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CCONDITIONAL USE PERMIT

ST. LOUIS COUNTY PLANNING COMMISSION
STAFF REPORT

IN SPECTIO N DATE: 3/12/2024 REPORT DATE: 3/25/2024 MEETIN G DATE: 4/11/2024

APPLICANT INFORMATION

APPLICANT NAME: JMF Construction, Inc.

APPLICANT ADDRESS: 3613 Martin Road, Duluth, MN 55803

OWNER NAME: AJ’s Aggregate & Trucking LLC

SITE ADDRESS: 7211 HWY 2, Saginaw, MN 55779

LEGAL DESCRIPTION: SE 1/4 OF NW 1/4 EX 2 4/10 AC FOR HWY S1, T50N, R17W (Brevator) 

PARCEL IDENTIFICATION NUMBER (PIN): 275-0010-00120

NATURE OF REQUEST: A condit ional use permit for the expansion of an exist ing general purpose 
borrow pit as an Extract ive Use - Class II to include recycling of asphalt and concrete.

PROPOSAL DETAILS: The applicant is proposing to expand the exist ing permitted borrow pit to include 
recycling of asphalt and concrete for complete operat ions of hauling, crushing, washing, screening,
stockpiling of landscape materials, and recycling of concrete and asphalt. Expansion of the borrow pit 
property is not proposed.  

PARCEL AND SITE INFORMATION

ROAD ACCESS NAME/NUMBER: Hwy 2   ROAD FUNCTIONAL CLASS: Arterial

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

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

DESCRIPTION OF DEVELOPMENT ON PARCEL: There is one small accessory structure on site.   

ZONE DISTRICT: Multiple Use 5     

PARCEL ACREAGE: 37.6 acres     LOT WIDTH: Approx. 1,332 feet
  
FEET OF ROAD FRONTAGE: Approx. 1,332 feet FEET OF SHORELINE FRONTAGE: N/A

PARCEL AND SITE INFORMATION

VEGETATIVE COVER/SCREENING: The property consists of both wooded and cleared areas due to the existing 
borrow pit activity. Vegetative screening currently exists along Hwy 2.  



2 
CCONDITIONAL USE PERMIT

TOPOGRAPHY: The property has an elevation difference of 26 feet.  

FLOODPLAIN ISSUES: N/A

WETLAND ISSUES: A large wetland exists along the northern portion of the property. There are scattered 
pockets of wetland within the project area that appear to be protected by berms. There is no wetland delineation 
on file.  

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 in a Multiple Use zone district.

a. The request is for an expansion of the existing permitted borrow pit use to include recycling of asphalt 
and concrete.

2. The subject parcel falls within the Forest and Agriculture (FA) category of the St. Louis County 
Comprehensive Land Use Plan. This area is intended primarily for forest and/or agriculture uses. 
These areas are not intended for future rural or urban development. 

3. The St. Louis County Comprehensive Land Use Plan under Object ive LU-4.5 states that the 
development of new general purpose borrow pits should be directed to areas designated as FA on 
the Future Land Use Map. 

4. Goal LU-8 of the St. Louis County Comprehensive Land Use Plan is to provide sufficient 
opportunities for industrial development within the county in areas suitable for such development. 

B. Neighborhood Compatibility:  

1. The use is compatible with the existing neighborhood because the borrow pit has been in 
operation since 1960’s and received a CUP in 2008.  

2. The area currently consists of multiple uses. The property is adjacent to a septic business, is 
across Hwy 2 from State of Minnesota public land and within a quarter mile of two other borrow 
pits. 

3. There are approximately 20 residences within a quarter mile.  

C. Orderly Development:  

1. The property, as well as much of the surrounding area, is zoned Multip le Use. This zone 
district allows for a wide range o f uses including borrow pits, commercial,  industrial and 
residential uses. 

2. The request fo r a borrow pit expansion should have little to  no  effect on the future 
development o f the surrounding area.

3. The borrow p it has access to  a paved pub lic road minimizing dust and traffic concerns.  

D. Desired Pattern of Development: 

1. The subject parcel and surrounding area are zoned MU-5. 
a. This zone district is intended to accommodate a wide range of uses.
b. A general purpose borrow pit is an allowed use with a Conditional Use Permit in this zone 

district. 
2. The area has been historically developed with a wide range of uses including industrial uses. 
3. The FA designation of the proposed parcel specifically identifies these areas for extract ive use. 
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E. Other Factor(s):

1. The applicant is in the process of purchasing the property.

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? 

CONDITIONS, IF APPROVED
 

If the Planning Commission determines that the proposal meets the criteria for granting a condit ional 
use permit for expanding an exist ing general purpose borrow pit to include recycling of asphalt and 
concrete, the following condit ions shall apply: 

Condit ions Precedent: 

1. A cert ificate of survey shall be completed, and all buffers shall be maintained. 

Condit ions Concurrent: 

1. All minimum extract ive use standards shall be followed.
2. The applicant shall adhere to all local, county, state and federal regulat ions.
3. The Wetland Conservation Act shall be fo llowed.
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