
 
Chisago County, MN 

PLANNING COMMISSION 
Meeting Agenda 

June 1, 2023 | 7:00 pm 
 

Chisago County Government Center | 313 N. Main Street | Center City, MN 55012 
 

Tour Details: Tuesday, May 30, 2023 at 9:00 am  
Departing Chisago County Highway Department, 31325 Oasis Road, Center City, MN 

 
1. Call to Order – Pledge of Allegiance 

2. Roll Call: Determination of a Quorum 

3. Approval of Agenda 

4. Approval of Minutes 
a. May 4, 2023 Regular Meeting 

5. Receive all Materials and Submittals into Record 
Previously Distributed: 
a. Meeting packet including staff report with attachments for agenda item 6a, 6b and 9a  

6. Public Hearings – New Applications 
a. Cashmere Properties, LLC – Property owner Cashmere Properties, LLC and applicant Sara Larsen are 

seeking approval of an Amendment to a Conditional Use Permit (CUP). The proposed Amendment 
would allow an expansion of the existing operation, known as Wild Mountain, by allowing the addition 
of a pool, waterslides, bath house with food and beverage service, and pump house. The 142.30± acre 
subject site is zoned Agricultural (AG) District and located at 37200 Wild Mountain Road / CSAH 16 in 
Amador Township, S27, T35, R19 (PIDs 01.00127.00 and 01.00196.15). 

b. Boozhoo Coffee & Café, LLC – Property owner Boozhoo Coffee & Café, LLC and applicant Joe Beaulieu 
are seeking approval of a Conditional Use Permit (CUP) allowing a Drive-Through Business and an 
Accessory Residential Unit in the Rural Village Center (RVC) District. The .92± acre subject property is 
located at 2340 Stark Road / CSAH 10 in Fish Lake Township, S26, T36, R22 (PID 03.00385.00). 

7. Public Hearings – Continued Hearings 
None 

8. Old Business 

9. New Business 
a. Consideration of Amendments to Planning Commission’s 2023 Meeting Schedule 

10. Communications and Reports 
a. County Board Liaison Report / Update 

11. Miscellaneous 

12. Adjourn Meeting  

• The next special work session is scheduled for Thursday, June 15, 2023 at 6:00 pm. 

• The next regular meeting is scheduled for Thursday, July 6, 2023 at 7:00 pm. 



 

Cashmere Properties, LLC  
(aka Wild Mountain) 
37200 Wild Mountain Road / CSAH 16 
Amador Township 
PIDs 01.00127.00 & 01.00196.15 

Boozhoo Coffee & Café, LLC  
2340 Stark Road / CSAH 10 
Fish Lake Township 
PID 03.00385.00 

Planning Commission 

Tour Date and Time: 

Tuesday, May 30, 2023 at 9:00 am 
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CHISAGO COUNTY 
PLANNING COMMISSION OFFICIAL PROCEEDINGS 

May 4, 2023 
 
The Chisago County Planning Commission met in regular session at 7:00 p.m. on Thursday, May 4, 2023 at the 
Chisago County Government Center. 
 
Staff Present: Beth Gervais, Land Services Coordinator; Kurt Schneider, Environmental Services Director; and 
Diane Sander, Office Manager.  
 
Chair Yeager called the meeting to order and led the assembly in the Pledge of Allegiance. A roll call of Board 
members was taken. Commission members present: Dave Whitney, James McCarthy, Eric Leivian, Chip Yeager, 
John Sutcliffe, and Chris DuBose. Absent: Jolene Wille (excused). Also present: Ex Officio County Commissioner 
Rick Green. A quorum was established with all members present except for Wille. 
 
Approval of Agenda – Chair Yeager acknowledged the Planning Commission’s receipt of a document titled 
‘State of Minnesota In Court of Appeals A22-0982 In the Matter of the Application of Jim Goodpaster and 
Sherry Timmermann Goodpaster for a Conditional Use Permit’ from staff and inquired if it should be added to 
the agenda or if it was intended for informational purposes. Coordinator Gervais confirmed that the document 
was intended for informational purposes. Yeager stated that the document could be addressed under 
Miscellaneous if any Commissioner wished to discuss it. Jim McCarthy requested adding a discussion about the 
‘Expansion of the Rural Village Center (RVC) District’ under Miscellaneous. Motion by Chris DuBose to approve 
the amended agenda; second by John Sutcliffe. Motion passed 6-0. Ayes: McCarthy, Sutcliffe, Leivian, DuBose, 
Whitney, and Yeager. Nays: None. 
 
Approval of Minutes – Motion by John Sutcliffe to approve the April 6, 2023 Regular Meeting minutes as 
presented; second by Dave Whitney. Motion passed 6-0. Ayes: McCarthy, Sutcliffe, Leivian, DuBose, Whitney, 
and Yeager. Nays: None.  
 
Receive all Materials and Submittals into Record - Motion by Dave Whitney to accept all materials and 
submittals into the record; second by John Sutcliffe. Motion passed 6-0. Ayes: McCarthy, Sutcliffe, Leivian, 
DuBose, Whitney, and Yeager. Nays: None. Materials distributed to the Planning Commission in advance of the 
meeting for their review included: staff reports with attachments. Copies of all correspondence and meeting 
materials were made available for the public.   
 
Public Hearings – New Applications 
Douglas Johnson – Coordinator Gervais provided a brief background on the request for the Rezoning of Lot 2, 
Block 1, DJ’s Dream (PID 06.00500.02) from Rural Residential I (RRI) District to Agricultural (AG) District, 
explaining that the 8.05± acre property was located at 1499 505th Street in Nessel Township near the eastern 
shore of West Rush Lake at the intersection of Bayside Avenue and 505th Street. The subject site was developed 
with a dwelling and two detached accessory structures and was platted in 2022. Gervais reviewed zoning of 
surrounding properties and explained that the subject site met all dimensional standards for the AG District. 
 
The Technical Review Committee met on April 12, 2023 and had not identified any concerns with the proposed 
Rezoning. The Nessel Town Board reviewed the proposed Rezoning at its April 11, 2023 meeting and 
recommended approval with no conditions. The extended review period was scheduled to expire on July 1, 
2023. 
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Gervais stated that staff believed the Rezoning to comply with and be consistent with the intent of the County’s 
Zoning Ordinance and Comprehensive Plan and recommended approval. 
 
Property owner Douglas Johnson was present and available to address questions and concerns. Johnson had 
nothing to add. Chair Yeager asked the property owner and Planning Commission members for additional 
questions and comments. Dave Whitney inquired about accessory storage space standards for the two Rural 
Residential Districts. Gervais responded that the standards were the same for both Rural Residential Districts. 
 
Chair Yeager opened the public hearing and sought comment. With no persons wishing to speak, motion by 
Chris DuBose to close the public hearing; second by Dave Whitney. Motion passed 6-0. Ayes: Whitney, 
McCarthy, Leivian, Yeager, Sutcliffe, and DuBose. Nays: None.  
 
Chair Yeager asked Planning Commission members for additional comments. Motion by John Sutcliffe to 
approve Resolution No. PC2023-0501, a resolution of the Planning Commission of Chisago County, Minnesota, 
recommending approval of the Rezoning of Lot 2, Block 1, DJ’s Dream (PID 06.00500.02) from Rural Residential I 
(RRI) to Agricultural (AG) District, as presented; second by Eric Leivian. Motion passed 6-0. Ayes: McCarthy, 
Sutcliffe, Leivian, DuBose, Whitney, and Yeager. Nays: None. 
 
Kerry & Jessica Konrad – Coordinator Gervais provided a brief background on the request for the Rezoning of 
one entire parcel (PID 03.00401.10) and one partial parcel (PID 03.00401.00) from Rural Village Center (RVC) 
District to Agricultural (AG) District. Gervais explained that the parcel identified as 03.00401.10 was 5.50± acres 
in size; and, the parcel identified as 03.00401.00 was 24.49± acres in size with approximately 6.90 acres zoned 
RVC District and approximately 17.59 acres zoned AG District. Gervais stated that the reason for the proposed 
Rezoning was to allow the construction of a new dwelling on the northern subject parcel, and further stated that 
the RVC District did not allow dwellings as a Permitted, Conditional or Interim Use. The subject area was 
generally located 375’± south of Stark Road / CSAH 10 on the west side of Cedarcrest Trail / CSAH 8. Gervais 
reviewed zoning of surrounding properties and explained that the subject properties met all dimensional 
standards for the AG District. 
 
Gervais commented that the RVC District in and surrounding the historic Village of Stark appeared to encompass 
an approximate 64-acre area. The district was configured in such a way that all interior parcels were completely 
within the RVC District and at least seven parcels were split between the RVC District and the AG District. 
Gervais explained that split zoning classifications could present challenges to property owners when 
determining how to develop their property and to the County when applying zoning regulations. In an attempt 
to address concerns about the “erosion” of the RVC District, Gervais stated that the Fish Lake Town Board 
recommended approval of the Rezoning and did not offer any comments suggesting that there was concern 
about the RVC District.  
 
The Technical Review Committee met on April 12, 2023 and had not identified any concerns with the proposed 
Rezoning. The Fish Lake Town Board reviewed the proposed Rezoning at its April 11, 2023 meeting and 
recommended approval with no conditions. The review period was scheduled to expire on May 27, 2023. 
 
Gervais stated that staff believed the Rezoning to comply with and be consistent with the intent of the County’s 
Zoning Ordinance and Comprehensive Plan and recommended approval. 
 
Property owner Kerry Konrad was present and available to address questions and concerns. Konrad shared that 
he and his wife intended to sell the northern subject parcel to family members so they could build a home and 
commented that he believed the proposed home would increase property taxes. Konrad commented that there 
were existing dwellings in the RVC District and inquired if it would be possible to obtain a Conditional Use Permit 
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or other zoning approval for the construction of a new dwelling. Gervais responded that there were legal non-
conforming dwellings in the RVC District but new dwellings would not be allowed.  
 
Chair Yeager opened the public hearing and sought comment. With no persons wishing to speak, motion by 
John Sutcliffe to close the public hearing; second by Chris DuBose. Motion passed 6-0. Ayes: Whitney, McCarthy, 
Leivian, Yeager, Sutcliffe, and DuBose. Nays: None.  
 
Chair Yeager asked Planning Commission members for additional comments. Jim McCarthy questioned whether 
it would be more appropriate to Rezone the subject properties to either Rural Residential I (RRI) District or Rural 
Residential II (RRII) District. Coordinator Gervais responded that Rezoning to either the RRI District or RRII 
District could be considered spot zoning due to the fact that the subject properties did not abut either the Rural 
Residential Districts, and, therefore, would be prohibited by State law. Dave Whitney commented that he 
believed the proposed Rezoning to be spot zoning and believed Rezoning to either RRI or RRII would be more 
appropriate. Gervais clarified that the subject properties abutted the AG District and Rezoning to AG District was 
the only feasible option. Planning Commissioners reviewed zoning of surrounding properties. Dave Whitney 
commented that the general area could be Rezoned as part of the County’s Zoning Ordinance update effort and 
the Konrad’s Rezoning, if approved, could potentially be temporary. Chris DuBose responded that it would not 
be wise of the County to modify the zoning classification of the Konrad’s properties if their current Rezoning 
request was approved. Director Schneider commented that the Planning Commission could consider adding 
dwellings as a Conditional Use in the RVC District as part of the Zoning Ordinance update. Jim McCarthy shared a 
concept for a zoning district which would allow mixed uses including both commercial and residential. Konrad 
commented that the northern subject parcel would likely never be developed commercially and would only be 
sold to a family member for the purpose of constructing a dwelling. Konrad also commented that the previous 
property owner had trouble selling the property due to the RVC District zoning classification. 
 
Motion by Dave Whitney to approve Resolution No. PC2023-0502, a resolution recommending approval of the 
Rezoning of PID 03.00401.10 and part of PID 03.00401.00 from Rural Village Center (RVC) District to Agricultural 
(AG) District, as presented; second by Chris DuBose. Motion passed 6-0. Ayes: McCarthy, Sutcliffe, Leivian, 
DuBose, Whitney, and Yeager. Nays: None. 
 
Paoge Vang & Yia Lee – Coordinator Gervais provided a brief background on the request for a Conditional Use 
Permit (CUP) for Rural Retail Tourism on 85.35± acres in the Agricultural (AG) District, explaining that the 
proposed Rural Retail Tourism activities included a farm and garden patch for “pick your own” fruits and 
vegetables, a picnic gathering area, and hayrides. The property was located at 7647 460th Street in Sunrise 
Township (PID 09.00553.10). Gervais commented that the site was currently developed with a dwelling and 
detached accessory structures and operated as a farm. Gervais provided detail about the proposed activities as 
well as hours of operation, driveway conditions, parking accommodations for customers, sanitary facilities, the 
anticipated number of visitors, and the property owners’ timeline to begin operating. 
 
The Technical Review Committee met with Vang on April 12, 2023 and no concerns were identified. The Sunrise 
Town Board reviewed the proposed CUP at its April 20, 2023 meeting and recommended approval with no 
conditions. The review period was scheduled to expire on May 28, 2023.  
 
Gervais suggested that the proposed Rural Retail Tourism activity complied with and was consistent with the 
intent of the Chisago County Zoning Ordinance and Comprehensive Plan and recommended approval with draft 
Findings of Fact and twelve conditions.  
 
