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CONDITIONAL USE PERMIT

ST. LOUIS COUNTY PLANNING COMMISSION
STAFF REPORT

IN SPECTIO N  DATE: 6/13/2024 REPORT DATE: 6/21/2024 MEETIN G DATE: 7/11/2024

APPLICANT INFORMATION

APPLICANT NAME: Ron Wollschlager 

APPLICANT ADDRESS: 9838 Hwy 133, Meadowlands, MN 55765

OWNER NAME: Old School Lives Inc

SITE ADDRESS: 9165 Hwy 53, Cotton, MN 55724

LEGAL DESCRIPTION: ALL THAT PART OF NW1/4 OF SE1/4 & NE1/4 OF SE1/4 COMMENCING AT NE COR OF 
SAID NW1/4 OF SE1/4 THENCE S00DEG22'27"E ALONG E LINE OF SAID NW1/4 OF SE1/4 828 FT TO PT OF BEG 
THENCE S88DEG25'33"W 154.88 FT THENCE S25DEG 50'09"W 116 FT THENCE S04DEG46'53"W 391.23 FT TO S 
LINE OF SAID NW1/4 OF SE1/4 THENCE S88DEG58'40"W ALONG SAID S LINE 1086.29 FT TO W LINE OF SAID 
NW1/4 OF SE1/4 THENCE N00DEG25'34"W ALONG SAID W LINE 978.42 FT TO A LINE BEARING S88DEG25'33"W 
FROM A PT ON E LINE OF SAID NW1/4 OF SE1/4 BEING 331 FT S OF NE COR THEREOF THENCE N88DEG25'33"E 
ALONG SAID LINE 1233.84 FT TO WLY R/W OF STATE HWY #53 THENCE SELY ALONG SAID R/W 528.21 FT TO A 
LINE WHICH BEARS N88DEG25'33"E FROM PT OF BEG THENCE S88DEG25'33"W 89.16 FT TO PT OF BEG, S10,
T54N, R17W (Cotton)  

PARCEL IDENTIFICATION NUMBER (PIN): 305-0020-01713

NATURE OF REQUEST: A condit ional use permit for a transit ional liv ing development as a Public/Semi-
Public Use. 

PROPOSAL DETAILS: The applicant is proposing to operate a non-profit organization that will provide 
life skills programming and independent living to youth ages 18-25 who have aged out of foster care. 
Programming will be held in the exist ing community space. The proposed development includes 16
student cottages and two staff houses for independent living. The aim is to provide guidance and 
programming to bridge the gap for youth in the community who have aged out of foster care into 
adulthood.   

PARCEL AND SITE INFORMATION

ROAD ACCESS NAME/NUMBER: Frontage 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 a community center building, accessory structures, 
and septic on the property.   

ZONE DISTRICT: COM 11    
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PARCEL ACREAGE: 27.70 ACRES    LOT WIDTH: 990 FEET
  
FEET OF ROAD FRONTAGE: 530 FEET   FEET OF SHORELINE FRONTAGE: N/A

PARCEL AND SITE INFORMATION

VEGETATIVE COVER/SCREENING: There is some vegetative screen along property lines. 

TOPOGRAPHY: The parcel is relatively flat. 

FLOODPLAIN ISSUES: N/A

WETLAND ISSUES: There are wetlands on the west half of the property. A wetland delineation has been 
completed.   

ADDITIONAL COMMENTS ON PARCEL: The applicant intends to lease a portion of the property for the 
proposed use.

FACTS AND FINDINGS 

A. Plans and Official Controls:  

1. St. Louis County Zoning Ordinance 62, Art icle V, Sect ion 5.6 E., states that transit ional living 
development as a Public/Semi-Public Use is an allowed use in a Commercial zone district with a 
condit ional use permit. 

2. The St. Louis County Comprehensive Land Use Plan Object ive LU-4.1 is to direct new 
development toward areas already supported with improved infrastructure, public facilit ies, and 
areas in reasonable proximity to basic services. 

3. The St. Louis County Comprehensive Land Use Plan Object ive LU-5.5 is to work with nonprofit  
and development groups to identify opportunities for independent living developments in all areas 
of the county. 

4. The property is located in the Rural Communities category on future land use maps. Primary use 
within this category includes single family residential use and local community facilit ies. 

B. Neighborhood Compatibility:  

1. There currently is a community outreach center nonprofit  on the property. 
2. The area is zoned Commercial (COM)-11; however, there are exist ing residential and public/semi-

public uses adjacent to the subject property
3. The surrounding area consists of rural residential properties, public/semi-public uses, commercial 

uses, and vacant propert ies.

C. Orderly Development:  

1. A community outreach center nonprofit  currently operates in the exist ing building on the 
property. Historically, the property was a school.   
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D. Desired Pattern of Development: 

1. The exist ing pattern of development includes a variety of uses in the immediate area.  
2. This property is zoned Commercial; however, the subject property and adjacent propert ies are 

used for public/semi-public and residential uses. 

E. Other Factor:

1. The applicant received permission to pursue the CUP from the property owner. 

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 to allow a transit ional living development as a Public/Semi-Public Use as proposed, the 
following condit ions shall apply:

1. All Onsite Wastewater SSTS standards shall be followed. 
2. All new dwellings shall require a land use permit. 
3. The applicant shall adhere to all local, county, state, and federal regulat ions.
4. The Wetland Conservation Act shall be followed.
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