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M Adopted by the Duluth City Council on December 10, 1979, this Plan was
L4 not published as a report until September, 1982: this interim allows
_ the Plan to be presented in a new perspective. The Epilogue at the
- conclusion of this report provides the transition from the adoption of
! this Plan to its use in the future.
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On December 4, 1979, the Duluth City Planning
Commission unanimously adopted the Comprehensive
Municipal Plan for the Miller Hill Corridor Area.
By Resolution (No. 79-958) of the City Council
on December 10, 1979, this Plan became the first
comprehensive plan adopted for a major portion
of Duluth under the Minnesota Municipal Planning
Act.

What is a Master Plan ?

Every community should be prepared to con-
tend with the forces of change. The preparation
of a master plan allows future needs to be con-
sidered in relation to available resources in
order to best satisfy the goals of the communi-
ty. In this Plan a detailed inventory presents
us with a clear picture of the available re-
sources. The development of a series of scenar-
ios of "what the future could be" offers us the
opportunity to consider future needs. Most im-
portantly, the identification of major community
goals through citizen input gives us a guide for
decision-making. Planning policies and the land
use and transportation plan map set the course
for future developments.

Who Prepared the Master Plan ?

From the beginning it was recognized that in
order to reflect the desires of the citizens of
Duluth, it was essential that citizen input be
given in all phases of the planning process.
For this reason the Miller Hill Corridor Plan
Committee was formed from the Duluth City Plan-
ning Commission -- comprised of citizens repre-
senting a broad range of interests -- as an
advisory group to the City Planning Department.
This committee held a series of public meetings
during the period of March through September,
1979. These meetings included participation by
the Duluth Heights and Piedmont Heights communi-
ty clubs, business interests, residents, and
representatives of various environmental organi-
zations. The research and presentation of this
Plan was accomplished by the City Planning De-
partment, supplemented by efforts of other City
departments and local agencies. The result is a
joint technically-based and community-oriented
effort.

Nothing endures but change.
Heraclitus




Airport Rd. =

Why is There a Need for a Plan for the
Miller Hill Corridor Area ?

The Miller Hill Corridor Area can be broadly
defined as that portion of Duluth within one-
half mile of Trunk Highways #53 and #194 (Miller
Trunk Highway and Central Entrance). The Plan
Area Limits were defined to include the Miller
Hill Mall and adjacent businesses, "strip" com-
mercial development in Duluth Heights, property
in Duluth with frontage on Haines Road, the Air- TR
port Industrial Park, and the majority of the q
upper Miller Creek watershed in Duluth. This )
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Plan will recommend how we can capitalize on ] 2
the assets of the Plan Area and mitigate its g Y 94'
problems. B |
f
. . Shiunnuuniemn MO |
Two of the most serious problems in the Plan PLAN AREA LIMITS

Area are increased flooding and traffic conges-
tion. Flooding which has been projected as hav-
ing the likelihood of occurring only once in one
hundred years has taken place on several occa-
sions since the construction of the Miller Hill
Mall. As will be discussed further, the addi-
tion of impervious surfaces and the filling of
wetland areas, results in a large increase in
the intensity of stormwater runoff. Traffic
congestion is a problem which is most apparent
on Central Entrance, in the confusing array of
accessways in the Miller Hill Mall area, and
on neighborhood streets which are burdened by
through traffic.

A detailed consideration of these effects
indicates that commercial development within the
Miller Hill Corridor Area has regional effects.
For example, increased flooding in the Mall area
contributes toward flood damages within the
Miller Creek watershed further downstream in the
West End neighborhood. The increased public
costs of providing utilities to serve commercial
and residential development in a pattern of ur-
ban sprawl places a burden on the City budget.
Finally, the social and cultural fabric of the
Central Business District has been changed by
the development in the Plan Area. The Miller
Hill Mall vicinity now contains five major
department stores and a continually expanding
number of retail businesses. It has emerged as
a complete shopping district. The Central Busi-
ness District has followed a pattern established
in other cities, where offices, cultural, and
governmental functions become the dominant activ- _ e e 1o
ities, while commerical uses decline. Flooding in the Target Frontage Rodg

TARGET
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Background Events Preceding This Plan

A major function of planning is to coordin-
ate private developments and public services.
This is complicated by the fact that there are
a large number of public agencies at various
levels of government which are involved in the
development process.