Property owner Paoge Vang was present and available to address questions and concerns. Vang spoke about 
and questioned whether the term “picnic” was too broad and explained that he intended to offer space for both 
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small and large group picnics. Vang also expressed concern about exact locations of porta potties and wanted 
ability to slightly adjust locations based on ground conditions at any given time. Vang stated that he was not 
proposing to allow amplified music but explained that there may be singing and acoustic music. Chris DuBose 
questioned the driveway and ability for customer vehicles and emergency vehicles to pass on the grassy areas 
adjacent to the driveway, adding that, at the time of the Planning Commission’s May 2, 2023 tour, the grassy 
areas were quite wet. Vang explained that he would not allow parking along the driveway aside from a small 
parking area for the proposed roadside produce stand. Commission members briefly discussed a possible 
condition to address parking concerns. John Sutcliffe questioned parking related to the proposed produce stand 
and method of keeping people from parking on 460th Street / CR 59. Vang commented that he could install 
parking signs on his property and not place the produce stand immediately adjacent to the road. John Sutcliffe 
questioned the proposed number of guests at large picnic events. Vang responded that he did not anticipate 
more than 60 people at any given time but included a limit of 99 people in his proposal.  
 
Chair Yeager opened the public hearing and sought comment. With no persons wishing to speak, motion by 
John Sutcliffe to close the public hearing; second by Eric Leivian. Motion passed 6-0. Ayes: Whitney, McCarthy, 
Leivian, Yeager, Sutcliffe, and DuBose. Nays: None.  
 
Chair Yeager asked Planning Commission members for additional comments. Dave Whitney expressed safety 
concerns related to parking on 460th Street / CR 59. Chris DuBose suggested amending proposed condition no. 6 
in a manner that would address Whitney’s concerns. Motion by Chris DuBose to amend proposed condition no. 
6 to remove “The permit holder shall discourage customers from parking on 460th Street / CR 59 to the best of 
their ability.” and instead prohibit parking on 460th Street / CR 59 and add language stating that there shall be no 
parking on the driveway which may impede emergency vehicle access; second by John Sutcliffe. Motion passed 
6-0. Ayes: Whitney, McCarthy, Leivian, Yeager, Sutcliffe, and DuBose. Nays: None. 
 
Dave Whitney shared that he had seen a firepit on the subject site during the Planning Commission’s May 2, 
2023 tour and he expressed concerns related to safety. Motion by Dave Whitney to add condition no. 13, a 
condition stating that fires must follow the Minnesota DNR’s campfire safety guidelines; second by Jim 
McCarthy. Motion passed 6-0. Ayes: Whitney, McCarthy, Leivian, Yeager, Sutcliffe, and DuBose. Nays: None.  
 
Dave Whitney raised the issue of noise and expressed concern with staff’s proposed conditions relating to noise. 
Planning Commissioners and staff discussed State noise standards and options for amending proposed condition 
no. 4.  Motion by Dave Whitney to amend proposed condition no. 4 to remove the phrase “undue or 
objectionable” and instead require that “No noise in excess of State decibel limits resulting from said uses …..”; 
second by Jim McCarthy. Motion passed 6-0. Ayes: Whitney, McCarthy, Leivian, Yeager, Sutcliffe, and DuBose. 
Nays: None. 
 
Motion by Chris DuBose to the approve Resolution No. PC2023-0503, a resolution recommending approval of a 
Conditional Use Permit allowing Rural Retail Tourism on property located at 7647 460th Street / CR 59 in Sunrise 
Township, as amended; second by John Sutcliffe. Motion passed 6-0. Ayes: McCarthy, Sutcliffe, Leivian, DuBose, 
Whitney, and Yeager. Nays: None. 
 
Conditions: 

1. This Conditional Use Permit for Rural Retail Tourism allows for the operation of a farm and garden patch 
for “pick your own” fruits and vegetables, a picnic gathering area, and hayrides in accordance with 
application materials kept on file with the Department of Environmental Services (written narrative dated 
received March 27, 2023 and site plan dated received March 24, 2023) and in accordance with the 
conditions contained herein. Any significant deviation or expansion, as determined by Chisago County 
Department of Environmental Services staff, shall require further review by the Planning Commission and 
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approval by the County Board of Commissioners. 

2. This Conditional Use Permit shall allow use of the property for Rural Retail Tourism purposes seven days a 
week from April 1st through November 30th, with Rural Retail Tourism activities starting no earlier than 8:00 
am and ending no later than 10:00 pm.  

3. The maximum number of customers / visitors at any given time shall be no more than 100.  

4. Noise generated from the approved Rural Retail Tourism use, including the playing of music, shall be 
subject to the Chisago County noise standards contained in Zoning Ordinance Section 7.05. No undue or 
objectionable noise in excess of State decibel limits resulting from said uses, including the playing of music, 
shall be transmitted beyond the subject site’s property boundaries.  

5. There shall be no outdoor amplified music at any time. 

6. The permit holder shall accommodate all parking on-site and shall provide a minimum of 30 parking stalls 
as described in the application materials. The permit holder shall discourage customers from There shall be 
no parking on 460th Street / CR 59 to the best of their ability. Further, there shall be no parking on the 
driveway which may impede emergency vehicle access. 

7. The permit holder shall ensure that adequate access and parking is available and maintained to 
accommodate emergency vehicles. 

8. Any signage shall be installed in accordance with the Chisago County Zoning Ordinance.  

9. The permit holder shall provide a minimum of two porta potties for customer / visitor use. No Rural Retail 
Tourism activities shall utilize the existing septic system unless specifically authorized by the Department of 
Environmental Services. 

10. No existing structures shall be utilized for Rural Retail Tourism activities until and unless the structures 
have been certified by an architect or engineer to be in compliance with current structural standards for 
the new occupancy prior to any use of the structure. 

11. The property and uses thereon are subject to all applicable local and State codes, including Zoning, Building 
and Septic Codes.  

12. Annual certification of the Conditional Use Permit is required. The permit holder shall notify the County 
annually that the activity permitted by the Conditional Use Permit is ongoing and the activities being 
conducted continue to adhere to the conditions of approval. Failure to maintain certification may be a 
basis to revoke the Conditional Use Permit. The property shall be made open and available for regular 
inspection at any time during reasonable hours by the Chisago County Department of Environmental 
Services and/or any duly authorized law enforcement agency.  

13. Fires must follow the Minnesota DNR’s campfire safety guidelines. 
 
Public Hearings – Continued Hearings – None  
 
Old Business – None 
 
New Business 
Consideration of Amendments to Planning Commission’s 2023 Meeting Schedule – Coordinator Gervais 
explained that the Planning Commission had briefly discussed the tour schedule at the April 6, 2023 meeting 
with the intent of considering a modification to tour dates. Gervais further explained that the issue was raised 
by Commissioner Wille who was absent from the May 4, 2023 meeting. Motion by Chris DuBose to table the 
discussion until the June 1, 2023 meeting; second by Jim McCarthy. Motion passed 6-0. Ayes: McCarthy, 
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Sutcliffe, Leivian, DuBose, Whitney, and Yeager. Nays: None. 
 
Communications and Reports 
County Board Liaison report / Update – County Commissioner Green commented that the federal government 
may be seeking the return of unobligated ARPA funds and, as a result, the County Board would be considering 
options for the use of any unobligated funds.  
 
Miscellaneous 
Expansion of the Rural Village Center (RVC) District – Jim McCarthy discussed updating the County’s Zoning 
Map in conjunction with the Zoning Ordinance update effort and shared concerns and interest from Sunrise 
Township Officials and business owners about the possibility of expanding the boundaries of the Rural Village 
Center (RVC) District to allow for more or expanded commercial activity and the possible Rezoning or creation of 
a new zoning district to allow for new housing options to support the commercial activity. McCarthy also 
suggested another option would be to amend the RVC District regulations to allow for new housing. McCarthy 
provided fellow Commissioners and staff with a handout detailing five ideas related to the expansion of the RVC 
District. Eric Leivian offered support for McCarthy’s proposal to expand the RVC District and create ability for 
additional housing, including multifamily housing, surrounding the RVC District. Chris DuBose commented that 
he believed it would be good to leave properties surrounding the RVC District in the AG District so that larger 
lots would be available for future expansion and development, and offered support for allowing new housing in 
the RVC District as a Conditional Use. Dave Whitney expressed concern with split zoning classifications and 
suggested that the Planning Commission address this during its review of the Zoning Map. Whitney also 
suggested direct involvement from the townships when determining how best to update the Zoning Map. The 
Planning Commission discussed options for sharing information with the townships. Director Schneider 
suggested that staff provide township Zoning Maps to each township with an RVC District and request that the 
Town Board provide input on the district’s current configuration, possible expansion of the district, and the 
possibility of allowing new housing within the district. Whitney suggested that, in addition to the maps, the 
County provide each of the townships with examples of what other communities were doing in an effort to 
generate ideas at the local level. Schneider offered the idea of generating a draft letter for review at the 
Commission’s next work session. 
 
St. Croix Valley Pottery Tour – Chair Yeager shared that the annual St. Croix Valley Pottery Tour was scheduled 
for May 12-14, 2023 and he was pleased to see that three of the eight tour sites had received Conditional Use 
Permit (CUP) approval from the County within the past few years. Dave Whitney inquired about the status of the 
other five tour sites. Coordinator Gervais shared that she completed a quick review of all tour sites and 
confirmed that three had recently received CUP approval, one was located in the City of North Branch, and the 
remaining four were likely considered legal non-conforming uses and were allowed to continue operating 
without a CUP so long as they did not expand.  
 
Adjourn Meeting 
Motion by Dave Whitney to adjourn the meeting; second by Chris DuBose. Motion passed 6-0. Ayes: McCarthy, 
Sutcliffe, Leivian, DuBose, Whitney, and Yeager. Nays: None. The meeting was adjourned at 8:22 p.m.  
 
 
 
 
____________________________________    ATTEST:  ____________________________________ 
Chip Yeager                 Beth Gervais  
Chair                   Land Services Coordinator 



Item No. 6a 

Staff Report 
 
TO:  Planning Commission 
FROM:  Beth Gervais, Land Services Coordinator   
SUBJECT: Amendment to a Conditional Use Permit Allowing Commercial Recreation Area 
 37200 Wild Mountain Road / CSAH 16, Amador Township 
DATE:  June 1, 2023   
 
 
ACTION TO CONSIDER  
The Planning Commission will conduct a public hearing to consider an Amendment to a Conditional Use 
Permit (CUP) allowing the expansion of an existing Commercial Recreation Area use known as Wild 
Mountain. The proposed Amendment is twofold: the property owner wishes to expand the current 
operation through installation of new amenities including a pool, waterslides, bath house with food and 
beverage service, and pump house; and, the property owner wishes to modify the legal description to 
include the southerly subject parcel (PID 01.00196.15).  
 
SITE & APPLICATION INFORMATION 
Applicant(s):   Sara Larsen 
Property Owner(s):  Cashmere Properties, LLC 
Location: 37200 Wild Mountain Road / CSAH 16 
  Amador Township 
    Sections 27 and 34, Township 35, Range 19 
PIDs:    01.00127.00 and 01.00196.15 
Property Area:   142.3± Acres (01.00127.00 = 125.9± acres + 01.00196.15 = 16.4± acres) 
Current Zoning: Agricultural (AG) District  
Adjacent Zoning:   
 North: Agricultural (AG) District 
 South: Agricultural (AG) District  
 East: Agricultural (AG) District and 

Rural Residential II (RRII) District / 
Upper St. Croix Overlay District 

 West: Agricultural (AG) District  
Date Application Received: April 20, 2023 
Date Application Complete: April 28, 2023 
60-Day Review Period:  June 27, 2023 
 
BACKGROUND 
Property owner Cashmere Properties, LLC and applicant Sara 
Larsen have applied for a Conditional Use Permit (CUP) 
Amendment in order to expand operations at Wild Mountain. The 
proposed expansion includes installation of new amenities 
including a pool, waterslides, bath house with food and beverage 
service, and pump house; and, a modification to the legal 
description to include the southerly parcel (PID 01.00196.15). 
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CONSIDERATION OF CUP AMENDMENTS 
Up until recently, the County has processed requests for CUP Amendments in the same manner as 
requests for new CUPs, meaning the Planning Commission and County Board have considered all 
previously approved conditions and, in certain cases, amended conditions which the applicant(s) may 
not have specifically requested an Amendment to or, in certain cases, added new / eliminated 
previously approved conditions which the applicant(s) may not have specifically requested be added / 
eliminated. However, the County was advised in 2022 that, when considering an Amendment to a 
Conditional Use Permit, the County may not add conditions that have no relationship to the sought after 
Amendment. In other words, the Amendment process is not allowed to be used for adding conditions 
that the County, in hindsight, wishes it had imposed when the original Conditional Use Permit was 
granted.  
 
Approval of the requested Amendment will allow expansion of the current operation through 
installation of new amenities and modify the legal description included on the legal recording. Denial of 
the requested Amendment will not result in automatic revocation of the existing CUP or otherwise 
render it null and void; it will simply leave the existing CUP in effect as-is. Alternatively, if the Planning 
Commission feels that the subject site no longer supports the scope and scale of the approved CUP or 
the Commission finds other probable cause, the Commission may wish to consider recommending that 
the County Board consider review and/or revocation of the CUP.  
 
