
Regular Meeting of the Planning Commission 
Tuesday, July 9, 2019 

7 pm Regular Meeting 
101 14th St, Cloquet, MN 55720 

 
 
 
 
AGENDA 
 

1. Call to Order 
 

2. Roll Call 
 

3. Additions/Changes to the Agenda 
 

4. Minutes from the June 11, 2019 Planning Commission meeting 
 
        ______________ 
 

5. Zoning Case 19-03; 14th Street Apartments, Final Plat and Site Plan 
 

______________ 
 

6. Commissioner’s Questions/Comments 
 

7. Adjourn 
 
NEXT MEETING:   
August 13th @ 7 pm 
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CALL TO ORDER 
 
Chairman Wilkinson called the meeting to order at 7:00 p.m.  
 
ROLL CALL 
 
Attending: Planning Commission members: Elizabeth Polling, Terri Lyytinen, John Sanders, 
Mark Cline, Philip Demers and Uriah Wilkinson; City: Al Cottingham.  
 
Absent: None.   
 
Others Present: Louie Bonneville. 
 
ADDITIONS/CHANGES TO THE AGENDA 
 
None. 
 
AGENDA ITEMS 
 
May 28 , 2019 Meeting Minutes 
Chairman Wilkinson asked for any corrections or additions. 
 
Motion: Commissioner Polling made a motion to approve the Planning Commission 

meeting minutes from May 28, 2019, Commissioner Lyytinen seconded. 
(Motion was approved 6-0).   

 
Zoning Case 19-09: Conditional Use Permit for Louie Bonneville 
Chairman Wilkinson reviewed the public hearing procedures and format and opened the public 
hearing for Zoning Case 19-09, Conditional Use Permit for Louie Bonneville, 1418 Fairview 
Avenue. Chairman Wilkinson asked Mr. Cottingham to provide an overview.  Mr. Cottingham 
stated Mr. Bonneville is proposing a Conditional Use Permit to allow a double wide mobile 
home in the R2 – One- and Two-Family Residence District.  He noted there was a neighbor 
present before the meeting who inquired if the existing home was to be torn down and if the unit 
was new.  He was informed that the existing home would be torn down and an engineered slab 
poured, and a new unit would be placed on the slab.  He stated Mr. Bonneville was present to 
answer any questions.    
 
Mr. Bonneville stated he did not have anything to add and was there to answer any questions.  
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Commissioner Sanders inquired as the status of the garage in relation to Chapter 17.5.01 height 
of the accessory structure since it would probably be taller than the principal building. 
 
Mr. Cottingham stated that the accessory structure would be grandfathered in and if ever 
destroyed it would need to meet the Ordinance requirements. 
 
Commissioner Sanders inquired as to the required side yard setbacks. 
 
Mr. Cottingham stated that the combined side yard setbacks needed to be a minimum of 15 feet 
with a minimum of 5 feet allowed.  Since the setback to the east property line was well over 10 
feet then the setback to the west property line could be as close as 5 feet. 
 
Commissioner Cline stated he was concerned with allowing this type of dwelling in the city and 
the impacts they have on home values.  He was concerned with the maintenance and upkeep and 
how they aren’t as good as a stick build home. 
 
Mr. Cottingham noted the state law was changed a number of years ago that prohibited cities 
from not allowing mobile homes in their cities where a single-family home was allowed. 
  
There being no further discussion Chairman Wilkinson closed the public hearing and looked for 
a motion. 
 
Motion: Commissioner Lyytinen made a motion to approve Resolution No. 19-09, A 

Resolution Recommending the City Council Approve the Conditional Use 
Permit for Louie Bonneville, Commissioner Demers seconded. (Motion was 
approved 6-0). 

 
Mr. Cottingham noted that Planning Commission is only an advisory board and this 
recommendation would be forwarded to the City Council for action at their meeting on June 18, 
2019 at 7:00 pm. 
 
Commissioner’s Questions/Comment 
Commissioner Sanders inquired if when Mike Acheson submits and application would we notify 
all property owners that signed the petition against his request. 
 
Mr. Cottingham stated that this will be a conditional Use Permit and we are required to notify 
property owners within 350 feet which does not include all parties who signed the petition.  If 
this is the desire of a majority of commissioner’s, then he would do this however he warned of 
the precedent that this will set for future applications. 
 
