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ST. LOUIS COUNTY PLANNING COMMISSION 
STAFF REPORT      

INSPECTION  DA TE:  4-20-21          REPO RT DATE:  8-23-21          MEETING DATE: 9-9-21 
 

APPLICANT INFORMATION  
 

APPLICANT NAME: Christine Schlotec 
 
APPLICANT ADDRESS: 2747 W Crescent Dr. Britt, MN 55710 
 
OWNER NAME: same as above 

 
SITE ADDRESS: 9289 Armstrong Rd. Cook, MN 55723 

 
LEGAL DESCRIPTION: SW1/4 OF SW1/4 EX ELY 800 FT OF SLY 545 FT & EX NLY 350 FT AND EX .02 AC IN SW 
COR & EX THAT PART SHOWN AS PARCEL 1 ON MNDOT R/W PLAT #69-126 S29, T62N, R18W (Owens)  

 
PARCEL IDENTIFICATION NUMBER (PIN): 495-0010-03961 
 
NATURE OF REQUEST #1: A conditional use permit for ro ll off dumpster storage as an Industrial Use-
Class II. 
 
NATURE OF REQUEST #2: A conditional use permit for an auto mechanic shop as a Commercial, Retail 
and Service Establishments Use-Class I.
 
NATURE OF REQUEST #3: A conditional use permit for a used car sales business as a Commercial, 
Retail and Service Establishments Use-Class III. 

 
 

PROPOSAL DETAILS: The applicant is proposing to operate a business on the property with sev eral 
different use categories. A port ion of the property would be used for storage of ro ll -offs and garbage 

sposal and recycling business. The exist ing shop structure on the 
property is proposed to be used as an auto mechanic shop. The property would also be used for used 
car sales and there are two signs proposed along Hwy 53.  
 
There is also a rental house on t he property that has been there for many years. The applicant is 
proposing to maintain this house as a long term rental. This is a Residential Use Class-I that does not 
require a conditional use permit in this zone distri ct. This use does need to be considered when 
determining the total number of uses on the property.  With the residential use, there would be a total of 
four separate uses on the property. 

 

PARCEL AND SITE INFORMATION 
 

ROAD ACCESS NAME/NUMBER: Armstrong Rd.  ROAD FUNCTIONAL CLASS: Local Public 
 
LAKE NAME: N/A                 LAKE CLASSIFICATION:  N/A 

 
RIVER NAME: N/A      RIVER CLASSIFICATION:  N/A 
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DESCRIPTION OF DEVELOPMENT ON PARCEL: Development on the property consists of multiple accessory 
structures (one is proposed to contain the auto mechanic shop), a residential dwelling, and a septic system that 
needs a compliance inspection.  
 
ZONE DISTRCT: MU  4    
 
PARCEL ACREAGE: 18.39 acres     LOT WIDTH: 480 feet 
  
FEET OF ROAD FRONTAGE: 480 Feet (Armstrong Rd), 940 Feet (Hwy 53)      
 
FEET OF SHORELINE FRONTAGE: N/A 

     
 

PARCEL AND SITE INFORMATION 
 
VEGETATIVE COVER/SCREENING: The property has a fair amount of vegetative screening, but the existing 
structures and proposed use are visible from both Hwy 53 and Armstrong Rd. 
 
TOPOGRAPHY: The property is fairly flat. 
 
FLOODPLAIN ISSUES: N/A 
 
WETLAND ISSUES: There is a large amount of wetland on the property in the northeast corner of the parcel.  
 
ADDITIONAL COMMENTS ON PARCEL: This parcel has historically been used for several different uses. There 
are currently Conditional Use Permits on file for bulk storage of fuel oil and gasoline, a wood 
processing/construction business, and multiple billboards on the property. It also appears that a there may have 
been approval for a campground and convenience store on the property at one time, but this has since been 
revoked. 

 

FACTS AND FINDINGS  
 

A. Plans and Official Controls:  
 

1. St. Louis County Zoning Ordinance 62 states that the proposed uses are allowed in this zone 
district with a Condit ional Use Permit. 

2. Based on the size of the property, the maximum number of separate uses that would be allowed 
on the parcel is four. 

3. The property falls within the Forest and Agriculture land use category of the St. Louis County 
Comprehensive Land Use Plan.  
a. Goal LU-7 of the Plan is to provide sufficient opportunities fo r commercial development to 

serve local and regional markets throughout the county.
b. Object ive LU 7.1 - Encourage expansion of regional commercial opportunities in exist ing 

corridors along collector or arterial routes and at nodes where infrastructure and tr affic 
vo lumes can support economic growth.

