
 
File Number  PL 23-198 Contact  Chris Lee, clee@duluthmn.gov 

Type  Special Use Permit - Restaurant Planning Commission Date  December 12, 2023 

Deadline 
for Action 

Application Date  November 2, 2023 60 Days  January 1, 2024 

Date Extension Letter Mailed  November 10, 2023 120 Days  March 1, 2024 

Location of Subject  7002 W Grand Avenue – Former Gas Station 

Applicant  Duane Carlson Contact  

Agent  Contact  

Legal Description  PID: 010-2420-02140  

Site Visit Date  November 28, 2023 Sign Notice Date  November 28, 2023 

Neighbor Letter Date  November 21, 2023 Number of Letters Sent  24 
 
Proposal 
A Special Use Permit to operate a restaurant in the existing building.  The project will consist of a 2,861 sq. ft. pizza 
restaurant with related parking and landscaping. 
 
Recommended Action: Approve with conditions. 

 

 
Summary of Code Requirements  
50-23 Connectivity and Circulation – Focuses on pedestrian and bicycle accommodations. 
50-24 Parking and Loading – Addresses required parking spaces, loading docks, and snow storage. 
50-25 Landscaping and Tree Preservation – Landscaping requirements and tree preservation 
50-26 Screening, Walls, and Fences – Screening of equipment, loading areas, etc., plus fences & retaining walls.  
50-29 Sustainability Standards – Sustainability point system for new development.  
50-30 Design Standards – Building standards for multi-family, commercial, institutional, and industrial buildings. 
50-31 Exterior Lighting – Directs the minimum and maximum illumination values and lighting fixtures for a site. 
50-37.11 Planning Review – Planning Commission shall approve the Planning Review or approve it with modifications, if it is 
determined that the application complies with all applicable provisions of this Chapter. 

Sec. 50-20.3.Q – Restaurant Use Specific Standards.  
1. Shall not exceed 5,000 sq ft.; 2. Drive-ins and drive-throughs for restaurants are allowed in the, MU-C, district; 3. Drive-

 Current Zoning Existing Land Use Future Land Use Map Designation 
Subject  MU-N  Vacant  Traditional Neighborhood/Open Space 
North  MU-N  Highway 

 

 

 Traditional Neighborhood 

South  R-1  Railroad  Traditional Neighborhood/Open Space  
East  R-1  Vacant  Traditional Neighborhood/Open Space 
West  MU-C  Highway  Traditional Neighborhood 



through lanes shall allow for stacking space for 5 cars; 4. Drive-through speaker boxes. 
 

Comprehensive Plan Governing Principles and/or Policies and Current History (if applicable): 
Governing Principle # 1- Reusing of previously developed lands: this proposal is utilizing existing developed lands for a new 
user. 

Future Land Use – Open Space: High natural resource or scenic value, with substantial restrictions and development 
limitations. Primarily public lands but limited private use is anticipated subject to use and design controls. 

Traditional Neighborhood: Characterized by grid or connected street pattern, houses oriented with shorter dimension to the 
street and detached garages, some with alleys. Limited commercial, schools, churches, and home businesses. Parks and open 
space areas are scattered through or adjacent to the neighborhood.  

History: The site is currently home to a former gas station.  The tanks have been removed and the fuel pumps removed.  
Review and Discussion Items 
Staff finds that: 
1. The proposed pizza restaurant will be 2,861 sq. ft with some indoor seating for ordering and service. There is no drive-

through proposed for the restaurant.  
2. No other use specific standards for a restaurant are applicable in the MU-N zone district. 
3. The site plan shows 14 parking spaces for the proposed restaurant.  This meets the minimum required (6.5 parking 

spaces per 1,000 sq. ft. of building area for restaurants or 40 stalls).  
4. The landscape plan submitted indicates 12 trees and 24 shrubs exceeding the minimum required for the site. These trees 

and shrubs will be planted to meet the 30% parking coverage directly adjacent to the site and in surrounding parking 
areas. This is an alternative landscape design approved by the Land Use Supervisor.  Staff determined that the alternative 
design would present a higher chance of survivability due to the harsh environment being adjacent to a state highway. 

5. HVAC mechanical units are not shown and will need to be screened from view, which can be verified at time of building 
permit application. 

6. Trash screening is shown on the plans with compliant materials.   
7. Ground-mounted signs indicated on plans are not part of this review and are subject to separate sign permits. 
8. Sustainability and building design standards do not apply due to the size of the structure. 
9. A photometric plan with fixture details indicates code complaint lighting will need to be verified at the time of building 

permit application. 
10. MnDOT has commented that a new access permit will be required.  MnDOT requires new access permits for an existing 

access when a change of use occurs.  The two existing accesses on Highway 23 previously were for a C-Store/Gas Station. 
11. No public, agency, or City comments were received at the time of drafting this report. 
12. The permit will lapse if no activity takes place within 1 year of approval. 
Staff Recommendation 
Based on the above findings, staff recommends that Planning Commission approve the Special Use Permit with the following 
conditions: 

1. The project be limited, constructed, and maintained consistent with plans submitted and included in this report; 
2. Any alterations to the approved plans that do not alter major elements of the plan may be approved by the Land Use 

Supervisor without further Planning Commission approval; however, no such administrative approval shall constitute 
a variance from the provisions of Chapter 50. 
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