A census of the majority of the commissioner’s was to notify all parties who signed the petition. 
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Commission Sanders stated that the City Council should state why they are going against the 
Planning Commission recommendation on request.  This would be very helpful for the 
commission with future applications. 
 
Mr. Cottingham stated he would pass this onto the City Council. 
 
The Commission discussed holding a meeting on June 25th for the 14th Street Apartments and 
were willing to hold the meeting provided the City Council would be meeting on July 2nd. 
 
Next Meeting 
June 25, 2019 
 
 
Meeting adjourned 7:32 p.m. 
 
Respectfully submitted, 
 
 
_________________________________________ 
Al Cottingham, City Planner/Zoning Administrator  
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PLANNING COMMISSION MEMO 
 
 
To:   City of Cloquet Planning Commission 
From:   Al Cottingham, City Planner/Zoning Administrator 
Date:   June 27, 2019 
 
 
ITEM DESCRIPTION: Zoning Case 19-03: Final Plat and Site Plan – Blackhoof 

Development, 14th Street Apartments 
 
 
Background 
In 2007 and 2008 the City approved the Master Plan, Grading Plan, Utility Plan, Site Plan and 
Common Interest Community Plat for Blackhoof Development.  The Master Plan called for 5 
(five) 18 (eighteen) unit apartment buildings to be constructed as part of the development.  Since 
the approval one of the buildings has been constructed along with associated parking.   
 
This project is somewhat unique in that the property is owned by the City and is being purchased 
by the developer as he constructs additional phases of the development.  The property to the 
north and east of the complex will be retained by the City for future park development.  The 
access drive and storm ponding area located to the north and east of the development will be 
owned by the City with the maintenance of them being done and paid for by the development. 
 
On December 18, 2012 the City Council approved a site plan/master plan amendment/final plat.  
The revised Master Plan has 1 (one) 18 (eighteen) unit building, 1 (one) 22 (twenty-two) unit 
building, 1 (one) 36 (thirty-six) unit building, an 8 (eight) stall garage and a 10 (ten) stall garage. 
 
In 2012, the City Council approved the First Amendment to Common Interest Community 
Number 5 14th Street Apartments Planned Community.   
 
The Final Plat submittal is for the Second Amendment to Common Interest Community Number 
5 14th Street Apartments Planned Community which will create the lot for the third and final 
phase of the project. 
 
The Site Plan is for the 36-unit building and 20 stall detached garage for property located 
southeast of 2010 14th Street. 
 
Final Plat  
Attached, the Commission will find the Final Plat for the development.  The Final Plat will 
create a lot, Unit 3 for where the proposed Building 3 will be located. 
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The Final Plat is consistent with the approved preliminary plat that was approved in 2008 and 
revised in 2012.  There are a number of easement documents that will need to be filed and 
recorded after the final plat is recorded.  
 
Site Plan 
Attached, the Commission will find the following plans for this development: 
• Site Development Plan 
• Site Grading Plan 
• Site Landscape Plan 
• Site Lighting Plan 
• Building Elevations  
 
Stormwater Management: (Section 18.6) 
The developer has also run a hydraulic model for storm water which has been reviewed by the 
City Engineer and meets requirements.   
 
The Code requires private stormwater areas to meet the following requirements: 
1. A permanent public easement shall be provided to the city for access for inspection and/or 
maintenance purposes. Cost incurred by the city for any maintenance of private systems will be 
billed and/or assessed to the owner/operator. 
2. Recorded inspection and maintenance agreements that define inspection and maintenance 
responsibilities are required.  A minimum annual inspection for private systems shall be 
required.  These requirements are transferrable to any party that becomes the owner/operator of 
the site. 
3. An inspection and maintenance plan shall be developed, approved and included as an 
attachment to the maintenance agreement.  At a minimum, maintenance plans must include the 
following: 
  a. Responsible person(s) for completing inspections and conducting maintenance. 
  b. Frequency of inspections and maintenance. 
  c. Inspection checklist and type of maintenance anticipated. 
4. If site configurations or structural stormwater BMPs change, causing decreased BMP 
effectiveness, new or improved structural stormwater BMPs must be implemented to meet the 
requirements of this section. 
5. The property owner shall keep on file all structural stormwater BMP annual inspection and 
maintenance records for 5 years and submit to the City as requested. 
6. The City shall require the submittal of a letter of credit or other financial security in a form 
acceptable to the city in the amount of $5,000 to ensure the stormwater treatment systems are 
installed correctly and in accordance with this ordinance. 
 