4. Goal LU-5.3 is to protect established residences from encroachment and the unintended impacts 
of incompatible uses. 

5. The property also falls within the airport zone c.  
a. Since no addit ional structures are proposed, the airport zoning may not be a conflict with 

the proposal. 
b. The proposal would need to meet all requirements of the airport zoning.  
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B. Neighborhood Compatibility:  
 

1. It appears that there are several residential properties within one quarter of a mile of the subject 
parcel. 

2. The residential uses in the area could be considered incompatible with the proposed industrial 
use on the property. 

3. The exist ing residential use on the property could be considered incompatible with the proposed 
industrial use. 

a. The residential use of the property is a long term rental that was in use when the applicant 
purchased the property. 

b. The property has been used in the past as a type of industrial use.  
4. The Cook airport is located approximately one quarter to one half mile from the subject parcel on 

the opposite side of Hwy 53. 
 

C. Orderly Development:  
 

1. The node around this intersection and near the Cook airport consists of slight ly higher 
development than outside of this area. 

a. The general overall area consists of larger tracts of undeveloped land or land with limited 
development. 

2. Much of this area outside of the exist ing development consists of large wetland complexes that 
 

3. Keeping the property in a neat and orderly manner may alleviate some concerns that use is not 
compatible with the area or the current residential use of the property.  

 
D. Desired Pattern of Development: 

 
1. A desired pattern of development would remain consistent with the exist ing development in the 

area where wetlands or other factors would not restrict development.  
2. Had this parcel not already been approved for and used as an industrial type of use, a new 

industrial use may not fit  with a desired pattern of development. 
a. The previously approved industrial use may allow a similar industrial use to be considered 

consistent with a desired pattern of development.  
b. The previous industrial use has not been in operat ion for some t ime.  

 
E. Other Factor(s): 

 
1. The applicant recently purchased the property and began storing roll offs  for their garbage 

service and recycling business on the site shortly after. 
a. The applicant was notified that a Conditional Use Permit would likely be required when 

they contacted the Planning and Community Development Department to discuss adding 
the auto mechanic shop to the site.  

2. The property has been approved for and used for a variety of uses in the past. A few of these 
 

a. The use class may be similar, but the exact nature of the request is different enough to 
warrant the need for a new conditional use permit.  

3. Since the number of uses that are proposed on the property are the maximum that are allowed, 
the previous approvals will need to be revoked if the current proposals are approved.

4. The hearing for this proposal has been scheduled and tabled mult iple t imes ( May 13, 2021, and 
July 8, 2021). The applicant has been unavailable to attend but provided notice after the deadline 
for legal notifications. At the July 8, 2021, Planning Commission hearing, the PC made a motion 
to: 
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Motion by Nelson/Svatos est until the September 9, 
2021 Planning Commission hearing to be heard at the conclusion of all other September hearings of 
the Planning Commission agenda. 
In Favor:  Anderson, Filipovich, Nelson, Pollock, Skraba, Svatos, Werschay - 7 
Opposed:  Manick - 1 
Motion carries 7-1

 
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? 
 
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 
 

Request #1  
In the event that  the Planning Commission determines that the proposal meets the criteria for granting 
a conditional use permit for a ro ll off dumpster storage business as an Industrial Use -Class II, the 
following conditions shall apply  
 
1. The property shall be brought into and kept in a neat and orderly manner. 
2. The exist ing condit ional use permits on file for the property shall be revoked.  
3. The dumpsters and garbage trucks shall be screened from ordinary public view. 
4. The dumpsters and garbage trucks shall meet the principal structure setbacks on the property. 
5. A wetland delineation shall be completed and the report shall be submitted to the Planning and 

Community Development Department to document the locat ion of the wetlands on the site.  
6. The requirements of the Wetland Conservation Act shall be met.  
7. All SSTS requirements shall be met. 
8. The use shall comply with all local, county, state and federal regulations. 
 
Request #2 
In the event that the Planning Commission determines that the proposal meets the criteria for gra nting 
a conditional use permit for an auto mechanic shop as a Commercial, Retail and Service Establishments 
Use-Class I, the following conditions shall apply  
 
1. All SSTS requirements shall be met.  
2. The local fire department shall be notified of any hazardous or flammable materials stored or 

ut ilized on the site. 
3. All signs shall meet the requirements of St. Louis County Zoning Ordinance 62.  
4. The use shall comply with all local, county, state and federal regulations. 
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Request #3 
In the event that the Planning Commission determines that the proposal meets the criteria for granting 
a conditional use permit for a used car sales business as a Commercial, Retail and Service 
Establishments Use-Class III, the fo llowing condit ions shall apply 
 
1. The vehicle sale lot shall meet the principal structure setbacks on the property.  
2. All signs shall meet the requirements of St. Louis County Zoning Ordinance 62.  
3. The use shall comply with all local, county, state and federal regulations.  
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