objecting to the approval of the CUP. Brevator Township held a meeting to discuss the proposal 
on November 9, 2021. Subsequently, an amended application was received by St. Louis County  
to address additional questions staff had on the request. The Township was sent the amended 
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information; however, has indicated that the Township cannot meet again prior to the Planning 
Commission meeting on December 9, 2021. The Township has requested the Planning 
Commission table the hearing until such time the Township can meet on the revised application 
and provide further comment. St. Louis County sends townships all applications received for 
conditional use as soon as they are received, and applications may be subject to change prior to 
official and legal notices are posted. 

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 for a general purpose borrow pit, the following conditions shall apply:

Condition Precedent:
1. A wetland delineation shall be completed.

Conditions Concurrent:
1. All minimum extractive use standards shall be followed.
2. No borrow pit activity is allowed within the RES zone district.
3. The applicant shall adhere to all local, county, state and federal regulations.
4. The Wetland Conservation Act shall be followed.
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From: Jennifer Bourbonais
To: Michelle Claviter-Tveit; Angela Lepak; Mark Lindhorst
Subject: FW: Ron Peterson CUP
Date: Monday, November 22, 2021 7:45:22 AM

Fyi, and for the file. Please make sure to send to PC ahead of the hearing date.

From: Jennifer Bourbonais 
Sent: Monday, November 22, 2021 7:44 AM
To: 'Carey Ferrell' <ferrell5512@gmail.com>
Cc: Brenda Pallin <bpallin22@gmail.com>
Subject: RE: Ron Peterson CUP

Chair Ferrell,

Thank you for the correspondence; it will be forwarded to the St. Louis County Planning Commission
for their consideration. If the Planning Commission chooses to table the hearing that decision would

be made at their December 9th, 2021, meeting. Please let me know if you have any additional
questions, comments or need further information.
 
Thanks much,
 
Jenny Bourbonais
Land Use Manager
Planning and Community Development
St. Louis County
Government Services Center

201 South 3rd Avenue West
Virginia, MN 55792
218-749-0629
bourbonaisj@stlouiscountymn.gov

From: Carey Ferrell <ferrell5512@gmail.com> 
Sent: Saturday, November 20, 2021 11:17 AM
To: Jennifer Bourbonais <BourbonaisJ@StLouisCountyMN.gov>
Cc: Brenda Pallin <bpallin22@gmail.com>
Subject: Ron Peterson CUP
 

WARNING: External email. Please verify sender before opening attachments or clicking on links.

Jennifer
    On October 28th, Brevator Township received your letter and a Conditional Use Permit
application from RS3-LLC.  The CUP application is for a Borrow Pit that would not include the
following general operations, Crushing, Washing, Screening, Pit Topsoil, Portable Hot Mix, Recycling



of Asphalt, Recycling of Concrete, and other uses.  At the township's November monthly meeting
held on November 9th, the town-board drafted a resolution opposing the CUP and reasons why. 
This resolution and cover letter were sent to you on November 19th from the townships clerk
Brenda Pallin. Our resolution isis based on the CUP application dated October 28th.

    After sending the township's resolution and cover letter opposing the CUP dated October 28th,
Brenda received a revised CUP dated November 16th. This new CUP is entirely different than the
original CUP application dated October 28th.  The new CUP has expanded the general operation to
include Crushing, Washing, Screening, Pit Topsoil, Portable Hot Mix, Recycling of Asphalt,
Recycling Concrete, and other uses such as incoming loaded trucks with material for recycling.
The new CUP application also increases the depth of the proposed pit.

    Brevator township's next scheduled meeting is December  14th, after the planning commission
hearing date of December 9th.  If the new/revised CUP application goes in front of the planning
commission at this meeting, the township will not have the opportunity to respond. Therefore, on
behalf of Brevator township and the residents affected by the CUP, I request that the planning
commission's consideration be removed from the December 9th meeting to later after the
township's December 14th meeting.  Changing the hearing date will ensure the township the
opportunity to respond to the new CU{P.

Thank you for considering this request
Carey Ferrell
218-428-2405
Chairman of the Brevator Township Board of Supervisors. 