Impervious Surface: (Section 17.6.07, Subd. 5. F) 
The site by itself exceeds the maximum impervious surface but is consistent with the master 
site/development plan that was approved. All I can figure is that they took into account the green 
space that would be future city park and used that to offset the impervious surface requirements. 
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Building Setbacks: (Section 17.5.07, Subd. 5. B) 
The site does not have a true front yard since it does not abut a public road, so I figured the east 
side to be the front since it abutted the right of way easement.  This would make the north and 
south lines the side yards and the west line the rear yard for setback purposes.  The proposed 
building location meets the minimum setback distance from all of the property lines. 
 
Landscaping: (Section 17.5.04 Subd. 5.) 
The landscape plan shows 19 overstory plantings and 35 shrubs, the site is required to have 19 
overstory plantings in addition to understory trees and shrubs.   
 
Traffic Flow: 
The Commission will note that access to the site is to 14th Street at two different locations.  There 
is a one-way drive aisle on the south side of the building that is 16 feet in width.  The Fire 
Department stated that this is acceptable to them.   
 
Parking: (Section 17.5.11 Subd. 6.) 
The site is required to have 2 parking spaces based on 2 parking stalls per unit.  The proposal for 
parking is for 50 regular parking spaces 9’ x 20’ and 4 ADA accessible parking spaces designed 
to code standards along with 20 garage stalls, four more than required.  
 
Trash Storage: (Section 17.5.15 Subd. 7. A (7)) 
Proposed trash storage will be located along the south side of the garage.  This trash storage will 
be screened by a chain-link fence with slats.     
 
Signage: (Section 17.5.13 Subd. 14.) 
There is no signage proposed with the plan 
 
Lighting: (Section 17.5.12 Subd. 5. B) 
The applicant has provided a photometric plan along with detail sheets which display downward 
facing fixtures that emit footcandle readings that are compliant with City lighting standards. 
 
Other Site Plan Items: 
There are many private utilities crossing other properties to serve the existing buildings and this 
building.  Appropriate maintenance and easement documents will need to be reviewed and then 
recorded with Carlton County. 
 
Policy Objectives 
The purpose of this Site Plan Review application is to ensure that this development project is 
aligned with city development standards.  
 
Financial Impacts 
The Final Plat and Site Plan fees were paid. 
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Advisory Committee Action Requested  
The Commission should review the Final Plat and Site Plan and take into account any comments 
pertaining to it.  Following these reviews the Planning Commission can recommend approval of 
the request, recommend denial of the request or table the request for some additional 
information. 
 
Staff Recommendation 
Staff would recommend approval of the Final Plat and Site Plan subject to at least the conditions 
in the attached resolutions. 
 
Attachments 

• Approving Resolution Final Plat 
• Approving Resolution Site Plan 
• Location Map 
• Engineer’s Memo 
• Site Plan 
• Grading and Drainage Plan 
• Floor Plan (3) 



STATE OF MINNESOTA 
 
COUNTY OF CARLTON 
 
CITY OF CLOQUET  
 
Commissioner ________ offered the following Resolution and moved its adoption. 

 
 

RESOLUTION NO. 19-03 Final Plat 
 

A RESOLUTION APPROVING THE FINAL PLAT FOR SECOND AMENDMENT TO C.I.C. 
NO. 5 PLAT AT 2030 14TH STREET FOR A PROPOSED 36 UNIT APARTMENT PROJECT 

 
 
WHEREAS, An application for a Final Plat for Second Amendment to C.I.C. No. 5 Plat has been 
submitted by Blackhoof Development, for a proposed 36 unit apartment project at 2030 14th Street, 
pursuant to Chapter 13 of the City Code.  The property is zoned Multiple-Family Residence (R3), and a 
portion has been platted as a C.I.C. (parcel 06-552-0020, 06-552-0040 and 06-510-8210); and 
 
WHEREAS, The C.I.C. Plat is being proposed to create the 3 lots for the apartment buildings and a lot 
for the City of Cloquet for an expansion to Hilltop Park; and 
 
NOW, THEREFORE, BE IT RESOLVED, BY THE PLANNING COMMISSION OF THE CITY 
OF CLOQUET, MINNESOTA, that the Final Plat for Second Amendment to C.I.C Plat is 
recommended to the City Council for approval subject to the following conditions:  
 

1. The easements for the access drive and drainage area shall be amended to allow for parking and 
private utilities within those easements. 
 

