
 
PLANNING & ZONING COMMISSION 

 
Agenda 

April 21 2026 
7:00 PM 

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES 
3A. March 17, 2026 regular meeting. 

 
4. PUBLIC DISCUSSION – Public comment on any item not otherwise listed on the agenda. 
 
5. PUBLIC HEARINGS 
5A. An application by Jerid Prahl for a Special Use Permit for the construction of a 2,400 square 
foot accessory structure located at 4311 Sugar Maple Drive and located in a R-3, Residential 
zoning district. 

 
5B. An application by Scannell Properties for a Commercial Industrial Development Permit 
for the construction of a 231,000 square foot office/freight distribution building, 591 space and 
parking and associated site improvements on a 47 acre parcel.  The property is located at 531x 
Miller Trunk Highway and is located in a BP – Hermantown Business Park zoning district. 

 
5C. An application by Scannell Properties for a Preliminary and Final Plat associated with the 
construction of a 231,000 square foot office/freight distribution building, 591 space and parking 
and associated site improvements on a 47 acre parcel.  The property is located at 531x Miller Trunk 
Highway and is located in a BP – Hermantown Business Park zoning district. 
 
6.  CONTINUING BUSINESS      
  
7. NEW BUSINESS 
   
8. COMMUNICATIONS 
Correspondence 2026-015 – 2026-020; 2026-022 – 2026-28; 2026-030; 2026-032; and 2026-
033; 2026-035 – 2026-036. 
 
9. COMMISSION MEMBER REPORTS 
 Joe Peterson 
 Corey Kolquist  
 Beth Wentzlaff 

 Kevin Hagen 
 Matthew Fournier 
 John Stauber 
 Amanda Radzak 
 Ryan Johnson 
 

ADJOURN 



 
 

PLANNING & ZONING COMMISSION 

March 17, 2026 Meeting Summary 

7:00 PM 

 

1. ROLL CALL 

Members Present: Joe Peterson; Corey Kolquist; Beth Wentzlaff; John Stauber; and Amanda 

Radzak 

 

Members Absent: Matthew Fournier; Ryan Johnson; and Kevin Hagen  

 

Others Present: Eric Johnson, Community Development Director; Dawn LaPointe, 4731 

Portland Rd.; Jason Warner, 3971 Stebner Rd.; and Jackie Dolentz, 5542 Old Hwy. 2. 

 

2. APPROVAL OF AGENDA 

Motion made by Corey Kolquist to approve the March 17, 2026 agenda as presented.  Seconded 

by Amanda Radzak.  Motion carried 4-0. 

 

3. APPROVAL OF MINUTES 

Motion made by Beth Wentzlaff to approve the December 16, 2025 minutes as presented.  

Seconded by John Stauber.  Motion carried 4-0. 

 

4. PUBLIC DISCUSSION 

Dawn Lapointe presented concerns associated with the proposed data center. 

 

  

5. PUBLIC HEARING 

5A. An application by Jason Warner for a Subdivision to create a 160-foot-wide parcel of 0.95 

acres and a 5.32-acre lot accessed by way of a flag lot of 50.97-foot width at 3971 Stebner Road.  

The property is located in an R-3, Residential zoning district. 

Eric Johnson, Community Development Director, presented Jason Warner’s application to create 

a flag lot on his 6.5-acre property at 3971 Stebner Road. The site (approx. 212’ x 1,325’) includes 

a home and two outbuildings on the northeast side. The proposal includes a new lot along the south 

border with a 51-foot-wide, 258-foot-long driveway and a main area of about 211’ x 927’. The 

two resulting parcels would be: 

• Parcel A: 0.83 acres (160’ x 225’) 

• Parcel B: 4.75 acres (includes driveway and main lot) 

The Applicant will transfer 7,000 sq. ft. to the northern neighbor for an existing pond. The current 

home and outbuildings will be sold, and the new lot will be used for a future home, pending city 

coordination for access and utilities. 
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 Motion made by Corey Kolquist to approve the application by Jason Warner for a Subdivision to 

create a 160-foot-wide parcel of 0.95 acres and a 5.32-acre lot accessed by way of a flag lot of 

50.97-foot width at 3971 Stebner Road.  The property is located in an R-3, Residential zoning 

district.  Seconded by John Stauber. Motion carried. 4-0. 

