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Phone: 218/730.5580 Fax: 218/723-3559 

 
 
File Number 

 PL17-101 
 
Contact 

 Steven Robertson 

Type UDC Map Amendment (Amend Existing           

R-P Concept  Plan) 

 
Planning Commission Date 

 August 8, 2017 

 
Deadline 

for Action 

Application Date  June 30, 2017 60 Days  August 29, 2017 

Date Extension Letter Mailed  July 27, 2017 120 Days  October 28, 2017 

Location of Subject  Rockridge School, 4849 Ivanhoe Street 

Applicant  ISD 709 Contact   

Agent  David Spooner Contact   david.spooner@isd709.org 

Legal Description  Attached 

Site Visit Date  July 31, 2017 Sign Notice Date  July 20, 2017 

Neighbor Letter Date  July 28, 2017 Number of Letters Sent  54 

 

Proposal 

Applicant is requesting to amend an approved concept plan to change the use and density of the approved 
concept plan.  Applicant is requesting that Day Care/Specialized Education of up to 175 persons be allowed.  Any 
amendment to the Regulating plan that involves changes to land use, density, or height is required to follow the 
rezoning process and receive approval from City Council. 

 
 

 

Summary of Code Requirements  

UDC Sec. 50-14.07.E: The establishment of an R-P district requires rezoning the property per Section 50-37.3 
from a current zone district to R-P and the approval of an R-P plan per Section 50-37.11. that governs the uses, 
location, density, dimensional standards and character of the proposed project.  

 

UDC Sec. 50-14.07. I: Applications to amend an existing R-P plan shall follow the process described in Section 
50-37.3 if they relate to uses, densities, or height. All other amendments shall follow the process in Section 50-
37.11. 

 

 

 Current Zoning Existing Land Use Future Land Use Map Designation 

Subject  R-P  Former school property (vacant)  Traditional Neighborhood 

North  P-1  Preservation  Park 

South  R-1  Residential  Traditional Neighborhood 

East  R-1  Residential  Traditional Neighborhood 

West  R-1  Residential  Traditional Neighborhood 



Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 

History: This site is part of the property that contains the former Rockridge Elementary School. In 2011, the City 

conducted a study of the Rockridge school site and as a result changed the Future Land Use Map for the site from 

Institutional to Traditional Neighborhood. In 2014, the area was rezoned to Residential-Planned. A portion of the 

right of way was vacated in 1964, but a utility easement was maintained (actively being used by an eight-inch 

sewer pipe).   A 20-foot pedestrian easement was dedicated in 2014, and amended in 2016.  This is an easement 

only, no trail has been constructed as of yet, and there is no current city plan for the creation if this trail. Since 

2012, Rockridge Elementary School has been closed and the building is vacant. 

 

Future Land Use, Traditional Neighborhood. Characterized by grid or connected street pattern, houses oriented 
with shorter dimension to the street and detached garages, some with alleys. 4-8 units/acre. 

Governing Principle #1- Reuse previously developed lands, Governing Principle #6 – Reinforce the place-specific 

 

Review and Discussion Items 

 

1.) The Minnesota Planning Act provides that zoning (an "official control") should implement the general objectives 
of the Comprehensive Plan and appellate courts have issued decisions that zoning must comply with the 
Comprehensive Plan or else be considered arbitrary and capricious.  

 

2.) Site was rezoned to R-P (Residential-Planned) in 2014. The R-P zone district was established to provide a 
flexible development option for residential projects and is consistent with the comprehensive plan future land use 
designation of Traditional Neighborhood. 

 

3.) To rezone to R-P, the applicant provided a Concept Plan showing uses and densities for the site. In 2014, two 
development areas were approved; Parcel A (existing school) would allow multi-family dwellings, a residential 
care/assisted living facility, government building, residential assembly, nursing home, and/or daycare in the 
existing building. Additions to the building would be allowed, providing the building does not exceed 40,000 sq ft 
(existing building is 30,671 sq ft) and 30 dwelling units. Parcel B would allow single-family homes. The concept 
plan also included four areas of common open space to remain undeveloped (a total of 30% of the R-P area), and 
a new unimproved pedestrian easement connecting surrounding neighborhoods to Hawk Ridge. Parcel B was sold 
to a private party in 2016, but Parcel A, which is approximately 10 acres in size, remains under the ownership of 
the school district. This zoning application directly impacts Parcel A, but does not alter the allowed uses, density, or 
height of Parcel B. 