2. No building permit shall be issued until the plat has been filed and recorded with Carlton County. 
 
The foregoing motion was duly seconded by Commissioner __________ and being put to vote members 
voted: AYE: ____ NAY: ____ ABSENT: ____ 
 
MARK CLINE   ____  PHILIP DEMERS   ____ 
  
TERRI LYYTINEN  ____  ELIZABETH POLLING  ____ 
 
JOHN SANDERS  ____  URIAH WILKINSON  ____ 
 
Passed and adopted this 9th day of July 2019. 
 
       CITY OF CLOQUET 
 
 
       __________________________ 
        URIAH WILKINSON 
            CHAIR 
 
ATTEST: _______________________ 
         Alan Cottingham 
         City Planner/Zoning Administrator 



 
 
STATE OF MINNESOTA 
 
COUNTY OF CARLTON 
 
CITY OF CLOQUET  
 
 
 
Commissioner _____________ offered the following Resolution and moved its adoption. 
 

 
RESOLUTION NO. 19-03 Site Plan  

 
A RESOLUTION RECOMMENDING APPROVAL OF A SITE PLAN IN THE R3 – 

MULTIPLE-FAMILY RESIDENCE DISTRICT FOR BLACKHOOF DEVELOPMENT   
 

WHEREAS, Blackhoof Development is proposing a Site Plan in the R3 – Multiple-Family 
Residence District for a 36-Unit Apartment Building; and 
 
WHEREAS, the property of the proposed Site Plan is located southeast of 2020 14th Street and 
is legally described as follows: 
  

That part of the Northwest Quarter of the Northwest Quarter of Section 36, Township 49 North, 
Range 17 west of the Fourth Principal Meridian, described as follows: 

 
Commencing at the northwest corner of said Section 36; thence on an assumed bearing of South 
00 degrees 01 minutes 27 seconds West, along the west line of said Section 36, a distance of 615.00 
feet; thence South 89 degrees 58 minutes 33 seconds East a distance of 321.00 feet to the actual 
point of beginning of the tract of land herein described; thence North 57 degrees 57 minutes 02 
seconds East a distance of 243.74 feet to the southerly line of the right-of-way easement recorded 
in Document No. A-000419942; thence southeasterly a distance of 39.18 feet, along last said 
southerly line and along a non-tangential curve concave to the southwest, having a radius of 200.00 
feet, a central angle of 11 degrees 13 minutes 25 seconds and a chord bearing of South 19 degrees 
17 minutes 31 seconds East; thence South 13 degrees 40 minutes 49 seconds East, along last 
southerly line and non-tangent to last described curve, a distance of 58.89 feet; thence southeasterly 
a distance of 48.99 feet, along last said southerly line and along a tangential curve concave to the 
west, having a radius of 200.00 feet and a central angle of 14 degrees 02 minutes 08 seconds; thence 
South 00 degrees 21 minutes 20 seconds West a distance of 143.82 feet to the north line of the 
recorded plat of PINE GROVE TERRACE; thence North 89 degrees 36 minutes 50 seconds West, 
along last said north line, a distance of 238.30 feet to the intersection with a line bearing South 00 
degrees 01 minutes 27 seconds West from the point of beginning; thence North 00 degrees 01 
minutes 27 seconds East a distance of 155.55 feet to the point of beginning. 
 
Subject to and together with any pertinent easements contained in Document Number A-
000419942. And,  

 
WHEREAS, the Planning Commission reviewed the staff report and recommends approval of 
the Site Plan.  



 
NOW, THEREFORE, BE IT RESOLVED, BY THE PLANNING COMMISSION OF 
THE CITY OF CLOQUET, MINNESOTA, that the Planning Commission recommends 
approval of Zoning Case 19-03 for a site plan for Blackhoof Development for a 36-Unit 
Apartment Building subject to the following conditions: 
 

1. The required easements, inspection and maintenance agreements, inspection and 
maintenance plan, financial guarantee and other items as required for the stormwater 
BMPs must be submitted before a building permit is issued. 
2. Compliance with the Assistant City Engineer’s Memo dated June 27, 2019. 
3. Maintenance easements for all private utilities must be filed and recorded against the 
specific parcels. Prior to the issuance of the building permit 
4. Signage shall comply with the Ordinance requirements. 