 

Councilmember Joe Peterson suggested that future flag lot requests be handled administratively 

by City staff rather than reviewed by the Planning & Zoning Commission. Further discussion will 

take place at the April Planning & Zoning meeting when additional members are present. 

 

 6.  CONTINUING BUSINESS 

None. 

  

7. NEW BUSINESS 

None. 

 

8. COMMUNICATIONS 

Correspondence 25-750 – 755; 25-757 – 761; 2026-008 –2026-010; 2026-013 (attached only is 

2026-013) and 2026-014. 

 

9. COMMISSION MEMBER REPORTS 

Joe Peterson – None 

Corey Kolquist – None 

Beth Wentzlaff – None 

Kevin Hagen – Absent 

Matthew Fournier – Absent 

John Stauber – None 

Amanda Radzak – None 

Ryan Johnson – Absent 

 

ADJOURN 

 

Motion made by John Stauber to adjourn the meeting.  Seconded by Amanda Radzak.  Meeting 

adjourned at 7:19 pm. 

 

Officiated by: 

 

 Transcribed by: 

   

 

Joe Peterson, Chairman  Mary Melde, Administrative Assistant 
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Hermantown Planning Commission 
Meeting Date: April 21, 2026 

Agenda Item: 5A 
 

  
 
 
5A. 4311 Sugar Maple Drive – Special Use Permit to construct an 2,400 square foot 
accessory structure in an R-3 zoning district 
  

Applicant:  Jerid Prahl 
 

 Case No.:  2026-08 SUP 
 

 Staff Contact: Eric Johnson, Community Development Director 
 

Request: Issue a special use permit for construction of an 2,400 square foot accessory 
structure and associated driveway in a R-3 zoning district 

  
RECOMMENDED ACTION: 

Staff recommends that the Planning Commission recommend approval of the proposed Special Use 
Permit for the construction of a 2,400 (40’ x 60’) square foot accessory building for City Council 
consideration subject to the attached conditions.  

 
DESCRIPTION OF REQUEST: 

The applicant (Jerid Prahl) desires to build an 2,400 square foot accessory structure on a property at 
4311 Sugar Maple Drive.  Construction of an accessory structure over 1,200 square feet in size is 
permitted with a Special Use Permit per Section 535.06.5 of the Zoning Ordinance.  The applicant is 
requesting approval for construction of a 2,400 square foot accessory structure.   
 

SITE INFORMATION: 
Parcel Size:  +/- 1.8 acres  
Legal Access:  4311 Sugar Maple Drive 
Wetlands:   Yes, as part of the original plat  
Existing Zoning:  R-3, Residential 
Airport Overlay:  Safety Zone 3 – height restrictions only 
Shoreland Overlay: No 
Comprehensive Plan: Residential 

 
BACKGROUND 

Accessory structures over 1,200 square feet in size are permitted only with a Special Use Permit in the 
R-3, Residential Zoning District.  The applicant is requesting approval to construct a 2,400 square foot 
accessory building.  The accessory building would be 40 feet by 60 feet in size, with 11-foot sidewalls.  
The overall height of the proposed building is approximately 21 feet.  The construction type would be 
slab-on-grade, with LP style siding with decorative rock wainscot and shingle roof.  The building will 
be used to house the applicant’s personal belongings.  No business activity is proposed as part of this 
use. 
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The proposed property is located on Sugar Maple Drive, and is comprised of two lots which have been 
combined to create a +/-1.8 acre parcel.  The proposed accessory structure is approximately 80 feet from 
the nearest neighboring structure and approximately 95 feet from Sugar Maple Drive. 
 
Section 535.06.5 of the Zoning Ordinance lists the dimensional requirements for accessory structures 
in excess of 1,200 square feet.  They are: 
 

Table 1.  Dimensional requirements 
for accessory structures in excess of 
1,200 square feet  

R-3 Requirement Provided  

Minimum depth of front yard from 
R.O.W. 

