
  
File Number  PL 22-140 

 
Contact  John Kelley 

Type  Final Plat  
Planning Commission Date 

 September 13, 2022 

 
Deadline 
for Action 

Application Date  August 9, 2022 60 Days  October 8, 2022 

Date Extension Letter Mailed  August 23, 2022 120 Days  December 7, 2022 

Location of Subject  SLY 433 FT OF S1/2 OF SE1/4 LYING W OF A LINE COMM ON S LINE 1308.11 FT WLY OF SE COR 

THENCE RUNNING N 0 DEG 9' 52"W 433 FT EX WLY 66 FT (Duluth Heights) 

Applicant  Force 1, LLC Contact   

Agent  Robert R. Kanuit Contact   

 Legal Description  See attached 

Site Visit Date  September 2, 2022 Sign Notice Date  August 30, 2022 

Neighbor Letter Date  August 31, 2022 Number of Letters Sent  12 

 
Proposal 
Applicant is proposing to subdivide 12 acres of unplatted land into the Force 1 Commercial Development plat 
consisting of 3 building lots. 
 
Staff recommends approval, with conditions. 
 

 

Summary of Code Requirements  
The planning commission shall approve the application, or approve it with modifications if it determines that the 
application meets the following criteria (Section 50-37.5.H.3): 
(a) Is consistent with all applicable requirements of MSA 462.358 and Chapter 505; 
(b) Is consistent with the terms and provisions of the preliminary plat approval for the property; 
(c) Demonstrates that all required improvements have been installed or that (a) the applicant has signed a development 
agreement committing to construct those improvements within 2 years after approval of the final plat and (b) adequate 
security for the construction of the required improvements has been posted with the City pursuant to Section 50-
37.1.P. 
Once approved, the applicant shall file the plat in the office of the County Recorder within two years or the approval 
will lapse per Section 50-37.5.H.4. 
 

  Current Zoning Existing Land Use Future Land Use Map Designation 

Subject  R-2 and MU-C  Vacant/Undeveloped  Neighborhood Mixed Use 

North  RR-1  Vacant/Undeveloped  Open Space 

South  MU-P  Mixed Use Planned Development  Urban Residential 

East  MU-N  Commercial  Neighborhood Commercial 

West  R-2  Church  Urban Residential 



Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 
 
Governing Principle #5 – Promote reinvestment in neighborhoods.  New development should strengthen commercial 
centers or diversify residential opportunities.  This project creates commercial development along a main traffic 
corridor in the Duluth Heights neighborhood.  The development is located across the road from a mixed use planned 
development that will include commercial and multi-family residential development.  The project is sited adjacent to 
existing transportation and utility infrastructure. 
 
Governing Principle #8 – Encourage a mix of activities, uses, and densities.  This project provides commercial uses in 
proximity to multi-family and single-family housing along a main transportation corridor. 
 
Governing Principle #12- Create efficiencies in delivery of public services.  This project will require minimal extension 
of utility infrastructure while utilizing existing transportation, public safety, and other City services.  This allows the City 
to serve more residents on existing infrastructure which reduces the overall cost to all of the City’s landowners. 
 
Zoning: 
Residential-Urban (R-2):  Multi-family apartments and townhouses, in an urban setting as well as single-family 
detached dwellings, duplexes and group living accommodations.  Intended primarily for locations closer to commercial 
and mixed-use activity centers, and may serve as a transition between lower-density residential areas and more 
intense commercial and mixed use neighborhoods. 
 
Mixed-Use Commercial (MU-C):  The MU-C district is established to provide for community and regional commercial 
development along commercial corridors and nodal centers. Intended non-residential uses include retail, lodging, 
service, and recreational facilities needed to support the community and region  
 
Future Land Use: 
Neighborhood Mixed Use:   A transitional use between more intensive commercial uses and purely residential 
neighborhoods. Includes conversions of houses to office or live-work spaces. May include limited commercial-only 

space oriented to neighborhood or specialty retail markets. 
 
Related files: 
PL 22-096 Concept Plan. Approved by Land Use Supervisor on 6/16/22. 
PL 22-103 Preliminary Plat.  Approved by Planning Commission on 7/12/2022. 
 
 



 

Staff Recommendation 

 
Based on the above findings, staff recommends that Planning Commission approve the application with the following 
conditions: 

1. The final plat must be recorded in the office of the County Recorder as provided in MSA 505.4 and that such 
recording be completed within 2 years of the approval of the plat. 

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 review; however, no such administrative approval 
shall constitute a variance from the provisions of Chapter 50.   

 

Review and Discussion Items 

Staff finds: 
1) The proposal is to subdivide 12 acres of unplatted land into the Force 1 Commercial Development plat consisting of 

3 building lots.  The site is currently vacant land.  The lots as shown in the preliminary plat can accommodate 
reasonably-scaled commercial development. 

2) Lot 1 (6.4 acres), zoned R-2 (Residential-Urban), is proposed to be developed in a later phase. Lots 2 and 3 are 
intended for commercial uses and will require a MU-C Planning Review per the UDC. 

3) The Planning Commission’s approval of the Preliminary Plat was conditioned on these items: 
a. Applicant shall submit a financial security in the form of a cash escrow or Letter of Credit in the amount of 33% 

of the installed value of the traffic signal at Stanford Avenue and West Arrowhead Road.   
b. A tree inventory and tree replacement plan be approved for Lot 1 prior to any site development activity 

including the issuance of a grading and soil erosion permit.   
c. That a wetland delineation and mitigation plan be approved prior to final plat approval. 
d. That public utility easements be shown on the final plat for all public water and sewer mains for all lots. 

4) Below is staff’s response on the satisfaction of the preliminary plat conditions listed above: 
a. The applicant will not need to provide a financial security for the traffic signal. St. Louis County has stated that 

they will commit to funding 75 percent of the cost (covers the east, west and north legs) and the City of Duluth, 
by agreement, will commit to funding 25 percent of the cost (covers the south leg).  Maintenance of this traffic 
signal system would be shared between St. Louis County and the City of Duluth.   

b. A tree inventory and tree replacement plan be approved for Lot 1 prior to any site development activity 
including the issuance of a grading and soil erosion permit.  This can be reviewed and approved at the time of 
building permit submittal.   

c. The wetland delineation and mitigation plans were approved by the Technical Evaluation Panel. 
d. There will be no public water or sewer line easements.  

5) Staff finds that, other than the items addressed above, the final plat conforms to the requirements of Sec 50‐37.5. 
and is consistent with all applicable requirements of MSA 462.358 and Chapter 505. 

6)  No City, citizen or other agency comments have been received to date. 
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Prepared by:  City of Duluth Community Planning Division, May 3, 2019.  Source:  City of Duluth.
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contained in this map or electronic document is accurate.
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