SITE ANALYSIS 
The 142.3± acre subject site includes two parcels: PID 01.00127.00 being 125.9± acres in size (northerly 
subject parcel) and PID 01.00196.15 being 16.4± acres in size (southerly subject parcel). The site is 
generally located approximately 4.3 miles easterly of the intersection of Park Trail / CSAH 12 and Wild 
Mountain Road / CSAH 16 and approximately 3 miles northerly of 347th Street / CR 71 on the west side 
of Wild Mountain Road / CSAH 16. The site is located within the Agricultural (AG) District as are all 
surrounding properties to the north, west and south. Properties directly east are a combination of the 
AG District (Wild River State Park) and Rural Residential II (RRII) District / Upper St. Croix Overlay (UO) 
District.  
 
According to the application materials, the subject site was first developed in the 1960s as the Val Croix 
Ski Area and rebranded in 1972 as Wild Mountain. The facility started as a ski hill and began venturing 
into summertime activities in 1976 with the installation of the alpine slide. The operation expanded into 
the waterpark industry during the 1980s with four waterslides and a lazy river. According to the Wild 
Mountain website (www.wildmountain.com), existing amenities include:  
• Slopes for skiing, snowboarding and snowtubing;  
• Wild Adventure Island Waterpark (jets, slides, a 350-gallon dumping bucket and a lazy river);  
• Avalanche Alley Waterslides (four waterslides);  
• Artic Rush Alpine Slide (two slides stretching 1,700 feet from the top of the mountain to the 

bottom);  
• Tall Timbers Raceway (go-karts);  
• FreeFall XP (two story tower with platforms at 18’ and 27’); and,  
• Corduroy Club Dining and Sun Deck (full service bar with full menu). 
 
The image below, taken from the Wild Mountain website, shows approximate locations of all amenities. 
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The property owner is proposing to break ground for Phase 1 in June 2023 and complete the project in 
fall of 2023 for use in May 2024. Phase 2 is proposed to occur between 2028 and 2033 based on market 
demand. 
 
The pool, waterslides and bath house are rated for an additional 365 people. With this additional load of 
guests, the property owner anticipates approximately 1,100 daily visits during peak summer days. The 
property owner reports that the existing parking and infrastructure routinely accommodates loads of up 
to 2,000 people in winter months and feels that the existing parking and infrastructure can 
accommodate the proposed expansion in summer months. 
 
To demonstrate that the site can physically support the proposed pool, the property owner provided a 
geotechnical report prepared by Kilo Engineering dated November 14, 2022. The report includes results 
of field and laboratory testing, recommendations for the foundations, and general site development. 
 
Based on the site plans and the County’s GIS Viewer, staff estimates the proposed setbacks as follows: 
• Pump House – The site plans show the pump house to be approximately 15’ from the southerly 

extension of the existing fence line and approximately 30’ from the easterly extension of the existing 
fence line. According to the County’s GIS Viewer, the fence itself is more than 100’ from the 
southerly property boundary and more than 200’ from the roadway, which means that the 
proposed pump house will meet and exceed all required setbacks. In summary, the pump house 
appears to be situated approximately 115’ from the southerly property boundary and approximately 
242’ from the easterly property boundary / centerline of Wild Mountain Road / CSAH 16. 

• Pool – The site plans show the pool to be approximately 93’ north of the southerly extension of the 
existing fence line, which means that it will be approximately 200’ north of the southerly property 
boundary. The site plans also show the pool to be 228’ from the easterly property boundary / 
centerline of Wild Mountain Road / CSAH 16. 

• Bath House – The site plans show the bath house to be approximately 258’ north of the southerly 
extension of the existing fence line, which means that it will be more than 360’ north of the 
southerly property boundary. The site plans also show the bath house to be 224’ from the easterly 
property boundary / centerline of Wild Mountain Road / CSAH 16. 

• Waterslides – The site plans do not provide dimensional detail / proposed setbacks for the 
waterslides; however, the photos provided by the property owner show that the waterslides are 
proposed to be situated on and just beyond the existing fence line. Based on this information and 
the County’s GIS Viewer, it appears that the waterslides will be approximately 85’ from the 
southerly property boundary (at the closest point) and approximately 180’ from the easterly 
property boundary / centerline of Wild Mountain Road / CSAH 16. 

 
As proposed, all new structures appear to meet and exceed the required structural setbacks. 
 
Other details: 
• Hours of Operation – The property owner has reported that the current summer hours of operation 

are 11:00 am – 6:00 pm, Memorial Day to Labor Day. These hours will not change as a result of the 
proposed expansion. 

• Staffing – The property owner also reports that the facility currently employs 15 full-time, year-
round staff and 60 seasonal summer staff. The full-time staff would likely remain at 15 with the 
proposed expansion; however, they would need to add 6 - 10 part-time seasonal attendants / 
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lifeguards. The property owner is not proposing any change to food and beverage staffing at this 
time. 

 
FINDINGS OF FACT 
Zoning Ordinance Section 8.04 (Conditional Use Permits) C. states that the Planning Commission shall 
consider possible effects of the proposed conditional use based upon, but not limited to, the general 
factors listed below.  
 
Factor #1 The [proposed action is consistent with the] Comprehensive Plan and development 

policies of the County; 
Finding #1 The Chisago County Comprehensive Plan outlines a number of goals and policies which 

are meant to support and encourage the type of activity which will draw visitors to 
Chisago County, including different types of outdoor recreation. Among those identified 
goals and policies are the following:   

 
Natural Resources Goal: Prime scenic views and historic landscapes will be recognized as 
an important local amenity and an increasingly desirable local amenity drawing outside 
revenue from visitors that is vital to the local economy. 

 
Policies: 
1. Identify and protect quality of visitor experience of prime scenic features, areas of 

exceptional rural ambience, important historic sites and their surrounding settings, 
and prime areas for flora study and wildlife viewing, and public and private open 
spaces amenable to low impact outdoors recreation. 

 
Economic Development Goal: Provide for a range of economic diversity and development 
opportunities in the County. 

 
Policies: 
1. Promote natural amenities in the County as assets to economic development and 

business opportunity. 
2. Promote tourism as an expanding opportunity for employment and tax base. 
3. Promote tourism and commercial recreation as expanding opportunities for 

employment and tax base. 
 
Factor #2 The proposed use will not create an excessive demand on existing parks, schools, streets 

and other public facilities and utilities which serve or are proposed to serve the area; 
Finding #2 The subject property is in and of itself a destination, drawing visitors to the site for 

commercial recreation activities. The use will not generate any demand upon existing 
parks or other public facilities or amenities. There will be some impact to Wild Mountain 
Road / CSAH 16, but any such impact is not expected to be excessive or unreasonable. 
Further, to support this finding, the County Engineer did not identify any roadway 
concerns related to the proposed use. 

 
Factors #3 The proposed use will be sufficiently compatible or separated by distance or screening 
and #4 from adjacent development or land so that existing development does not suffer undue 

negative impact and there will be no significant deterrence to future development; 
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 The proposed use and site will have an appearance that will not have an adverse effect 
upon adjacent properties; 

Findings #3 The proposed use is an expansion of an existing outdoor Commercial Recreation Area  
and #4 use. The subject area (site of expansion) will be separated by both distance and existing 

screening from nearby properties, including the property which is immediately south and 
most likely impacted by the proposed use. The appearance of the proposed use will be in 
keeping with the existing appearance of the site / use and, without any evidence that the 
existing appearance has had an adverse effect upon adjacent properties, the County 
finds no evidence to suggest that the proposed use will have an adverse effect.  

 
Factors #5 The proposed use, in the opinion of the County, is reasonably related to the overall land  
and #6 use goals of the County and to the existing land use; 

The proposed use is consistent with the purposes of the Zoning Ordinance and the 
purposes of the zoning district in which the applicant intends to locate the proposed 
use; 

Findings #5 The proposed use is in keeping with the overall goals of the County as described in  
and #6 Finding #1. Further, the subject properties are zoned Agricultural (AG) District and the 

Zoning Ordinance specifically allows the existing and proposed uses with approval of a 
Conditional Use Permit. Therefore, the County finds that the proposed use complies with 
goals established within the Comprehensive Plan, the purposes and intent of the Zoning 
Ordinance, and the purposes of the AG District. 

     
Factor #7 The proposed use will not cause traffic hazard or congestion; and 
Finding #7 There may be seasonal upswings in traffic levels along Wild Mountain Road / CSAH 16 

during the summer months; however, the County Engineer did not identify that the 
increase would rise to the threshold of traffic hazard or congestion.  

 
Factor #8 The proposed use will not adversely impact existing nearby properties by intrusion of 

noise, glare or general unsightliness. 
Finding #8 The proposed use will be in keeping with the existing outdoor Commercial Recreation 

Area use. Given the outdoor nature of the proposed use, there is likely to be a minimal 
increase in the amount of noise; however, the property most likely to be impacted by the 
proposed use (property immediately south) is currently undeveloped and appears to be 
used for agricultural and managed forest land purposes and should, therefore, not suffer 
any potential negative impacts related to noise, glare or general unsightliness.  

 
REVIEW PROCESS 
The Technical Review Committee met with project representative Brad Larsen on May 10, 2023. Much 
of the conversation pertained to septic concerns. The County Sanitarian and Larsen discussed the 
existing septic systems, the possible need for compliance inspections for the existing systems, and that 
the new system will likely need to be designed by an advanced designer or professional engineer, if 
combined with an existing system, due to its size. Aside from septic concerns, the Committee did not 
identify any other concerns with the proposed Amendment. 
 
The Amador Town Board reviewed the proposed CUP Amendment at its May 16, 2023 meeting and 
recommended approval with no conditions. 
 
The 60-day review period expires on June 27, 2023. 
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STAFF RECOMMENDATION  
Staff believes that the existing and proposed Commercial Recreation Area use complies with and is 
consistent with the intent of the County’s Zoning Ordinance and Comprehensive Plan. Barring any new 
or unknown evidence of compliance discovered after the completion of this report or during the course 
of the public hearing, staff recommends approval of the CUP Amendment with conditions (see below) 
and has prepared a resolution for the Commission’s consideration.  
 
Staff notes that the proposed conditions are the exact conditions recommended by the Planning 
Commission and approved by the County Board in October 2005, with the addition of condition no. 1 to 
clarify that this approval is an Amendment to the original 2005 approval and condition nos. 2 – 7 to 
address the proposed expansion. Additionally, the legal description included in the draft resolution has 
been updated to include both parcels owned and operated by Cashmere Properties, LLC. As a reminder, 
existing conditions that have no relationship to the requested Amendment(s) cannot be added, 
eliminated, or altered. 
 
Condition(s): 
1. This Conditional Use Permit (CUP) Amendment supersedes the CUP granted by the Chisago County 

Board of Commissioners on October 19, 2005 (original CUP) which granted approval for the 
operation and expansion of the Commercial Recreation facility known as Wild Mountain and 
located at 37200 Wild Mountain Road / CSAH 16 in Amador Township (recorded as Document No. 
A-460284). The approved Amendment allows for the following: 

a. Expansion of the existing facility through installation of new amenities including a pool, 
waterslides, bath house with food and beverage service, and pump house; and,  

b. Modification of the legal description to include the southerly subject parcel (PID 
01.00196.15).  

2. In addition to the amenities listed in Condition No. 1.a. above and approved by this CUP 
Amendment, the County acknowledges that the site has previously been developed with the 
following amenities and these amenities are hereinafter authorized by this permit: 

a. Slopes for skiing, snowboarding and snowtubing;  
b. Wild Adventure Island Waterpark (jets, slides, a 350-gallon dumping bucket and a lazy 

river);  
c. Avalanche Alley Waterslides (four waterslides);  
d. Artic Rush Alpine Slide (two slides stretching 1,700 feet from the top of the mountain to the 

bottom);  
e. Tall Timbers Raceway (go-karts);  
f. FreeFall XP (two story tower with platforms at 18’ and 27’); and,  
g. Corduroy Club Dining and Sun Deck (full service bar with full menu) 

3. The subject site shall be developed and the facility shall be operated in conformance with the 
application materials, including the written narrative and site plans dated received April 20, 2023, 
except as specifically noted herein. Any significant deviation or expansion, as determined by 
Chisago County Department of Environmental Services staff, shall require further review by the 
Planning Commission and approval by the County Board.  

4. The County acknowledges that the installation of amenities authorized by this CUP Amendment will 
occur in two phases, with Phase 1 (pool, bath house, and pump house) anticipated to begin in 2023 
and Phase 2 (waterslides) anticipated to begin in 2028-2033. The property owner is not bound to 
these timeframes, however, and may install all amenities upon approval of this CUP Amendment. 
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5. The property owner shall make application for septic compliance inspections for all existing septic 
systems on the subject site. Further, installation of any new septic system(s) shall be done so in 
accordance with all applicable septic codes and all required permits shall be obtained. 

6. All existing and proposed septic systems must comply with Minnesota Pollution Control Agency 
(MPCA) Individual Sewage Treatment Systems Chapter 7080. 