Equal to or greater than 
the building line of the 
primary structure 

+/- 95 feet (similar to primary 
structure) 

Minimum side yard setback Equal to the height of the 
accessory structure 

+/- 28 feet from east property 
line  
 

Minimum rear yard setback  Equal to the height of the 
accessory structure 

+/- 190 feet 

Minimum setback from primary 
structure 

10 feet +/- 20 feet 

Maximum building height 35 feet +/- 21 feet 
Maximum sidewall height 14 feet 11 feet 

 
 
There are several requirements that must be satisfied in order to qualify for a Special Use Permit, from 
Section 725 “Governing Criteria” of the Zoning Ordinance.   
 

1. Is the development compatible with development permitted under the general provisions of the 
Zoning Ordinance for lands in its vicinity? 

 There are no significant accessory structures in the vicinity of the property.  However, the Zoning 
 Ordinance allows for 35% lot coverage for structures on a property.  With the addition of a 2,400 
 square foot structure, the property would be at approximately 6.9%. 

 
2. Is the proposed use injurious to the use and enjoyment of the environment, or detrimental to the 

rightful use and enjoyment of other property in its vicinity?   
 The proposed accessory structure will not impact adjacent properties or the community in general.  
 The accessory structure will allow the owner to improve their property by providing storage for 
 personal property. 
 
3. Is the use consistent with the Comprehensive Plan and the spirit and intent of the Zoning 

Ordinance? 
 The proposed accessory structure is consistent with Comprehensive Plan recommendations for 
 residential areas of the City.  The Zoning Ordinance allows for up to 35% lot coverage for 
 structures with the proposed property being at 6.9% coverage after the construction of the 
 proposed accessory structure. The proposed use meets the performance standards set in Section 
 535.06.5 regulating accessory structures in excess of 1,200 square feet.  
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4. Will the use result in a random pattern of development, or cause negative fiscal and 

environmental effects upon the community? 
The Zoning Ordinance allows for 35% lot coverage for structures on a property.  With the addition 
of a 2,400 square foot structure, the property would be at approximately 6.9% 
 

5. Are there other criteria of the Zoning Ordinance that should be considered? 
The applicant has already combined the two parcels into a single one and has applied for a land 
disturbance permit. 

Wetlands 
The property was delineated as part of the development of the Maple Village plat.  In addition, the 
National Wetland Inventory does not show any wetland impacts associated with the proposed work.  
 
 
Summary 
The applicant meets the requirements for a Special Use Permit.  Staff recommends a motion to 
recommend approval of the application to the City Council, subject to included conditions.   
 
Recommendation 
Staff recommends approval of the Special Use Permit, subject to the following conditions: 
 

1. The approval is for a 2,400 square foot accessory structure on the property at 4311 Sugar Maple 
Drive (395-0134-00250) 

2. The proposed accessory structure shall meet all setback requirements for setbacks for Accessory 
Structures in the R-3 Zoning District.   

3. The proposed accessory structure location is depicted on the approved site plan.  If approved by 
the Community Development Director, the accessory structure may be placed in other locations on 
the site, however the 2,400 square foot accessory building will need to meet the minimum setback 
requirements and/or obtain a variance per Section 535.06.5 of the Zoning Ordinance. 

4. Erosion control measures shall be utilized and remain in place throughout the construction period 
and shall not be removed until vegetation is established on the site.   

5. Accessory structures shall not be utilized for any use or activity not otherwise allowed in the zone 
district in which such accessory building is to be located. 

6. No business activity is allowed in association with the accessory structure approval. 
7. The applicant shall sign a consent form assenting to all conditions of this approval.  
8. The applicant shall pay an administrative fine of $750 per violation of any condition of this 

approval.   
 

ATTACHMENTS 
• Location Map 
• Proposed Site Plan 
• Proposed Structure Image 
• Property Photos 
• Project Narrative 
• HOA Letter 



Location Map 
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Hermantown Planning Commission 
Meeting Date: April 21, 2026 

Agenda Item: 5B 
 

  
 
 

5B. Commercial Industrial Permit Application – Hawkline Business Center 
  

Applicant:  Scannell Properties #791, LLC 
 

 Case No.:  2026-07-CIDP 
 

 Staff Contact: Eric Johnson, Community Development Director 
 

Request: Commercial Industrial Development Permit request for a 
Warehouse/Distribution Facility 

 
 

DESCRIPTION OF REQUEST: 
Applicant (Scannell Properties #791, LLC) is requesting approval of a Commercial Industrial Development Permit 
(CIDP) for a 231,000 square foot warehouse/distribution facility, consisting of loading docks, trailer, van and auto 
parking along with stormwater management and site improvements.  The proposed project is located in the 
northwest quadrant of State Highway 53 and Lavaque Bypass Road and is in a Hermantown Business Park (BP) 
zoning district. 
 