 

4.) Following rezoning, R-P districts must submit a detailed Regulating Plan for approval by the Land Use 
Supervisor. Requirements of the Regulating Plan are listed in UDC Section 50-14.7.E and 50-14.7.F. The 
Regulating Plan must be consistent with the Concept Plan and must be approved by the Land Use Supervisor 
before any building permits can be issued for the property. A regulating plan has yet to be reviewed or adopted for 
this development.  Items to mitigate any land use conflicts, such as more stormwater controls to limit offsite 
stormwater runoff, better delineation/signage between public and private property, or additional buffering or 
screening between the school and potential residential dwellings to the south (Parcel B), could be included in a 
future regulating plan prior to issuing building permits. 

 

5.) The proposed revision to the concept plan of the land use of Day Care/Specialized Education of up to 175 
students is are not anticipated to result in material adverse impacts. The proposed use of the school will have 
similar traffic impacts (up to 4 buses, and up to 50 employees, but no student/parent vehicular traffic) as when the 
school was operational earlier in the decade. This amendment is in compliance with the City’s Comprehensive 
Land Use Plan’s Governing Principles and Policies in addition to the Future Land Use Map. 

 

6.)  No comments have been received from the public. No other public, agency, or City comments were received. 
The city staff had a small meeting with the Friends of Rockrdige community group on Thursday, July 20, 2017. 
 



Staff Recommendation 
 
Based on the above findings, Staff recommends to Planning Commission that the proposed amendment to change 
the density and land use of the Rockridge R-P Concept Plan be recommended for approval by City Council for the 
following reasons: 
 

1) This proposal is consistent with the Comprehensive Land Use Plan, 
2) The proposal amendment to the Regulating Plan District is consistent with the future land use category 

“Traditional Neighborhood” 
3) Material adverse impacts on nearby properties are not anticipated. 
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Transportation and Utilities

The City of Duluth has tried to ensure that the information   
contained in this map or electronic document is accurate.
The City of Duluth makes no warranty or guarantee
concerning the accuracy or reliability. This drawing/data
is neither a legally recorded map nor a survey and is not
intended to be used as one.  The drawing/data is a
compilation of records, information and data located in
various City, County and State offices and other sources
affecting the area shown and is to be used for reference
purposes only. The City of Duluth shall not be liable for
errors contained within this data provided or for any
damages in connection with the use of this information
contained within. Aerial photography flown 2016
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The City of Duluth has tried to ensure that the information   
contained in this map or electronic document is accurate.
The City of Duluth makes no warranty or guarantee
concerning the accuracy or reliability. This drawing/data
is neither a legally recorded map nor a survey and is not
intended to be used as one.  The drawing/data is a
compilation of records, information and data located in
various City, County and State offices and other sources
affecting the area shown and is to be used for reference
purposes only. The City of Duluth shall not be liable for
errors contained within this data provided or for any
damages in connection with the use of this information
contained within. Aerial photography flown 2016
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 05/06/14  

 

Rockridge School Site 
Concept Plan Table 50-14.7 

 

Area / Category Permitted Uses Density 
Maximum 

Height 

A 

Household Living 
Group Living 
Community 
Cultural 
Health Care 
Personal Services 

 
Dwelling, multi-family 
Residential care /assisted living 
Government building 
Religious assembly, small 
Nursing home 
Day Care 
 

30 dwelling or care 
units; maximum 
40,000 sq.ft. 

35 ft. 

B Single-family Dwelling, One Family 
Per R-1 District 
Dimensional Standards 

30 ft. 

  
Common Open 
Space 

Unimproved and undeveloped Land 
 

NA NA 

 
Pedestrian 
Easements 

Unimproved pathway to and from 
public lands (Hawk Ridge Area) and  
adjoining neighborhoods 

NA NA 

 Existing Easement 
Maintains pedestrian connectivity 
between neighborhoods 

  

     

     

 

 Previous Base Zone District Parcels A and B : R-1 

 Steep slopes north of existing building to be undeveloped 

 Common Space: 30% of total R-P area 

 Vacated section of Norwood Street remains undeveloped between Parcel A and Parcel B 

to create a buffer between uses. 

 Existing school building will be reused for Parcel-A development with possible addition 

within density as defined in table above; any additions or exterior remodeling to existing 

structure will be consistent with the architecture of existing building features. 

djspoo
Typewritten Text
/ Specialized Education

djspoo
Typewritten Text
175 Educational Students
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