7. The property and uses thereon are subject to all applicable local and State codes, including Zoning, 
Building and Septic Codes.  

8. “Camping” and “lodging” must be stricken from the CUP except for the limited occasional uses such 
as “lock-ins” for youth church and scouting groups. 

9. All new lighting and replacements for old lighting must be shielded downlighting, to mitigate glare. 

10. Outdoor sound amplification through loud speakers must be directed inward to the facility as much 
as possible and limited to 10:00 pm on weeknight and 1:00 am on weekends. 

11. A complete erosion control and stormwater plan for the entire facility must be prepared and 
submitted for approval. 

12. All accesses are subject to Public Works approval. 

13. All applicable state regulations must be followed and all applicable state licenses must be obtained 
and/or maintained. 

14. A plan for any future significant topographical alterations or operational changes must be 
submitted to the Office of Environmental Services for review and approval prior to any such activity. 

 
OPTIONS 
1. Recommend that the County Board approve the Conditional Use Permit Amendment with Findings 

of Fact presented or amended and conditions presented. 
 

2. Should the Planning Commission determine that the proposed Conditional Use Permit Amendment 
does not comply with and/or is not consistent with the intent of County’s Zoning Ordinance or 
Comprehensive Plan upon completion of the public hearing and/or upon discovery of any new or 
unknown evidence, recommend that the County Board deny the Conditional Use Permit 
Amendment based on factors deemed appropriate. 

 
Note: Denial of the requested Amendment will not result in automatic revocation of the existing CUP 
or otherwise render it null and void; it will simply leave the existing CUP in effect as-is.  
 

3. Table the request to allow for submission of additional supporting documentation and/or further 
review and consideration. Being that the current review period expires on June 27, 2023 and the 
next regularly scheduled Planning Commission meeting is on July 6, 2023, the Commission should 
also include in its motion a 60-day extension of the review period. 
 

4. Recommend that the County Board consider revocation of the existing Conditional Use Permit due 
to the inability of the subject site to support the scope and scale of the approved CUP or the 
Commission finds other probable cause. 

 
Note: If the Planning Commission moves to recommend revocation, the motion should include 
explicit reason for such action. 
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ACTION REQUESTED 
Motion to adopt Resolution No. PC2023-0601, a resolution recommending approval of an Amendment 
to a Conditional Use Permit allowing Commercial Recreation Area uses on property located at 37200 
Wild Mountain Road / CSAH 16 in Amador Township, with Findings of Fact and conditions as presented 
or amended.  
 
If the Commission chooses to recommend denial of the request for Conditional Use Permit Amendment, 
staff will prepare a revised resolution based on the Findings of Fact established by the Commission. 
 
ATTACHMENTS 
1. Application materials: 

a. Application 
b. Written narrative 
c. Site photos 
d. Site plans – Phase 1 
e. Site plans – Phase 2 

2. October 6, 2005 Planning Commission meeting minutes 
3. October 19, 2005 County Board meeting minutes 
4. 2005 Legal recording 
5. Aerial location map (1) – subject property 
6. Aerial location map (2) – vicinity map 
7. Draft Resolution No. PC2023-0601 
 
 
CC:  Sara Larsen, applicant 
 County file 
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Cashmere Properties, LLC  – Property owner Cashmere Properties, LLC and applicant 
Sara Larsen are seeking approval of an Amendment to a Conditional Use Permit 
(CUP). The proposed Amendment would allow an expansion of the existing operation, 
known as Wild Mountain, by allowing the addition of a pool, waterslides, bath house 
with food and beverage service, and pump house. The 142.30± acre subject property 
is zoned Agricultural (AG) District and located at 37200 Wild Mountain Road / CSAH 
16 in Amador Township, S27, T35, R19 (PIDs 01.00127.00 and 01.00196.15). 
 

Cashmere property –  
 



 
 
 
 
 
 
 

Cashmere Properties, LLC  – Property owner Cashmere Properties, LLC and applicant Sara Larsen are seeking approval of 
an Amendment to a Conditional Use Permit (CUP). The proposed Amendment would allow an expansion of the existing 
operation, known as Wild Mountain, by allowing the addition of a pool, waterslides, bath house with food and beverage 
service, and pump house. The 142.30± acre subject property is zoned Agricultural (AG) District and located at 37200 Wild 
Mountain Road / CSAH 16 in Amador Township, S27, T35, R19 (PIDs 01.00127.00 and 01.00196.15). 
 

Cashmere property –  
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RESOLUTION NO. PC2023-0601 
 

A RESOLUTION OF THE PLANNING COMMISSION OF CHISAGO COUNTY, MINNESOTA, 
RECOMMENDING APPROVAL OF AN AMENDMENT TO A CONDITIONAL USE PERMIT  

ALLOWING COMMERCIAL RECREATION AREA USES ON PROPERTY LOCATED AT  
37200 WILD MOUNTAIN ROAD / CSAH 16 IN AMADOR TOWNSHIP 

 
WHEREAS, property owner Cashmere Properties, LLC and applicant Sara Larsen submitted an application 
dated received April 20, 2023 and considered complete on April 28, 2023 for an Amendment to a Conditional 
Use Permit the operation and expansion of a commercial recreational facility known as Wild Mountain on 
property located at 37200 Wild Mountain Road / CSAH 16 in Amador Township; and 
 
WHEREAS, the original Conditional Use Permit was granted by the Chisago County Board of Commissioners on 
October 19, 2005 and the approval was filed by the Chisago County Recorder’s Office as Document #A-460284; 
and 
 
WHEREAS, the property owner and applicant wish to Amend the Conditional Use Permit in order to expand 
the existing facility through installation of new amenities and modify the legal description; and 
 
WHEREAS, the subject site is located in the Agricultural (AG) District; and 
 
WHEREAS, the subject site is legally described as: 
 

PIDs 01.00127.00 and 01.00196.15 
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WHEREAS, notice was provided and on June 1, 2023 the Planning Commission conducted a public hearing 
regarding this application, at which it heard from the Land Services Coordinator, the property owner and/or 
applicant, and invited members of the public to comment; and 
 
WHEREAS, the Planning Commission considered several factors for granting Conditional Use Permits and 
Conditional Use Permit Amendments and made the following findings per Zoning Ordinance Section 8.04:  
 
Factor #1 The [proposed action is consistent with the] Comprehensive Plan and development policies of 

the County; 
Finding #1 The Chisago County Comprehensive Plan outlines a number of goals and policies which are 

meant to support and encourage the type of activity which will draw visitors to Chisago County, 
including different types of outdoor recreation. Among those identified goals and policies are 
the following:   

 
Natural Resources Goal: Prime scenic views and historic landscapes will be recognized as an 
important local amenity and an increasingly desirable local amenity drawing outside revenue 
from visitors that is vital to the local economy. 

 
Policies: 
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1. Identify and protect quality of visitor experience of prime scenic features, areas of 
exceptional rural ambience, important historic sites and their surrounding settings, and 
prime areas for flora study and wildlife viewing, and public and private open spaces 
amenable to low impact outdoors recreation. 

 
Economic Development Goal: Provide for a range of economic diversity and development 
opportunities in the County. 

 
Policies: 
1. Promote natural amenities in the County as assets to economic development and business 

opportunity. 
2. Promote tourism as an expanding opportunity for employment and tax base. 
3. Promote tourism and commercial recreation as expanding opportunities for employment 

and tax base. 
 
Factor #2 The proposed use will not create an excessive demand on existing parks, schools, streets and 

other public facilities and utilities which serve or are proposed to serve the area; 
Finding #2 The subject property is in and of itself a destination, drawing visitors to the site for commercial 

recreation activities. The use will not generate any demand upon existing parks or other public 
facilities or amenities. There will be some impact to Wild Mountain Road / CSAH 16, but any 
such impact is not expected to be excessive or unreasonable. Further, to support this finding, 
the County Engineer did not identify any roadway concerns related to the proposed use. 

 
Factors #3 The proposed use will be sufficiently compatible or separated by distance or screening 
and #4 from adjacent development or land so that existing development does not suffer undue 

negative impact and there will be no significant deterrence to future development; 
 The proposed use and site will have an appearance that will not have an adverse effect upon 

adjacent properties; 
Findings #3 The proposed use is an expansion of an existing outdoor Commercial Recreation Area  
and #4 use. The subject area (site of expansion) will be separated by both distance and existing 

screening from nearby properties, including the property which is immediately south and most 
likely impacted by the proposed use. The appearance of the proposed use will be in keeping 
with the existing appearance of the site / use and, without any evidence that the existing 
appearance has had an adverse effect upon adjacent properties, the County finds no evidence 
to suggest that the proposed use will have an adverse effect.  

 
Factors #5 The proposed use, in the opinion of the County, is reasonably related to the overall land  
and #6 use goals of the County and to the existing land use; 

The proposed use is consistent with the purposes of the Zoning Ordinance and the purposes of 
the zoning district in which the applicant intends to locate the proposed use; 

Findings #5 The proposed use is in keeping with the overall goals of the County as described in  
and #6 Finding #1. Further, the subject properties are zoned Agricultural (AG) District and the Zoning 

Ordinance specifically allows the existing and proposed uses with approval of a Conditional Use 
Permit. Therefore, the County finds that the proposed use complies with goals established 
within the Comprehensive Plan, the purposes and intent of the Zoning Ordinance, and the 
purposes of the AG District. 

 
Factor #7 The proposed use will not cause traffic hazard or congestion; and 
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Finding #7 There may be seasonal upswings in traffic levels along Wild Mountain Road / CSAH 16 during 
the summer months; however, the County Engineer did not identify that the increase would rise 
to the threshold of traffic hazard or congestion.  

 
Factor #8 The proposed use will not adversely impact existing nearby properties by intrusion of noise, 

glare or general unsightliness. 
Finding #8 The proposed use will be in keeping with the existing outdoor Commercial Recreation Area use. 

Given the outdoor nature of the proposed use, there is likely to be a minimal increase in the 
amount of noise; however, the property most likely to be impacted by the proposed use 
(property immediately south) is currently undeveloped and appears to be used for agricultural 
and managed forest land purposes and should, therefore, not suffer any potential negative 
impacts related to noise, glare or general unsightliness.  

 
NOW THEREFORE, BE IT RESOLVED that the Planning Commission of Chisago County, Minnesota hereby 
recommends approval of the request for Conditional Use Permit Amendment, subject to the following 
conditions: 
 
1. This Conditional Use Permit (CUP) Amendment supersedes the CUP granted by the Chisago County Board 

of Commissioners on October 19, 2005 (original CUP) which granted approval for the operation and 
expansion of the Commercial Recreation facility known as Wild Mountain and located at 37200 Wild 
Mountain Road / CSAH 16 in Amador Township (recorded as Document No. A-460284). The approved 
Amendment allows for the following: 

a. Expansion of the existing facility through installation of new amenities including a pool, 
waterslides, bath house with food and beverage service, and pump house; and,  

b. Modification of the legal description to include the southerly subject parcel (PID 01.00196.15).  

2. In addition to the amenities listed in Condition No. 1.a. above and approved by this CUP Amendment, the 
County acknowledges that the site has previously been developed with the following amenities and these 
amenities are hereinafter authorized by this permit: 

a. Slopes for skiing, snowboarding and snowtubing;  
b. Wild Adventure Island Waterpark (jets, slides, a 350-gallon dumping bucket and a lazy river);  
c. Avalanche Alley Waterslides (four waterslides);  
d. Artic Rush Alpine Slide (two slides stretching 1,700 feet from the top of the mountain to the 

bottom);  
e. Tall Timbers Raceway (go-karts);  
f. FreeFall XP (two story tower with platforms at 18’ and 27’); and,  
g. Corduroy Club Dining and Sun Deck (full service bar with full menu) 

3. The subject site shall be developed and the facility shall be operated in conformance with the application 
materials, including the written narrative and site plans dated received April 20, 2023, except as 
specifically noted herein. Any significant deviation or expansion, as determined by Chisago County 
Department of Environmental Services staff, shall require further review by the Planning Commission and 
approval by the County Board.  

4. The County acknowledges that the installation of amenities authorized by this CUP Amendment will occur 
in two phases, with Phase 1 (pool, bath house, and pump house) anticipated to begin in 2023 and Phase 2 
(waterslides) anticipated to begin in 2028-2033. The property owner is not bound to these timeframes, 
however, and may install all amenities upon approval of this CUP Amendment. 
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5. The property owner shall make application for septic compliance inspections for all existing septic systems 
on the subject site. Further, installation of any new septic system(s) shall be done so in accordance with all 
applicable septic codes and all required permits shall be obtained. 

6. All existing and proposed septic systems must comply with Minnesota Pollution Control Agency (MPCA) 
Individual Sewage Treatment Systems Chapter 7080. 

7. The property and uses thereon are subject to all applicable local and State codes, including Zoning, 
Building and Septic Codes.  

8. “Camping” and “lodging” must be stricken from the CUP except for the limited occasional uses such as 
“lock-ins” for youth church and scouting groups. 

9. All new lighting and replacements for old lighting must be shielded downlighting, to mitigate glare. 

10. Outdoor sound amplification through loud speakers must be directed inward to the facility as much as 
possible and limited to 10:00 pm on weeknight and 1:00 am on weekends. 