SITE INFORMATION: +/- 46 acres  
 Legal Access:  Lavaque Bypass Road 
 Wetlands:  Yes – been delineated 
 Existing Zoning: BP 
 Airport Overlay: Yes – zones 2 and 3 
 Shoreland Overlay: No 
 Comprehensive Plan: Business and Light Manufacturing 
 
Background  
The Applicant is proposing the constructing of a 231,000 square foot warehouse/distribution facility in the 
northwest quadrant of Highway 53 and Lavaque Bypass (Project).  The proposed project consists of the following 
elements: 

• 231,000 square foot warehouse/distribution facility 
• Future phase area – +/- 7.1 acres 
• 516 parking spaces (20 – office, 114 – warehouse, 315 – delivery van, 67 – seasonal employee) +/- 15.4 

acres 
• New roadway right of way - +/- 1.0 acres 
• Existing roadway right of way for Lavaque Bypass Road - +/- 1.7 acres 
• 3 – stormwater detention basins - +/- 4.0 acres 
• Seed/sod or undisturbed areas - +/- 13.5 acres 

 
Process 
The applicant has applied for a Commercial Industrial Development Permit (CIDP) for the property.  The Planning 
and Zoning Commission reviews and acts on the CIDP.  The CIDP is specific to the site related work for the project 
and includes building sizes and placement, overall site layout, stormwater, utilities and screening and landscaping.   
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Any additional work/buildings after the approval of a CIDP would require the Applicant to a new CIDP for the new 
project work. 
 
Zoning Analysis: 
A Warehouse/Distribution Center is permitted in a BP zoning district with a CIDP.  The CIDP addresses 
dimensional standards; performance standards; building architecture; parking and circulation; lighting and 
landscaping. 
 
Setbacks 
Typical setback standards in the BP, Hermantown Business Park Zoning District and proposed setbacks are shown 
in Table 1: 
 

Zoning District: BP, Hermantown Business Park 
Type Required Proposed 
Min Lot Area 1 acre – within Airport Safety Zone 3 

2.5 acres – within Airport Safety Zone 
2 

+/- 46 acres 

Lot Width 100 feet +/- 625 feet minimum 
Front Yard 20 feet  +/- 570 feet 
Rear Yard 20 feet +/- 200 feet 
Side Yard 20 feet +/- 330 feet  
Lot coverage 65% 11.5% 
Maximum 
Building Height 

60 feet +/- 41 feet  

Parking 1 for each employee on the maximum 
working shift 

516 spaces 

 
 
Stormwater 
The Applicant is proposing that the stormwater for the Project will consist of a wet detention pond that outlets 
to the larger stormwater retention pond for the entire 46 acre site, which is located on the southwest quadrant of the 
property.  Impervious areas will be collected upstream of the pond and routed through a bay filter for treatment 
before discharging to the pond. 
 
The final and signed storm water management plan will be further developed as the project details are finalized.   
Once the application is found in compliance with the City storm water ordinance, a storm water certificate will be 
issued. 
 
Stormwater Utility Fees: 
The Stormwater Facility Fee for the proposed development will be calculated as a non-residential use and is 
calculated on the amount of impervious surface (buildings, parking, gravel areas) divided by 9,100 square feet, 
which is the Equivalent Residential Unit (ERU).  A stormwater fee will be calculated at the time of building permit 
submission with any credits will be required to be paid under current rates at the time. 
 
This application indicates 903,044 SF of newly created impervious area, which equates to 99 ERUs.  The project is 
eligible for up to a 50% reduction in stormwater fees with the construction of stormwater ponds which address rate 
and water quality. 
 
Utilities 
The City, property owner and Applicant have entered into an agreement for the expansion of public utilities to serve 
this site and project.  In addition, the City has a grant from MN DEED to cover a portion of the costs associated 
with the work. 