 
The foregoing motion was duly seconded by Commissioner ____________ and being put to vote 
members voted: AYE: ____ NAY: ____ ABSENT: ____ 
 
 
MARK CLINE  ____   PHILIP DEMERS  ____ 
 
TERRI LYYTINEN  ____   ELIZABETH POLLING ____ 
 
JOHN SANDERS  ____   URIAH WILKINSON ____ 
 
 
Passed and adopted this 9th day of July 2019. 
 
 
       CITY OF CLOQUET 
 
 
       __________________________ 
        URIAH WILKINSON 
            CHAIR 
ATTEST:_______________________ 
         Alan Cottingham 
         City Planner/Zoning Administrator 
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MEMO 
 
 
To: Al Cottingham, City Planner 
From: John Anderson, Assistant City Engineer  
Date: June 27, 2019 
 
 
SUBJECT: 14th Street Apartments - Building 3 – 3rd  Review 
 
 
I have reviewed the preliminary plat materials, dated 5-23-19, submitted by Blackhoof on 6/4/19.  The 
plans and submittal materials contained the following items: 
 

Utility planning and Routing 
Drainage Map 
Layout 
Grading and Drainage Plan 
Erosion Control and Landscape Plan 
Slope Stormwater BMP 
SWPPP (6/4/19) 
Soil boring logs 
Notarized legal documents 
2nd amendment CIC 5 utility easement 

 
 
The following are my comments on the plans submitted to date; 
 
Utility Planning and Routing 
 

1. Ownership and maintenance of the storm sewer on this site, and previously constructed phases is 
private and the developer needs to provide recorded documents that clearly identify who will own 
and maintain this storm sewer.  The city attorney should review and approve any maintenance 
agreements related to privately owned and operated utilities. 
 

2. Ownership and maintenance of the watermain (except for the main north – south watermain 
within the public easement) on this site and previously constructed phases is private and the 
developer needs to provide recorded documents that clearly identify who will own and maintain 
watermain. The city attorney should review and approve any maintenance agreements related to 
privately owned and operated utilities. 
 

3. Ownership and maintenance of the sanitary sewer (except for the main north – south sanitary 
sewer within the public easement) on this site and previously constructed phases is private and 
the developer needs to provide recorded documents that clearly identify who will own and 
maintain this sanitary sewer. The city attorney should review and approve any maintenance 
agreements related to privately owned and operated utilities. 



 
4. A sewer connection permit from the City of Cloquet will be required for this work 

 
5. A water service connection permit from the city of Cloquet will be required for this work 

 
6. A plumbing permit from the Minnesota Department of Labor and Industry will be required for the 

sewer, water and storm sewer on this site. 
 

7. WLSSD will require a CAF fee be collected for the site. 
 

8. As built drawings of utilities constructed in this phase and previous phases need to be submitted  
 

Drainage and Grading Plan 
 

1. An engineered design shall be provided for the retaining wall. 
 

2. An engineered design shall be provided for the bridge connection to the building. 
 

3. This plan will require a NPDES construction permit as well as a city issued grading permit. 
 

4. The site will be required to establish a stormwater utility account and contribute based on the 
amount of impervious on site 

 
5. A bond in the amount of $5000 will need to be provided to insure proper function of the 

stormwater treatment pond. 
 

6. Pond P-3 is not clearly defined in the plans.  Details of areas, elevations and construction 
materials need to be provided 

 
Erosion Control and Landscape Plan 
 

1. Adequate protection of the existing onsite infiltration (pond 5P) must be included in the erosion 
control plan to protect the sites ability to infiltrate stormwater.  The plans do not show how the 
existing infiltration areas will be protected from silt during construction. 

 
2. The contractor will be required to inspect the site as required by the NPDES permit, copies of 

these inspections shall be provided to the City of Cloquet.  These inspections must be preformed 
by qualified inspectors and installation of erosion control measures must be preformed by 
qualified installers.  The contractor shall submit the credentials of all personnel responsible for 
inspection and installation. 
 

3. Perimeter control needs to be included in the plan along the western boundary of the site. 
 

4. Pond P-3 needs to be protected from compaction and siltation during construction. 
