11. A complete erosion control and stormwater plan for the entire facility must be prepared and submitted 
for approval. 

12. All accesses are subject to Public Works approval. 

13. All applicable state regulations must be followed and all applicable state licenses must be obtained and/or 
maintained. 

14. A plan for any future significant topographical alterations or operational changes must be submitted to 
the Office of Environmental Services for review and approval prior to any such activity. 
 
 
 

Adopted by the Planning Commission of Chisago County, Minnesota,  
this 1st day of June, 2023. 

 
    
 Chris DuBose __________ Dave Whitney __________  
 Eric Leivian __________ Jolene Wille __________ 
 Jim McCarthy __________ Chip Yeager __________ 
 John Sutcliffe __________  
 
 
 
______________________________ ATTEST: _______________________________ 
Chris DuBose  Beth Gervais   
Vice Chair  Land Services Coordinator  

 
 
 
 

 



Item No. 6b 

Staff Report 
 
TO:  Planning Commission 
FROM:  Beth Gervais, Land Services Coordinator   
SUBJECT: Conditional Use Permit for a Drive-Through Business and an Accessory 

Residential Unit in the Rural Village Center (RVC) District 
 2340 Stark Road / CSAH 10, Fish Lake Township 
DATE:  June 1, 2023   
 
 
ACTION TO CONSIDER  
The Planning Commission will conduct a public hearing to consider a Conditional Use Permit (CUP) for a 
Drive-Through Business and a single Accessory Residential Unit in the Rural Village Center (RVC) District.  
 
SITE & APPLICATION INFORMATION 
Applicant(s):   Marvin “Joe” Beaulieu   
Property Owner(s):  Boozhoo Coffee & Café, LLC 
Location:   2340 Stark Road / CSAH 10 
  Fish Lake Township  
    Section 26, Township 36, Range 22 
PID:    03.00385.00 
Property Area:   .92± Acres  
Current Zoning:   Agricultural (AG) District 
Adjacent Zoning:   
 North:   Rural Village Center (RVC) District 
 South:   Rural Village Center (RVC) District   
 East:   Rural Village Center (RVC) District 
 West: Rural Village Center (RVC) District 
Date Application Received: April 14, 2023 
Date Application Complete: May 3, 2023 
60-Day Review Period:  July 2, 2023 
 
BACKGROUND 
Property owner Boozhoo Coffee & Café, LLC and 
applicant Joe Beaulieu are requesting a CUP for a Drive-
Through Business and an Accessory Residential Unit on a 
.92± acre property in the Rural Village Center (RVC) 
District. The primary use of the subject site will be a 
coffee shop and café, which is classified as a Permitted 
Use in the RVC District. 
 
SITE ANALYSIS 
The subject site is located at the intersection of Stark 
Road / CSAH 10 and Cedarcrest Trail / CSAH 8 in the 
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historic unincorporated Village of Stark. The site has been developed with a single structure. While there 
does appear to be two accessory structures and/or recreational vehicles in the northeast corner of the 
property, staff suspects these belong to the neighboring property owner given their alignment with the 
neighboring dwelling. Topography of the site includes elevations ranging from 932’ in the northwest 
corner to 947’ in the southeast corner, and a wetland area in the northwest corner (see left image 
below). 
 
Surrounding properties vary widely in size from .2 acres to 28.5 acres. Surrounding uses also vary widely 
from residential to commercial to agricultural.  The property is bordered by two County State Aid 
Highways to the west and south; the property immediately east is used for residential purposes; and, 
the property immediately north appears to be used for agricultural purposes. All immediately adjacent 
properties are zoned RVC District (see right image below, subject site outlined in red). 
 

 
The exact age of the existing structure is 
unknown; however, the May 1, 2023 
written narrative suggests that the 
structure is more than 105 years old. The 
adjacent photo is on file with the Chisago 
County Assessor’s Office and was likely 
taken in the early 1970s. Notes from the 
Assessor’s Office suggest that the 
structure has been used for mixed 
commercial and residential purposes in 
the past. 
 
The structure has changed significantly in 
recent months to accommodate the 
property owner’s intended uses. 
Unfortunately, the vast majority of this 
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work has been completed without the necessary building permit(s); however, in conjunction with the 
CUP application submittal, the applicant also submitted the necessary building permit application and 
plans for formal review. 
 
PROPOSAL ANALYSIS 
In addition to the completed application form, the applicant provided the following supporting 
documents for review and consideration: 
• Written narrative dated received April 18, 2023 
• Written narrative “addendum” dated received May 1, 2023 
• Site plan dated received April 14, 2023 
• Site plan dated received May 2, 2023  
 
Following the application being deemed complete on May 3, 2023 and following the May 8, 2023 Fish 
Lake Town Board meeting, the applicant provided site renderings that corresponded with the already 
submitted application materials at the May 10, 2023 Technical Review Committee meeting and via email 
on the same date (see attached). 
 
Following the application being deemed complete on May 3, 2023, following the May 8, 2023 Fish Lake 
Town Board meeting, and following the May 10, 2023 Technical Review Committee meeting, the 
applicant provided new and significantly different site renderings dated received May 18, 2023 for 
further review and consideration (see attached). Because these renderings were submitted well after 
the application deadline and well into the formal review process, neither department staff or other 
agency staff (i.e., Chisago County Highway Department) nor the township had the ability to thoroughly 
review the renderings. Therefore, the information and comments provided below are largely based on 
the previously submitted written narratives and site plans and include minimal detail about the May 18, 
2023 renderings. Staff notes that the information shown on the May 18, 2023 renderings is substantially 
different than the previously submitted written narratives and site plans, specifically in terms of parking 
lot design (customer parking, employee parking and residential parking), lighting, and the garbage 
receptacle area. 
 
All items listed above, including the substantially changed May 18, 2023 site renderings, are attached for 
the Planning Commission’s reference and summarized below. 
 
According to the April 18, 2023 written narrative, the applicant is proposing the following Conditional 
Uses: 
• Accessory Residential Unit on Second Story: 

o Remodeling and expanding the second story of an existing building for a single Accessory 
Residential Unit. The proposed second story will be approximately 3,174 sf built over the 
entire first story. 

o The residential unit will have a total of five bedrooms, four bathrooms, and two kitchens. 

o The residential unit will have two entrances. A 6’ x 8’ enclosed entryway will be constructed 
on the north side of the structure. A second entryway of the same size is reportedly 
proposed for the east side of the structure. The attached site renderings show the northerly 
entryway; however, it’s not entirely clear where the easterly entryway will be located. 

o The residential unit will have an 8’ deck on the north side of the structure. In addition to 
standard residential use, the deck will provide access to a utility room. 



4 
 

o The second story will include a 12’ x 12’ utility room for placement of a furnace, water 
heater, water softener, duct work, etc. 

Staff notes that Zoning Ordinance Section 5.11 Rural Village Center (RVC) District allows, as a Conditional 
Use, an “Accessory residential unit in the second story of a permitted use”. Staff interprets this to mean 
a single residential unit will be allowed upon approval of a Conditional Use Permit. 

• Drive-Through Business: 

o The first story / main level will be designed and operated as a coffee shop and café. The 
proposed drive-through will support the coffee shop and café and the drive-through 
window will be located on the west side of the structure. 

o The drive-through lane will enter the property from the southwesterly side of the parking lot 
and circle around the proposed parking lot to access the drive-through window on the west 
side of the structure. The drive-through lane will then exit back onto Stark Road / CSAH 10 
from the southeasterly side of the parking lot. It’s staff’s understanding that the drive-
through lane will be a “one way” lane.  

o The written narrative describes the drive-through lane as being 10’ wide. 

o The April 14, 2023 site plan shows a parking lot with a total of 25 parking spaces, including 
two rows of diagonal parking (17 spaces total) and one row of parking which is 
perpendicular to Stark Road / CSAH 10 (8 spaces). 

o The April 18, 2023 written narrative describes that parking will be provided for staff and 
residents on the east side of the structure; however, the May 2, 2023 site plan shows two or 
three parking spaces for residents on the north side of the structure. 

o The May 1, 2023 written narrative suggests that the applicant intends to surface the parking 
lot, drive-through lane, and garbage area with a four-inch layer of Reclaimed Asphalt 
Pavement (RAP) which will be graded and compressed to create a compacted base. The 
applicant believes that this compacted RAP base will create a hard surface to control dust 
and direct water flow / drainage. The written narrative further explains that the applicant 
intends to utilize this surface for the first year of business operations so that the RAP will 
further compact before installing concrete or pavement.  

o The May 1, 2023 written narrative states that the parking lot will be at its highest point near 
the north and west sides of the structure and slope down 3% away from the structure 
toward the north and west. This 3% slope is suggested to allow water flow / drainage away 
from the structure and toward adjacent ditches and wetland area. 

o The May 1, 2023 written narrative states that the parking lot will maintain a 15’ setback 
from the wetland area. However, staff notes that the applicant has not provided a wetland 
delineation or other precise detail establishing the location of the wetland area in relation 
to the proposed parking lot and, therefore, cannot verify the proposed setback. 

o The April 14, 2023 site plan shows a menu screen and intercom system for ordering located 
in the northwest corner of the parking lot / drive-through lane. The May 1, 2023 written 
narrative further describes the installation of a 4’ x 5’ menu screen and intercom system. 
The written narrative describes the intercom as meeting all required setbacks; however, 
staff does not agree with this point and has provided more detail on this issue below. 
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o The proposed septic system will be located on the north side of the structure. The septic 
design has not yet been fully reviewed or approved. Staff notes that a Certificate of 
Occupancy will not be issued for the structure until such time that an approved septic 
system has been installed and, therefore, the proposed uses may not commence until such 
time that an approved septic system has been installed. 

o The April 18, 2023 written narrative describes and the May 2, 2023 site plan shows that 
garbage containers will be located in the northeast corner of the parking lot. The April 18, 
2023 written narrative describes a 14’ x 14’ concrete pad with gated enclosure to contain 
and screen garbage and recycling receptacles. The May 1, 2023 written narrative further 
describes that, upon further study, the garbage area will instead be 10’ x 16’ in size 
providing enough room for three or four receptacles. All receptacles will be of standard 
commercial size (3’ x 4’ x 6’) and serviced one time per week. 

o The May 1, 2023 written narrative describes a landscaping plan. The written plan details a 
proposed porch, sidewalk, entrance to the coffee shop and café, patio, proposed water flow 
/ drainage, parking lot, and garbage area. The written plan concludes by stating that the 
applicant does not intend to install any “flower beds, bushes or trees that are not already 
planted. [The] area will be left as natural as possible so that [landscaping] does not interfere 
with [the] proposed building, parking lot, and sidewalk design”. 

o The May 1, 2023 written narrative describes the installation of five street / parking lot lights 
evenly spaced around the perimeter of the parking lot, as well as two additional lights on 
the front of the structure (south side). The May 2, 2023 site plan shows the location of two 
parking lot lights and one light on the east side of the structure. The written narrative and 
site plan offer conflicting information and, therefore, staff is unable to verify the proposed 
lighting. 

o The May 1, 2023 written narrative describes and the May 2, 2023 site plan shows the 
proposed installation of a two-sided lighted sign in the southwest corner of the subject site. 
The sign is proposed to be 4’ x 8’ (32 sf) with a height of 20’ above ground surface. This sign 
will require a building permit prior to installation. 

o The proposed hours of operation are 6:00 am to 10:00 pm, seven days a week. 
 

DRIVE-IN / DRIVE-THROUGH BUSINESSES 
Zoning Ordinance Section 7.22 states that the purpose of the section is to allow for drive-in businesses 
to be established in appropriate areas and developed in a manner as to not adversely impact 
surrounding land uses and to ensure the public safety. Section 7.22 specifically requires the following 
items and staff has provided comments for the Planning Commission’s consideration (shown in blue 
italics): 
 
C. Site Plan Requirements.  

1. The site plan shall clearly indicate suitable storage containers for all waste material. All 
commercial refuse containers shall be screened. The May 2, 2023 site plan shows and the 
written narratives describe the handling of waste material. Additionally, the May 18, 2023 site 
renderings show the garbage area in a completely different location. Staff assumes that the May 
18, 2023 site renderings show the final location; however, these renderings were submitted after 
the Technical Review Committee meeting and the Fish Lake Town Board meeting, and, therefore, 
have not been fully reviewed. 
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2. A landscaping plan shall be provided. The applicant provided a written landscaping plan which 
essentially states that no additional landscaping will be provided. 

3. The design of any structure shall be compatible with other structures in the surrounding area or 
future planned uses.  

4. Electronic devices such as loudspeakers, automobile service order devices, drive-in theater car 
speakers and similar instruments shall not be located within four hundred (400) feet of any 
residentially zoned or used property, nor within two hundred (200) feet of any adjacent lot 
regardless of use or zoning district. Given the dimensions of the subject site (approximately 285’ 
wide x 150’ deep, according to the April 14, 2023 site plan), staff finds that it would be 
impossible for the proposed intercom system to meet all required setbacks. Staff does not 
support and the Zoning Ordinance does not allow the use of an intercom system on this property 
purely based on the fact that it cannot meet the required setbacks. 

5. No service shall be rendered, deliveries made, or sales conducted within the required front yard; 
customers serviced in vehicles shall be parked to the sides and/or rear of the principal structure. 
The proposed drive-through is shown to be located on the side of the principal structure.  