Hermantown Planning Commission             Agenda Item:  5B 
Meeting Date: April 21, 2026                Page 3  

 
The public utility expansion involves the following: 
 

• Installing a new lift station on NE corner of Hwy 53 & Lavaque Bypass Road 
• Boring a forcemain under Hwy 53 into the existing manhole outside the Aery apartment property 
• Extending water main on Lavaque Bypass to the southern cul-de-sac to the property 
• Improving the existing lift station on Ugstad Road in order to add capacity for the proposed development 

and future development opportunities within the area 
 
Once the City sanitary sewer and water mains are extended to the property, the Applicant will then extend 
the utilities into the site privately in order to provide connection to the proposed building and future 
outlot.  This work will be done at the Applicants expense. 
 
All of the design work will either be prepared and/or reviewed by the City Engineer. 
 
Road Improvements 
The Applicant is proposing two access points into the property.  A right in/out along Lavaque Bypass Road will be 
constructed as a public road/right of way with the entrance being approximately 680 feet north of the Highway 
53/Ugstad Road/Lavaque Bypass Road intersection.  As part of the overall project, the City, applicant and St. Louis 
County have entered into an agreement for the reconstruction of Lavaque Bypass as well as the intersection of 
Lavaque Bypass and Ugstad Road at the north end of the project area. 
 
The road improvements include: 

• Construction of a 400 foot long public road/cul-de-sac approximately 680 feet north of the Highway 
53/Ugstad Road/Lavaque Bypass Road intersection 

• Construction of a 650 foot long public road/cul-de-sac connecting to Ugstad Road 
• Construction of a roundabout at the intersection of Ugstad Road and Lavaque Bypass Road 
• Construction of a raised center median approximately 1,800 feet long from 500 feet north of the Hwy 

53/Ugstad Road/Lavaque Bypass Road intersection to the new roundabout 
 

Traffic 
The Applicant has completed a traffic study for the project.  The proposed development is anticipated to generate 
2,145 daily trips, including 266 trips during the AM peak hour and 173 during the PM peak hour. 
 
Airport Safety Zones 
The proposed project falls within Safety Zones 2 and 3 of the Duluth International Airport.  Approximately 70 
percent of the proposed building is within Safety Zone 2, which has a density limitation of 20 people per acre.  This 
portion of the property has approximately 21.2 acres within Safety Zone 2 which then has a density limitation of 
424 people.  The Applicant is approximating a total of 450 employees total for the facility with there being a 
maximum of 155 employees per shift, which is under the density limitation associated with Safety Zone 2.  
 
Architecture 
The proposed building will be constructed with precast concrete panels with three different gray colors.  The 
windows will be aluminum storefront style windows along with clerestory windows along all four facades. The 
main entry proposes a canopy above the doorways.  There are also proposed to be dock doors along two of the 
facades and drive-in doors along a third façade.  The Applicant will be responsible to apply for the necessary 
building and signage permits associated with the project. 
 
Landscape/Screening 
The Applicant is proposing 50 – 6 foot height evergreen trees, 64 overstory trees – 2.5 caliper inches (8 foot height) 
and 6 – 1.75 inch caliper (5’ minimum height) understory planting.  These proposed trees are generally planted 
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along the parking lot areas to provide screening where the lots abut the public roadway and/or stormwater basin. In 
addition to the trees, the Applicant is proposing 98 shrubs and 96 ornamental grasses. 
 
Lighting 
Lighting for the project will consist of perimeter site light incorporating downcast, shielded light.  Interior site 
lighting will consist of wall pack fixtures on the buildings and interior light poles in and around drive lanes, parking 
lots and sidewalk areas.  These fixtures are downcast, shielded light fixtures.   
 
Wetlands 
A wetland delineation was done as part of the site analysis for the project and was reviewed in the field in the fall of 
2024 and late summer 2025.  There will be wetland impacts associated with the proposed project as well as the City 
constructed cul-de-sac at the north end of the property with the impacts being viewed as a connected project. The 
City will require a wetland replacement plan documenting how any wetland impacts will be mitigated with this 
being required prior to the commencement of site work.  There are approximately 3 acres of wetlands proposed to 
be impacted as part of the entire project work. 
 
Park Dedication Fees 
The Applicant will be required to pay park dedication fees consistent with the requirements of the City Zoning 
Ordinance.  Payment is due at the time of approval of the Project or as agreed to in the development agreement. 
 