6. No permanent or temporary signs visible from the public street shall be erected without specific 
approval in the permit. The May 1, 2023 written narrative describes and the May 2, 2023 site 
plan shows the proposed installation of a two-sided lighted sign in the southwest corner of the 
subject site. The sign is proposed to be 4’ x 8’ (32 sf) with a height of 20’ above ground surface. 
This sign will require a building permit prior to installation. 

7. No plan shall be approved which will in any way constitute a hazard to vehicular or pedestrian 
circulation. Assistant County Engineer Hobert has provided written comments, including 
comments specifically pertaining to parking and traffic circulation. The Chisago County Highway 
Department has stated the following in their review of the April 18, 2023 and May 1, 2023 
written narratives and April 14, 2023 and May 2, 2023 site plans (note that this review did not 
include review of the substantially changed May 18, 2023 site renderings): 
• According to the Chisago County Access Management Ordinance, [an administrative] 

variance will be required in order to construct two accesses off of Stark Road / CSAH 10.  
• 90-degree parking off of Stark Road / CSAH 10 will not be allowed. Consideration would be 

given to parking in a parallel direction to Stark Road / CSAH 10, should the developer pursue 
that. However, the Access Management Ordinance requires a turn lane be constructed when 
the site generates over 100 trips per day, which would conflict with any on-street 
parking. More discussion is needed regarding this, as well as how any improvements 
coincide with the County’s plan for the reconstruction of this portion of Stark Road / CSAH 
10, which is planned for 2025 or 2026. Public Works would be happy to be meet with the 
applicant. 

• From the smaller widths depicted in the sketch, it appears one-way driveways will be 
implemented. The site plan will need to show proposed signage to control traffic entering 
and leaving the site. 

• Public Works has some concerns about an unpaved parking lot: 
 The continual turning throughout the site to park or traverse through the drive-

through will cause gravel to loosen and track out on to Stark Road / CSAH 10. 
 Without a hard surface, pavement marking arrows will not be able to be constructed 

to help the movements to and from the site. 

D. Design Standards. 
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1. The entire area of any drive-in/drive-through business shall have an engineered drainage system 
approved by the Zoning Administrator. The applicant provided a written drainage plan which 
describes a 3% slope north and west away from the structure. While the applicant “technically” 
provided a drainage plan, it does not provide sufficient detail necessary for a thorough review. 
Further, the Assistant County Engineer has provided written comments, including comments 
specifically pertaining to grading, drainage, erosion control and removals. The Chisago County 
Highway Department has stated the following:  
• Missing any elevation information, so unclear how the grading and drainage of this site 

coincides with Stark Road / CSAH 10. 
• Removals on or adjacent to Stark Road / CSAH 10 will need to occur to construct the access 

locations (namely curb and gutter). The plan needs to depict these removals and the plan for 
restoration of bituminous, curb and gutter, turf, etc. 

• Public Works has road signage that is placed near the western access. The site plan should 
account for this. 

Additionally, the Highway Department has commented that: 
• Site sediment control practices are missing. This site drains toward the ditch along Cedarcrest 

Trail / CSAH 8 which flows north toward Horseshoe Lake, listed as an impaired water by the 
MN Department of Natural Resources, and should be noted in the Construction Stormwater 
Permit Application that will need to be obtained from the MN Pollution Control Agency. 

2. The entire area other than that occupied by structures or planting shall be surfaced with a hard 
surface material that will control dust and drainage. The applicant is proposing to install, for year 
one of business operations, a four-inch layer of Reclaimed Asphalt Pavement (RAP) which will be 
graded and compressed to create a compacted base. While the applicant is proposing to install 
concrete or pavement after year one, staff is concerned about the County’s ability to enforce 
future hard surfacing. If the Planning Commission and County Board support the initial use of 
RAP, staff would encourage the Planning Commission and County Board to consider requiring a 
bond for future hard surfacing with either concrete or pavement. 

3. A fence or screen of an acceptable design to the Zoning Administrator shall be constructed along 
the property line abutting a residential district and such fence or screen shall be adequately 
maintained. Not applicable as the subject site does not abut a residential district. 

E. General. 

1. Any drive-in/drive-through business serving food or beverages may also provide, in addition to 
vehicular service areas, in-door food and beverage seating area. It’s staff’s understanding that 
the applicant is proposing indoor seating in addition to the proposed drive-through. The 
applicant has not provided and was not required to provide any detail about the indoor seating 
area. 

2. The hours of operation may be set forth as a condition of any Conditional Use Permit for drive-
in/drive-through business. The applicant is proposing that the coffee shop and café will be open 
seven days a week from 6:00 am to 10:00 pm. 

3. Each drive-in/drive-through business serving food may have outside seating. Staff does not 
believe that outdoor seating is proposed at this time. 

4. Each food or beverage drive-in/drive-through business shall place refuse receptacles at all exits 
as well as one (1) refuse receptacle per ten (10) vehicle parking spaces within the parking area. 
The applicant has provided detail about a main garbage collection area; however, no detail has 
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been provided about receptacles at exits or available to customers based on number of parking 
spaces. 

F. Location.  

1. No drive-in/drive-through business shall be located such that it may unduly increase traffic 
volumes on nearby residential streets. The subject site is located at the intersection of two 
County State Aid Highways and, therefore, should not impact nearby residential streets. 

2. No drive-in/drive-through shall be located on any street other than one designated as a 
thoroughfare on which businesses are located. The subject site is located at the intersection of 
two thoroughfares in a commercial zoning district. 

G. In the case of a drive-in theater, a solid fence not less than eight (8) feet in height and extending at 
least to within two (2) feet of the ground shall be constructed around the property. Not applicable. 

H. The lighting shall be approved by the Zoning Administrator so as to limit light visible from public 
rights-of-way. The May 1, 2023 written narrative describes and the May 2, 2023 site plan shows 
proposed lighting within the parking lot and on the structure. However, information included in the 
written narrative and on the site plan do not match. Additionally, the May 18, 2023 site renderings 
show lighting, but this rendering does not match either the written narrative or the site plan. Further, 
the May 18, 2023 site renderings were submitted after the Technical Review Committee meeting and 
the Fish Lake Town Board meeting, and, therefore, have not been fully reviewed. 

 
Upon review of all submitted application materials, staff deemed the application “technically” complete 
on May 3, 2023; however, staff believes that the application materials are conflicting and lacking, at 
best, and likely do not satisfactorily address or comply with all requirements established by Zoning 
Ordinance Section 7.22. Staff’s concerns are noted above in blue italics. 
 
REVIEW PROCESS 
As part of the review process, the Technical Review Committee met with applicant Joe Beaulieu on May 
10, 2023. The Committee discussed wetland concerns, septic concerns and potential traffic concerns. 
The following items were discussed: 
• Wetland Specialist Jeff Fertig suggested that silt fencing be installed at the toe of the slope to 

prevent debris from entering the wetland. Fertig also commented that there is no required setback 
from the wetland. 

• Sanitarian Troy Davidsavor stated that the septic design was still under review but it appeared to fit 
the site. Davidsavor added that the septic system cannot be installed until such time that the 
easterly neighboring well is properly sealed; and, the business cannot begin operating / a final 
Certificate of Occupancy cannot be granted until the septic system has been installed. 

• Deputy Derek Griggs suggested that there may be concerns relating to the proposed perpendicular 
parking on Stark Road / CSAH 10 but deferred comments to the Chisago County Highway 
Department. 

• Assistant County Engineer Ben Hobert, following the May 10, 2023 Technical Review Committee 
meeting, provided several comments relating to adequacy of the application materials, 
environmental concerns, parking / parking lot, access points / entrances, and lack of plans for 
grading, drainage, erosion control and removals. Hobert’s comments have been incorporated into 
the “DRIVE-IN / DRIVE-THROUGH BUSINESSES” section above (shown in blue italics). 
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The Fish Lake Town Board reviewed the proposed CUP at its May 8, 2023 meeting and recommended 
approval of the CUP with no conditions or comments. 
 
The application was submitted on April 14, 2023 and, upon review, deemed incomplete on April 27, 
2023. After submission of additional information, the application was deemed “technically” complete on 
May 3, 2023. Staff notes that the final application submittal was deemed “technically” complete 
because the applicant addressed, in some manner, all required elements. The State mandated 60-day 
review period expires on July 2, 2023. The submission of significantly changed site renderings does not 
change the review period expiration. 
 
STAFF RECOMMENDATION  
While staff has deemed the application “technically” complete, staff does not believe that the 
application materials satisfactorily address or fully demonstrate compliance with all requirements 
established by Zoning Ordinance Section 7.22 Drive-In / Drive-Through Businesses. Further, the 
applicant submitted substantially different site renderings on May 18, 2023 which show a significantly 
redesigned parking lot, and neither department staff or other agency staff (i.e., Chisago County Highway 
Department) nor the Fish Lake Town Board has had opportunity to fully review or comment on the 
proposed revisions. Recognizing that the request also includes a proposed Accessory Residential Unit, 
staff notes that no specific concerns have been identified relating to the single Accessory Residential 
Unit use.  
 
Staff recommends that the Planning Commission review the application materials, discuss the proposal 
with the applicant, open the public hearing, and then motion to continue the public hearing to July 6, 
2023 AND/OR table the request to July 6, 2023. Being that the review period expires on July 2, 2023 
and the next regularly scheduled Planning Commission meeting is on July 6, 2023, the Commission 
should also include in its motion a 60-day extension of the review period.  

• Continuing the public hearing would allow the Planning Commission to receive additional public 
testimony at the July 6, 2023 meeting before making a recommendation on the request. 

• Tabling the request would allow time for the applicant to submit additional supporting and/or 
clarifying documentation and/or allow the Planning Commission further opportunity for review and 
consideration before making a recommendation on the request. 

 
Alternatively, if the Planning Commission supports the request for CUP as presented, staff would 
encourage the Commission to consider the following Findings of Fact and conditions. 
 
FINDINGS OF FACT 
Zoning Ordinance Section 8.04 (Conditional Use Permits) C. states that the Planning Commission shall 
consider possible effects of the proposed conditional use based upon, but not limited to, the general 
factors listed below. Staff has provided proposed findings, shown in italics below, for the Commission’s 
consideration.  
 
Factor #1 The [proposed action is consistent with the] Comprehensive Plan and development 

policies of the County; 
Finding #1 The Chisago County Comprehensive Plan outlines a number of goals and policies which 

are meant to support and encourage the proposed action. Among those identified goals 
and policies are the following: 
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Economic Development Goal: Provide for a range of economic diversity and development 
opportunities to maintain and strengthen the County’s economy. 
 
Policies: 
• Encourage new commercial and industrial development within existing communities 

where adequate infrastructure is available, including redevelopment of existing sites 
and filling of industrial and business parks. 

• Continue to use and promote the Rural Village Center zoning district established for 
the historical unincorporated villages to allow for mixed-use development. 

 
Factor #2 The proposed use will not create an excessive demand on existing parks, schools, streets 

and other public facilities and utilities which serve or are proposed to serve the area; 
Finding #2 The proposed use will provide sanitary facilities for customers and residents, off-street 

parking for customers and residents, and access to the subject site will be gained from a 
well-established and well-maintained County Road (Stark Road / CSAH 10). Further, the 
proposed use will have no impact on schools or other public facilities or utilities. 
Therefore, the County finds that the proposed Rural Retail Tourism use will not create an 
excessive demand on existing parks, schools or utilities which serve the subject site.  

 
Factor #3 The proposed use will be sufficiently compatible or separated by distance or screening 

from adjacent development or land so that existing development does not suffer undue 
negative impact and there will be no significant deterrence to future development; 

Finding #3 The proposed uses include a drive-through business to support a permitted use within 
the Rural Village Center (RVC) District as well as an accessory residential unit. Both 
commercial and residential uses exist within the immediate RVC District and, therefore, 
the County finds that the proposed uses are sufficiently compatible.  

 
Factor #4 The proposed use and site will have an appearance that will not have an adverse effect 

upon adjacent properties; 
Finding #4 The applicant has demonstrated through site renderings that the proposed uses and site 

will have a visually pleasing appearance. Therefore, the County finds that the 
appearance will not have an adverse impact on adjacent properties. 

 
Factor #5 The proposed use, in the opinion of the County, is reasonably related to the overall land 

use goals of the County and to the existing land use; 
Finding #5 The Chisago County Zoning Ordinance states that the Rural Village Center (RVC) District 

is intended to provide areas that will allow for retail and service businesses which are 
appropriately located in population centers in unincorporated areas. The County finds 
that the Chisago County Zoning Ordinance allows both proposed uses (Drive-Through 
Business and Accessory Residential Unit) as Conditional Uses in the Rural Village Center 
(RVC) District and meet the intent of the RVC District. 

 
Factor #6 The proposed use is consistent with the purposes of the Zoning Ordinance and the 

purposes of the zoning district in which the applicant intends to locate the proposed 
use; 

Finding #6 See Finding #5.  
 