 
Summary 
Staff recommends approval Commercial Industrial Development Permit based on the findings of this report and the 
following: 
 

1. The Project meets the intent of the BP, Hermantown Business Park Zoning District, Chapter 5 Section 590 
and the overall goals and policies of the Zoning Ordinance.   

 
2. The Project meets the Comprehensive Plan for Business and Light Manufacturing, which is land guided for 

the integration of commercial and industrial land uses which are compatible with each other, including 
office, light industrial and retail/services uses. 

 
3. The Project hereby approved is hereby expressly subject to the following conditions: 

 
3.1 That the Project will be constructed as described in the plans accompanying the Application. 

 
3.2 The Zoning Administrator of the City of Hermantown shall be notified at least five (5) days in advance 

of the commencement of the work authorized hereunder and shall be notified of its completion within 
five (5) days thereafter. 
 

3.3 Applicant shall grant access to the site at all reasonable times during and after construction to 
authorized representatives of the City of Hermantown for inspection to see that the terms of this permit 
are met. 
 

3.4 Applicant/Property Owner is initially and continually in compliance with all of the ordinances and 
regulations of the City of Hermantown. 
 

3.5 Trees and brush cannot be burned on the Land, but may be chipped and shredded. 
 

3.6 An MPCA Stormwater Permit and erosion control measures must be in place prior to any construction 
on the Project. 
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3.7 All wetland impacts are to be approved by the Hermantown Technical Evaluation Panel prior to the 
commencement of construction activities. 

 
3.8 Receiving of any and all environmental and utility based permits (MPCA, MNDNR, Corps of 

Engineers, St. Louis County, etc.) associated with the Project. 
 

3.9 All utility line easements shall be observed and any encroachment into the utility right-of-way shall 
only be permitted with the written approval of the entity that owns the utility. 
 

3.10 Applicant/Property Owner shall take measures to control erosion that has the potential to damage 
adjacent land, and control sedimentation that has the potential to leave the site. 
 

3.11 Dimensional requirements of lots, setbacks, and rights-of-way shall be according to the site plan 
submitted with the Application and table 1 below. 

 

 
 

Zoning District: BP, Hermantown Business Park 
Type Required Proposed 
Min Lot Area 1 acre – within Airport Safety Zone 3 

2.5 acres – within Airport Safety Zone 
2 

+/- 46 acres 

Lot Width 100 feet +/- 625 feet minimum 
Front Yard 20 feet  +/- 570 feet 
Rear Yard 20 feet +/- 200 feet 
Side Yard 20 feet +/- 330 feet  
Lot coverage 65% 11.5% 
Maximum 
Building Height 

60 feet +/- 41 feet  

Parking 1 for each employee on the maximum 
working shift 

516 spaces 

 
 

3.12 The Applicant shall sign a consent form assenting to all conditions of this CIDP.  
 

3.13 Property Owner will provide for the ongoing maintenance of the drives, parking lots, landscaping 
features and other improvements constructed as part of the Project and also provide for snow removal, 
salting, sanding, and other such work within the development at Applicants cost and expense. 

 
3.14 The Applicant is required to submit final construction documents (water, storm sewer, sanitary 

sewer, drives, parking lots etc.) according to City standards and coordinated with the City Engineer 
which will be incorporated into the Development Agreement. 

 
3.15 The Applicant will be required to pay park dedication fees consistent with the requirements of the 

City Zoning Ordinance.  Payment is due at the time of approval of the Project or as agreed to in the 
development agreement. 

 
4. The approval given by this Resolution is not effective until Applicant executes and delivers an acceptance 

of the terms and provisions of this Resolution. 
 

5. The approval made by this resolution only extends to the Project as defined in this resolution.  
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6. The Applicant shall pay an administrative fine of $750 per violation of any condition of this Resolution.   

 
 
ATTACHMENTS: 

• Location Map 
• Site Plan 
• Grading Plan 
• Public Improvements Map 
• Landscape Plan 
• Proposed Building Images 

 



Location Map 
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Hermantown Planning Commission 
Meeting Date: April 21, 2026 

Agenda Item: 5C 
 

  
 
 

5C. Preliminary and Final Plat Application – Hawkline Business Center 
  

Applicant:  Scannell Properties #791, LLC 
 

 Case No.:  2026-07-CIDP/Plat 
 

 Staff Contact: Eric Johnson, Community Development Director 
 

Request: Commercial Industrial Development Permit request for a 
Warehouse/Distribution Facility 

 
 

DESCRIPTION OF REQUEST:  
  
Applicant is requesting approval of a Preliminary and Final Plat associated with the construction of a 231,000 
square foot warehouse/distribution facility in the northwest quadrant of Highway 53 and Lavaque Bypass (Project).  
The property is located in a Hermantown Business Park (BP) zoning district. 
  
SITE INFORMATION: +/- 46 acres  
 Legal Access:  Lavaque Bypass Road 
 Wetlands:  Yes – been delineated 
 Existing Zoning: BP 
 Airport Overlay: Yes – zones 2 and 3 
 Shoreland Overlay: No 
 Comprehensive Plan: Business and Light Manufacturing 
 
Development Details  
The Applicant is proposing the constructing of a 231,000 square foot warehouse/distribution facility in the 
northwest quadrant of Highway 53 and Lavaque Bypass (Project).  The proposed project consists of the following 
elements: 

• 231,000 square foot warehouse/distribution facility 
• Future phase area – +/- 7.1 acres 
• 516 parking spaces (20 – office, 114 – warehouse, 315 – delivery van, 67 – seasonal employee) +/- 15.4 

acres 
• New roadway right of way - +/- 1.0 acres 
• Existing roadway right of way for Lavaque Bypass Road - +/- 1.7 acres 
• 3 – stormwater detention basins - +/- 4.0 acres 
• Seed/sod or undisturbed areas - +/- 13.5 acres 

 
The project area is currently comprised of four parcels with the Applicant proposing to reconfigure the parcels into 
five parcels; 1) a 37.0 acre parcel for the proposed project; 2) a 7.1 acre lot for a future development project and 3) 
a 1.0 acre right of way deeded to the City for the purposes of building a future road which will provide access to 
Lavaque Bypass and 4) two parcels of 1.7 acres of right of way deeded to St. Louis County for Lavaque Bypass 
Road. 
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Zoning Analysis  
The entirety of the land area is zoned BP – Hermantown Business Park.    
  
Lot Size  
The proposed preliminary and final plat meets the BP – Hermantown Business Park dimensional standards for 
development for both the land areas located within Safety Zones 2 and 3 associated with the Airport safety zones.    
  
Setbacks  
The proposed site plan meets or exceeds the building setbacks associated with the BP – Hermantown Business Park 
zoning district. 
  
Utilities  
The City, property owner and Applicant have entered into an agreement for the expansion of public utilities to serve 
this site and project.  In addition, the City has a grant from MN DEED to cover a portion of the costs associated 
with the work. 
 
The public utility expansion involves the following: 
 

• Installing a new lift station on NE corner of Hwy 53 & Lavaque Bypass Road 
• Boring a forcemain under Hwy 53 into the existing manhole outside the Aery apartment property 
• Extending water main on Lavaque Bypass to the southern cul-de-sac to the property 
• Improving the existing lift station on Ugstad Road in order to add capacity for the proposed development 

and future development opportunities within the area 
 
Once the City sanitary sewer and water mains are extended to the property, the Applicant will then extend 
the utilities into the site privately in order to provide connection to the proposed building and future 
outlot.  This work will be done at the Applicants expense. 
 
All of the design work will either be prepared and/or reviewed by the City Engineer. 
 
Stormwater  
The Applicant is proposing that the stormwater for the Project will consist of a wet detention pond that outlets to 
the larger stormwater retention pond for the entire 46 acre site, which is located on the southwest quadrant of the 
property.  Impervious areas will be collected upstream of the pond and routed through a bay filter for treatment 
before discharging to the pond. 
 
The final and signed storm water management plan will be further developed as the project details are finalized.   
Once the application is found in compliance with the City storm water ordinance, a storm water certificate will be 
issued. 
  