Factor #7 The proposed use will not cause traffic hazard or congestion; and 
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Finding #7 The subject site is situated at the intersection of two well-maintained, highly traveled 
County State Aid Highways (Stark Road / CSAH 10 and Cedarcrest Trail / CSAH 8). The 
Chisago County Highway Department has reviewed the proposed parking plan and 
required modifications – such as elimination of parking perpendicular to Stark Road / 
CSAH 10 – which will reduce potential for traffic hazards or congestion. Further, access 
points will be reviewed by the Chisago County Highway Department and approved only if 
found to be in compliance with the Chisago County Access Management Ordinance. 

 
Factor #8 The proposed use will not adversely impact existing nearby properties by intrusion of 

noise, glare or general unsightliness. 
Finding #8 Of the suggested intrusions (noise, glare, and general unsightliness), the County finds 

that the most likely intrusion impacting nearby properties would be the use of electronic 
devices such as intercom systems, loudspeakers, order devices, speakers, or similar 
devices. Therefore, in an effort to mitigate potential intrusions, the County has 
prohibited the use of such electronic devices. The County finds no evidence to suggest 
that the proposed uses would cause glare, general unsightliness or other forms of 
intrusion upon nearby properties. 

 
Recommended Condition(s): 
1. This Conditional Use Permit allows a Drive-Through Business and single Accessory Residential Unit in 

the Second Story. The property shall be developed and used in accordance with application 
materials kept on file with the Department of Environmental Services, including written narratives 
dated received April 18, 2023 and May 1, 2023 and site plans dated received April 14, 2023 and May 
2, 2023, except as specifically noted herein, and in accordance with the conditions contained herein. 
Any significant deviation or expansion, as determined by Chisago County Department of 
Environmental Services staff, shall require further review by the Planning Commission and approval 
by the County Board of Commissioners. 

Conditions Specific to the Approved Drive-Through Business: 

2. The Drive-Through shall be allowed to operate seven days a week, operating no earlier than 6:00 am 
and no later than 10:00 pm. 

3. Due to the current site dimensions / configuration and inability to meet required setbacks applicable 
to electronic devices, no electronic devices such as intercom systems, loudspeakers, order devices, 
speakers, or similar devices shall be allowed outside of the principal structure.  

4. The drive-through lane shall be designed and used for one-way traffic only. 

5. The drive-through lane shall have a minimum dedicated width of twelve feet (12’). 

6. Delivery trucks and other service vehicles must utilize the parking lot and shall not park on Stark 
Road / CSAH 10. 

7. The permit holder shall provide suitable storage containers for all waste material and all storage 
containers shall be screened. Further, the permit holder shall place refuse receptacles at all exist as 
well as one refuse receptacle per ten vehicle parking spaces within the parking area. 

8. All food and beverage preparation and/or sales shall comply with all applicable Minnesota 
Department of Health regulations. 

9. All liquor service shall comply with applicable Minnesota Department of Public Safety regulations, 
and Chisago County liquor licensing requirements. 
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Conditions Specific to the Approved Accessory Residential Unit: 

10. There shall be only one Accessory Residential Unit allowed within the principal structure and it 
shall be located in the second story. 

General Conditions Applicable to Subject Site and Approved Uses: 

11. Exterior lighting shall be downcast and shall be designed and installed so as to limit light visible from 
and limit interference with adjacent public Rights-of-Way. The lighting plan shall be reviewed and 
approved by the Zoning Administrator. 

12. Noise generated from the approved uses, including the playing of music, shall be subject to the 
Chisago County noise standards contained in Zoning Ordinance Section 7.05. No undue or 
objectionable noise resulting from said uses shall be transmitted beyond the subject site’s property 
boundaries. Further, there shall be no outdoor amplified music at any time. 

13. The property owner shall request and obtain an administrative Variance from the Chisago County 
Highway Department in order to have more than one access point from Stark Road / CSAH 10. 

14. The parking lot shall be surfaced with materials reviewed and approved by the Chisago County 
Highway Department. 

15. The permit holder shall accommodate all parking on-site and no customer or resident parking shall 
be allowed on Stark Road / CSAH 10. Further, no perpendicular parking shall be allowed adjacent to 
Stark Road / CSAH 10. 

16. The permit holder shall ensure that adequate access and parking is available and maintained to 
accommodate emergency vehicles. Local fire chief inspection and approval of drive access suitability 
for emergency access purposes shall be obtained prior to opening to the public.  

17. A Certificate of Occupancy will not be granted until such time that an approved septic system has 
been installed. Neither approved use shall commence until such time that a Certificate of 
Occupancy has been issued. 

18. During construction of the principal structure and parking lot, the permit holder shall install 
silt fencing at the toe of the slope to prevent debris from entering the wetland. 

19. Signage shall be permitted and installed in accordance with Chisago County Zoning 
Ordinance Section 4.14. 

20. The property and the uses thereon are subject to all applicable local and State codes, 
including Zoning, Building and Septic Codes. 

21. The property owner shall apply for and obtain a Construction Stormwater Permit from the 
Minnesota Pollution Control Agency (MPCA), if deemed necessary by the MPCA. 

22. The property shall be made open and available for regular inspection at any time during reasonable 
hours by the Chisago County Department of Environmental Services and/or any duly authorized law 
enforcement agency. 

23. Annual certification of the Conditional Use Permit is required. The permit holder shall notify the 
County annually that the activity permitted by the Conditional Use Permit is ongoing and the 
activities being conducted continue to adhere to the conditions of approval. Failure to maintain 
certification may be a basis to revoke the Conditional Use Permit. The property shall be made open 
and available for regular inspection at any time during reasonable hours by the Chisago County 
Department of Environmental Services and/or any duly authorized law enforcement agency.  
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OPTIONS 
1. Recommend that the County Board approve the Conditional Use Permit with draft Findings of Fact 

and conditions presented or amended. 

2. Should the Planning Commission determine that the proposed Conditional Use Permit does not 
comply with and/or is not consistent with the intent of County’s Zoning Ordinance or 
Comprehensive Plan upon completion of the public hearing and/or upon discovery of any new or 
unknown evidence, recommend that the County Board deny the Conditional Use Permit based on 
factors deemed appropriate. (Note: The Commission will need to include specific factor(s) for denial 
in its motion.) 

3. Continue the public hearing to July 6, 2023 to allow the Planning Commission opportunity to receive 
additional public testimony at the July 6, 2023 meeting before making a recommendation on the 
request. 

4. Table the request to July 6, 2023 to allow for submission of additional supporting and/or clarifying 
documentation and/or further review and consideration. Being that the review period expires on 
July 2, 2023 and the next regularly scheduled Planning Commission meeting is on July 6, 2023, the 
Commission should also include in its motion a 60-day extension of the review period.  

 
ACTION REQUESTED 
Motion to continue the public hearing to July 6, 2023 to allow opportunity for additional public 
testimony and/or table the request to July 6, 2023 to allow for submission of additional supporting 
and/or clarifying documentation and/or further review and consideration. Being that the review period 
expires on July 2, 2023 and the next regularly scheduled Planning Commission meeting is on July 6, 
2023, the Commission should also include in its motion a 60-day extension of the review period. 
 
Note: If the Planning Commission chooses to table the request to allow for submission of additional 
information, the Commission should be very clear and specific about what information is being required 
from the applicant. Some suggested items include but are not limited to: 
• One comprehensive written narrative 
• One comprehensive site plan or set of plans incorporating and illustrating all required and proposed 

elements, including but not limited to: 
o In-place topography, existing conditions, removals, wetlands, Right-of-Way boundaries, and 

elevations 
o Engineered grading, drainage and erosion control plan 
o Site sediment control plan 
o Parking plan showing no parking perpendicular to Stark Road / CSAH 10 and hard surfacing 

material(s) which has been reviewed and approved by the Chisago County Highway 
Department 

o Signage / parking lot marking plan showing all proposed signage and markings to control 
traffic entering and leaving the subject site 

o Lighting plan 
o Waste material plan showing area for suitable storage containers as well as refuse 

receptacles at all exits and one refuse receptacle per ten vehicle parking spaces within the lot 
o Landscaping plan 
o All other required elements per Zoning Ordinance Section 7.22 Drive-In / Drive-Through 

Businesses 
• Wetland delineation 
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• Copy of approved administrative Variance from Chisago County Highway Department allowing more 
than one access point from Stark Road / CSAH 10 

 
Alternatively, if the Planning Commission supports the request for CUP as presented, motion to adopt 
Resolution No. PC2023-0602, a resolution recommending approval of a Conditional Use Permit allowing 
a Drive-Through Business and an Accessory Residential Unit on property located at 2340 Stark Road / 
CSAH 10 in Fish Lake Township, with Findings of Fact and conditions as presented or amended.  
 
ATTACHMENTS 
1. Application materials: 

a. Application  
b. Written narrative dated received April 18, 2023 
c. Written narrative “addendum” dated received May 1, 2023 
d. Site plan dated received April 14, 2023 
e. Site plan dated received May 2, 2023 

2. Site renderings dated emailed May 10, 2023 
3. Site renderings dated received May 18, 2023 
4. Aerial location map (1) – subject property 
5. Aerial location map (2) – vicinity map 
6. Draft Resolution No. PC2023-0601 
 
 
CC:  Joe Beaulieu, applicant 
 County file 













































































 
 
 
 
 
 

 

Boozhoo Coffee & Café, LLC – Property owner Boozhoo Coffee & Café, LLC and applicant Joe Beaulieu 
are seeking approval of a Conditional Use Permit (CUP) allowing a Drive-Through Business and an 
Accessory Residential Unit in the Rural Village Center (RVC) District. The .92± acre subject property is 
located at 2340 Stark Road / CSAH 10 in Fish Lake Township, S26, T36, R22 (PID 03.00385.00). 
 
Boozhoo Coffee & Café, LLC property -  
 



 
 
 
 
 
 
 

 

Boozhoo Coffee & Café, LLC – Property owner Boozhoo Coffee & Café, LLC and applicant Joe Beaulieu 
are seeking approval of a Conditional Use Permit (CUP) allowing a Drive-Through Business and an 
Accessory Residential Unit in the Rural Village Center (RVC) District. The .92± acre subject property is 
located at 2340 Stark Road / CSAH 10 in Fish Lake Township, S26, T36, R22 (PID 03.00385.00). 
 
Boozhoo Coffee & Café, LLC property –  
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RESOLUTION NO. PC2023-0602 
 

A RESOLUTION OF THE PLANNING COMMISSION OF CHISAGO COUNTY, MINNESOTA, 
RECOMMENDING APPROVAL OF A CONDITIONAL USE PERMIT ALLOWING A DRIVE-THROUGH  

BUSINESS AND AN ACCESSORY RESIDENTIAL UNIT ON PROPERTY LOCATED AT  
2340 STARK ROAD / CSAH 10 IN FISH LAKE TOWNSHIP 

 
WHEREAS, property owner Boozhoo Coffee & Café, LLC and applicant Marvin “Joe” Beaulieu submitted an 
application dated received April 14, 2023 and considered complete on May 3, 2023 for a Conditional Use 
Permit allowing a Drive-Through Business and Accessory Residential Unit on property located at 2340 Stark 
Road / CSAH 10 in Fish Lake Township; and 
 
WHEREAS, the .92± acre subject site is located in the Rural Village Center (RVC) District and legally described 
as: 
 

PID 03.00385.00 

 
WHEREAS, notice was provided and on June 1, 2023 the Planning Commission conducted a public hearing 
regarding this application, at which it heard from the Land Services Coordinator, the property owner and/or 
applicant, and invited members of the public to comment; and 
 
WHEREAS, the Planning Commission considered several factors for granting Conditional Use Permits and made 
the following findings per Zoning Ordinance Section 8.04:  
 
Factor #1 The [proposed action is consistent with the] Comprehensive Plan and development policies of 

the County; 
Finding #1 The Chisago County Comprehensive Plan outlines a number of goals and policies which are 

meant to support and encourage the proposed action. Among those identified goals and 
policies are the following: 

 
Economic Development Goal: Provide for a range of economic diversity and development 
opportunities to maintain and strengthen the County’s economy. 
 
Policies: 
• Encourage new commercial and industrial development within existing communities where 

adequate infrastructure is available, including redevelopment of existing sites and filling of 
industrial and business parks. 

• Continue to use and promote the Rural Village Center zoning district established for the 
historical unincorporated villages to allow for mixed-use development. 
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Factor #2 The proposed use will not create an excessive demand on existing parks, schools, streets and 

other public facilities and utilities which serve or are proposed to serve the area; 
Finding #2 The proposed use will provide sanitary facilities for customers and residents, off-street parking 

for customers and residents, and access to the subject site will be gained from a well-
established and well-maintained County Road (Stark Road / CSAH 10). Further, the proposed 
use will have no impact on schools or other public facilities or utilities. Therefore, the County 
finds that the proposed Rural Retail Tourism use will not create an excessive demand on 
existing parks, schools or utilities which serve the subject site.  

 
Factor #3 The proposed use will be sufficiently compatible or separated by distance or screening from 

adjacent development or land so that existing development does not suffer undue negative 
impact and there will be no significant deterrence to future development; 

Finding #3 The proposed uses include a drive-through business to support a permitted use within the Rural 
Village Center (RVC) District as well as an accessory residential unit. Both commercial and 
residential uses exist within the immediate RVC District and, therefore, the County finds that 
the proposed uses are sufficiently compatible.  

 
Factor #4 The proposed use and site will have an appearance that will not have an adverse effect upon 

adjacent properties; 
Finding #4 The applicant has demonstrated through site renderings that the proposed uses and site will 

have a visually pleasing appearance. Therefore, the County finds that the appearance will not 
have an adverse impact on adjacent properties. 

 
Factor #5 The proposed use, in the opinion of the County, is reasonably related to the overall land use 

goals of the County and to the existing land use; 
Finding #5 The Chisago County Zoning Ordinance states that the Rural Village Center (RVC) District is 

intended to provide areas that will allow for retail and service businesses which are 
appropriately located in population centers in unincorporated areas. The County finds that the 
Chisago County Zoning Ordinance allows both proposed uses (Drive-Through Business and 
Accessory Residential Unit) as Conditional Uses in the Rural Village Center (RVC) District and 
meet the intent of the RVC District. 

 
Factor #6 The proposed use is consistent with the purposes of the Zoning Ordinance and the purposes of 

the zoning district in which the applicant intends to locate the proposed use; 
Finding #6 See Finding #5. 
 
Factor #7 The proposed use will not cause traffic hazard or congestion; and 
Finding #7 The subject site is situated at the intersection of two well-maintained, highly traveled County 

State Aid Highways (Stark Road / CSAH 10 and Cedarcrest Trail / CSAH 8). The Chisago County 
Highway Department has reviewed the proposed parking plan and required modifications – 
such as elimination of parking perpendicular to Stark Road / CSAH 10 – which will reduce 
potential for traffic hazards or congestion. Further, access points will be reviewed by the 
Chisago County Highway Department and approved only if found to be in compliance with the 
Chisago County Access Management Ordinance. 

 
Factor #8 The proposed use will not adversely impact existing nearby properties by intrusion of noise, 

glare or general unsightliness. 
Finding #8 Of the suggested intrusions (noise, glare, and general unsightliness), the County finds that the 

most likely intrusion impacting nearby properties would be the use of electronic devices such as 
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intercom systems, loudspeakers, order devices, speakers, or similar devices. Therefore, in an 
effort to mitigate potential intrusions, the County has prohibited the use of such electronic 
devices. The County finds no evidence to suggest that the proposed uses would cause glare, 
general unsightliness or other forms of intrusion upon nearby properties. 

 
NOW THEREFORE, BE IT RESOLVED that the Planning Commission of Chisago County, Minnesota hereby 
recommends approval of the request for Conditional Use Permit, subject to the following conditions: 
 
1. This Conditional Use Permit allows a Drive-Through Business and single Accessory Residential Unit in the 

Second Story. The property shall be developed and used in accordance with application materials kept on 
file with the Department of Environmental Services, including written narratives dated received April 18, 
2023 and May 1, 2023 and site plans dated received April 14, 2023 and May 2, 2023, except as specifically 
noted herein, and in accordance with the conditions contained herein. Any significant deviation or 
expansion, as determined by Chisago County Department of Environmental Services staff, shall require 
further review by the Planning Commission and approval by the County Board of Commissioners. 

Conditions Specific to the Approved Drive-Through Business: 

2. The Drive-Through shall be allowed to operate seven days a week, operating no earlier than 6:00 am and 
no later than 10:00 pm. 

3. Due to the current site dimensions / configuration and inability to meet required setbacks applicable to 
electronic devices, no electronic devices such as intercom systems, loudspeakers, order devices, speakers, 
or similar devices shall be allowed outside of the principal structure.  

4. The drive-through lane shall be designed and used for one-way traffic only. 

5. The drive-through lane shall have a minimum dedicated width of twelve feet (12’). 

6. Delivery trucks and other service vehicles must utilize the parking lot and shall not park on Stark Road / 
CSAH 10. 

7. The permit holder shall provide suitable storage containers for all waste material and all storage containers 
shall be screened. Further, the permit holder shall place refuse receptacles at all exist as well as one refuse 
receptacle per ten vehicle parking spaces within the parking area. 

8. All food and beverage preparation and/or sales shall comply with all applicable Minnesota Department 
of Health regulations. 

9. All liquor service shall comply with applicable Minnesota Department of Public Safety regulations, and 
Chisago County liquor licensing requirements. 

Conditions Specific to the Approved Accessory Residential Unit: 

10. There shall be only one Accessory Residential Unit allowed within the principal structure and it shall be 
located in the second story. 

General Conditions Applicable to Subject Site and Approved Uses: 

11. Exterior lighting shall be downcast and shall be designed and installed so as to limit light visible from and 
limit interference with adjacent public Rights-of-Way. The lighting plan shall be reviewed and approved by 
the Zoning Administrator. 

12. Noise generated from the approved uses, including the playing of music, shall be subject to the Chisago 
County noise standards contained in Zoning Ordinance Section 7.05. No undue or objectionable noise 
resulting from said uses shall be transmitted beyond the subject site’s property boundaries. Further, there 
shall be no outdoor amplified music at any time. 

13. The property owner shall request and obtain an administrative Variance from the Chisago County Highway 
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Department in order to have more than one access point from Stark Road / CSAH 10. 

14. The parking lot shall be surfaced with materials reviewed and approved by the Chisago County Highway 
Department. 

15. The permit holder shall accommodate all parking on-site and no customer or resident parking shall be 
allowed on Stark Road / CSAH 10. Further, no perpendicular parking shall be allowed adjacent to Stark 
Road / CSAH 10. 

16. The permit holder shall ensure that adequate access and parking is available and maintained to 
accommodate emergency vehicles. Local fire chief inspection and approval of drive access suitability for 
emergency access purposes shall be obtained prior to opening to the public.  

17. A Certificate of Occupancy will not be granted until such time that an approved septic system has been 
installed. Neither approved use shall commence until such time that a Certificate of Occupancy has 
been issued. 

18. During construction of the principal structure and parking lot, the permit holder shall install silt 
fencing at the toe of the slope to prevent debris from entering the wetland. 

19. Signage shall be permitted and installed in accordance with Chisago County Zoning Ordinance 
Section 4.14. 

20. The property and the uses thereon are subject to all applicable local and State codes, including 
Zoning, Building and Septic Codes. 

21. The property owner shall apply for and obtain a Construction Stormwater Permit from the 
Minnesota Pollution Control Agency (MPCA), if deemed necessary by the MPCA. 

22. The property shall be made open and available for regular inspection at any time during reasonable hours 
by the Chisago County Department of Environmental Services and/or any duly authorized law enforcement 
agency. 

23. Annual certification of the Conditional Use Permit is required. The permit holder shall notify the County 
annually that the activity permitted by the Conditional Use Permit is ongoing and the activities being 
conducted continue to adhere to the conditions of approval. Failure to maintain certification may be a 
basis to revoke the Conditional Use Permit. The property shall be made open and available for regular 
inspection at any time during reasonable hours by the Chisago County Department of Environmental 
Services and/or any duly authorized law enforcement agency.  
 
 
 

Adopted by the Planning Commission of Chisago County, Minnesota,  
this 1st day of June, 2023. 

 
    
 Chris DuBose __________ Dave Whitney __________  
 Eric Leivian __________ Jolene Wille __________ 
 Jim McCarthy __________ Chip Yeager __________ 
 John Sutcliffe __________  
 
 
 
______________________________ ATTEST: _______________________________ 
Chris DuBose  Beth Gervais   
Vice Chair  Land Services Coordinator  



Item No. 9a 

Staff Report 
 
TO:  Planning Commission 
FROM:  Beth Gervais, Land Services Coordinator   
SUBJECT: Consideration of Amendments to 2023 Meeting Schedule        
DATE:  June 1, 2023   
 

 
ACTION TO CONSIDER  

The Planning Commission will consider possible Amendments to the 2023 meeting schedule, specifically 
related to tour dates. 
 
DISCUSSION  

The Planning Commission adopted its 2023 meeting schedule on December 1, 2022. In addition to 
regular meeting dates and work session dates, the meeting schedule includes dates for monthly tours. 
Tours are typically scheduled on the Tuesday prior to regular meetings at 9:00 am. 
 
At the April 6, 2023 meeting, the Planning Commission briefly discussed the possibility of changing the 
day of the tour and ultimately motioned to initiate a review of the 2023 meeting schedule with the 
purpose of considering a change to tour dates. 
 
OPTIONS 

1. Take no action. The 2023 meeting schedule will remain as-is, with tours scheduled on the Tuesday 
prior to regular meetings. 

2. Amend the 2023 meeting schedule to change tour dates. 

3. Table action for further review and consideration. 
 
ACTION REQUESTED 

Consider possible Amendments to the 2023 meeting schedule and offer a motion accordingly.   
 
ATTACHMENTS 

1. 2023 Meeting Schedule 
 
 



Purpose: Date: Time: Location:

Application Deadline for Jan 5 Meeting Thursday, December 1, 2022 4:00 PM

Tour Tuesday, January 3 9:00 AM Depart from Chisago County Public Works

Regular Meeting Thursday, January 5 7:00 PM Government Center/Board Room 160A

Special Work Session Thursday, January 19 6:00 PM Government Center/Lower Conference Room 150B

Application Deadline for Feb 2 Meeting Friday, December 30, 2022 4:00 PM

Tour Tuesday, January 31 9:00 AM Depart from Chisago County Public Works

Regular Meeting Thursday, February 2 7:00 PM Government Center/Board Room 160A

Special Work Session Thursday, February 16 6:00 PM Government Center/Lower Conference Room 150B

Application Deadline for Mar 2 Meeting Wednesday, February 1 4:00 PM

Tour Tuesday, February 28 9:00 AM Depart from Chisago County Public Works

Regular Meeting Thursday, March 2 7:00 PM Government Center/Board Room 160A

Special Work Session Thursday, March 16 6:00 PM Government Center/Lower Conference Room 150B

Application Deadline for Apr 6 Meeting Wednesday, March 1 4:00 PM

Tour Tuesday, April 4 9:00 AM Depart from Chisago County Public Works

Regular Meeting Thursday, April 6 7:00 PM Government Center/Board Room 160A

Special Work Session Thursday, April 20 6:00 PM Government Center/Lower Conference Room 150B

Application Deadline for May 4 Meeting Friday, March 31 4:00 PM

Tour Tuesday, May 2 9:00 AM Depart from Chisago County Public Works

Regular Meeting Thursday, May 4 7:00 PM Government Center/Board Room 160A

Special Work Session Thursday, May 18 6:00 PM Government Center/Lower Conference Room 150B

Application Deadline for Jun 1 Meeting Monday, May 1 4:00 PM

Tour Tuesday, May 30 9:00 AM Depart from Chisago County Public Works

Regular Meeting Thursday, June 1 7:00 PM Government Center/Board Room 160A

Special Work Session Thursday, June 15 6:00 PM Government Center/Lower Conference Room 150B

Application Deadline for Jul 6 Meeting Thursday, June 1 4:00 PM

Tour Wednesday, July 5 9:00 AM Depart from Chisago County Public Works

Regular Meeting Thursday, July 6 7:00 PM Government Center/Board Room 160A

Special Work Session Thursday, July 20 6:00 PM Government Center/Lower Conference Room 150B

Application Deadline for Aug 3 Meeting Friday, June 30 4:00 PM

Tour Tuesday, August 1 9:00 AM Depart from Chisago County Public Works

Regular Meeting Thursday, August 3 7:00 PM Government Center/Board Room 160A

Special Work Session Thursday, August 17 6:00 PM Government Center/Lower Conference Room 150B

Application Deadline for Sep 7 Meeting Tuesday, August 1 4:00 PM

Tour Tuesday, September 5 9:00 AM Depart from Chisago County Public Works

Regular Meeting Thursday, September 7 7:00 PM Government Center/Board Room 160A

Special Work Session Thursday, September 21 6:00 PM Government Center/Lower Conference Room 150B

Application Deadline for Oct 5 Meeting Friday, September 1 4:00 PM

Tour Tuesday, October 3 9:00 AM Depart from Chisago County Public Works

Regular Meeting Thursday, October 5 7:00 PM Government Center/Board Room 160A

Special Work Session Thursday, October 19 6:00 PM Government Center/Lower Conference Room 150B

Application Deadline for Nov 2 Meeting Friday, September 29 4:00 PM

Tour Tuesday, October 31 9:00 AM Depart from Chisago County Public Works

Regular Meeting Thursday, November 2 7:00 PM Government Center/Board Room 160A

Special Work Session Thursday, November 16 6:00 PM Government Center/Lower Conference Room 150B

Application Deadline for Dec 7 Meeting Wednesday, November 1 4:00 PM

Tour Tuesday, December 5 9:00 AM Depart from Chisago County Public Works

Regular Meeting Thursday, December 7 7:00 PM Government Center/Board Room 160A
Special Work Session Thursday, December 21 6:00 PM Government Center/Lower Conference Room 150B

*Rescheduled Tour and/or Meeting Dates

Chisago County Government Center Chisago County Public Works

313 N. Main Street 31325 Oasis Road

Center City, MN 55012 Center City, MN 55012

Adopted by the Planning Commission on 12/01/2022

2023 Meeting Schedule 

Planning Commission

Chisago County, MN

All Tours, Regular Meetings and Special Work Sessions are open to the public. 

Public Comment is reserved for public hearing portions of meetings and at the discretion of the Planning Commission Chair.
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