Road Improvements 
The Applicant is proposing two access points into the property.  A right in/out along Lavaque Bypass Road will be 
constructed as a public road/right of way with the entrance being approximately 680 feet north of the Highway 
53/Ugstad Road/Lavaque Bypass Road intersection.  As part of the overall project, the City, applicant and St. Louis 
County have entered into an agreement for the reconstruction of Lavaque Bypass as well as the intersection of 
Lavaque Bypass and Ugstad Road at the north end of the project area. 
 
The road improvements include: 

• Construction of a 400 foot long public road/cul-de-sac approximately 680 feet north of the Highway 
53/Ugstad Road/Lavaque Bypass Road intersection 

• Construction of a 650 foot long public road/cul-de-sac connecting to Ugstad Road 
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• Construction of a roundabout at the intersection of Ugstad Road and Lavaque Bypass Road 
• Construction of a raised center median approximately 1,800 feet long from 500 feet north of the Hwy 

53/Ugstad Road/Lavaque Bypass Road intersection to the new roundabout 
 
Wetlands  
A wetland delineation was done as part of the site analysis for the project and was reviewed in the field in the fall of 
2024 and late summer 2025.  There will be wetland impacts associated with the proposed project as well as the City 
constructed cul-de-sac at the north end of the property with the impacts being viewed as a connected project. The 
City will require a wetland replacement plan documenting how any wetland impacts will be mitigated with this 
being required prior to the commencement of site work.  There are approximately 3 acres of wetlands proposed to 
be impacted as part of the entire project work. 
   
Park Dedication Fees  
The Applicant will be required to pay park dedication fees consistent with the requirements of the City Zoning 
Ordinance. Park dedication fees will be paid according to the Hermantown Fee Schedule. Those fees currently are:  
  
Development Type  Recommended  
Commercial and Industrial  $1,100/acre  
  
Summary:  
  
Staff recommends approval of the Preliminary and Final Plat based on the following findings:  

  
1. The proposed plat meets the intent of the BP – Hermantown Business Park Zoning District and the overall 
goals and policies of the Zoning Ordinance.    

  
2. The proposed plat meets the Comprehensive Plan criteria for development.  

  
3. The project will be served by public water and sewer which will be constructed by the applicant.  The new 
water and sewer main will be constructed by the City as part of a Development Agreement with the Applicant. 
 
4. Prior to starting any site work, the Applicant shall hold a preconstruction meeting with the appropriate 
development, construction, and City representatives.    
 
5. Prior to issuance of a building permit:  

a. All necessary permits shall be obtained.   
 
6. Erosion control measures shall be utilized and remain in place throughout the construction period, 
and shall not be removed until vegetation is established on the site. 
 
7.  Prior to issuance of a building permit, all necessary permits shall be obtained, including, without limitation, 
any stormwater permits required by the Minnesota Pollution Control Agency.    
 
8. The Applicant shall comply with the following conditions during construction:  

a. Development activity shall comply with all City noise ordinances.  There shall be no construction 
activity between the hours of 10 p.m. and 7 a.m.  
b. Loud equipment shall be kept as far as possible from adjacent residences.  
c. The site shall be kept free of dust and debris that could blow onto neighboring properties.  
d. Public streets shall be maintained free of dirt and shall be cleaned as necessary.  
e. The City shall be contacted a minimum of 72 hours prior to any work in a public street or right-of-
way.  Work in a public street shall take place only upon the determination by the Public Works Director 
that appropriate safety measures have been taken to ensure motorist and pedestrian safety.    
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f. No burning or burying of trees, stumps or brush is allowed on site.    
g. The Zoning Administrator may impose additional conditions if it becomes necessary in order 
to mitigate the impact of construction on surrounding properties.  

 
9. Prior to the issuance of any temporary or permanent occupancy permit the following shall be 
completed:  

a. All exterior building improvements shall be completed.  
b. All disturbed areas on the site shall be seeded or sodded.  

 
10. The Applicant shall pay a park dedication fee of $48,598.00 (44.18 acres x $1,100/acre).  The Applicant 
will be required to pay park dedication fees consistent with the requirements of the City Zoning Ordinance.  
Payment is due at the time of approval of the Project or as agreed to in the development agreement. 
 
11. The Applicant shall sign a consent form assenting to all conditions of this approval.   
 
12. The Applicant shall pay an administrative fine of $750 per violation of any condition of this approval.    
  
  
ATTACHMENTS:  
  

• Location Map  
• Preliminary Plat  
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