A significant amount of private and public
development has occurred within the Plan Area in
recent years. This development has been con-
sidered on an ad hoc basis -- one private devel-
opment at a time, and one public improvement at
a time. The most recent overall planning for
the Plan Area occurred over two decades ago as
part of the City's 1958 Comprehensive Plan,
before the major developments within the Plan
Area were even contemplated.

In 1977 the Arrowhead Regional Development
Commission (through its Metropolitan Interstate
Committee) determined that recent developments
in the Highway #53 corridor made land use and
transportation plans for the area outdated.
Additional develcopments associated with a pro-
posed new regional shopping center could further
impact this part of the Metropolitan Area and
threaten orderly growth patterns in Northeastern
Minnesota. Consequently, Williams-Kuebelbeck
and Associates were selected to determine the
impact of present Highway #53 developments and
of another shopping center on the region and the
City. The results of their study indicated
several major problems with continuing develop-
ment in the Miller Hill area.®

On June 22, 1978, the Duluth City Planning
Commission recommended to the City Council that
planning activity for the Plan Area begin immed-
jately. In order to avoid significant additional
developments during the preparation of this
Plan, a limited moratorium on development in the
Miller Hill Corridor Area was recommended to the
City Council. The City Council established this
limited moratorium until December 31, 1979, in
order to allow this Plan to be completed.

% Williams-Kuebelbeck and Assoc. Duluth Regional Shopping Center Impact Evaluation

Duluth, MN: Arrowhead Regional Development Commission; December, 1978.

-3-




Street Map of the Plan Area

The maps contained in this Master Plan serve
as the basis for many of the statements made in  peer: o 40

0 1000 504
: : DEPARTMENT OF PLANNING AND DEVELOPMEN
it. These maps also serve as a working part of CITY OF DULUTH

this Plan by providing facts for future decision
making. @
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How has Urban Growth Evolved in the
Plan Area ?

Urban development in the Plan Area began in
1891 with the annexation of Duluth Heights and
adjoining lands to the City of Duluth. This
single annexation more than tripled the area of
Duluth. Concurrent with this event was the plat-
ting of the Duluth Heights neighborhood into 25-
foot wide 1lots, and the establishment of the
Highland Avenue street car line along Orange
Street, from the 7th Avenue West Incline to Bass-
wood Avenue. (This early platting continues to
have an effect on the City's development con-
trols for the Plan Area, as the "R-1-c" single
family district in the City's current zoning or-
dinance corresponds exactly with the area
platted in the 1890's.) The public transit sys-
tem placed the Duluth Heights neighborhood with-
in 25 minutes' travel time to Downtown Duluth.

By 1902 Lowell School, a firehall, and a
church served the approximately 125 homes in the
neighborhood. With the exceptions of Central
Entrance, Palm Street, and Orange Street - which

were gravel roads - there were no improved
streets, and no sewer or water service at that
time. Development began near Basswood Avenue

because lands which were closer to downtown had
steep slopes or a shallow depth to bedrock, re-
stricting the use of outhouses and wells.

Swan Lake Road was the first major street
connecting Duluth proper to this portion of the
City. By 1927 Upham Road (which existed south
of the present site of Cathedral High School)
provided a second means of access to this area.
Small commercial districts were established at
the intersection of these two roads with Stroll
Avenue, and at several locations along Central
Entrance in Duluth Heights. Highway #53 follow-
ing Trinity Road and Miller Trunk Highway was
constructed as a major route to the Iron Range.
Later, Central Entrance was extended west to in-
tersect with Highway #53, and another small com-
mercial district was established. The Highland
Supper Club is the oldest commercial use in that
district. Two minor commercial districts were
established at the intersection of Haines Road
and Highway #53, and at the intersection of
Highway #53, Maple Grove Road, and Decker Road
(which is the present site of the Red Carpet
Lounge). It was not until 1934 that the current
alignment of Central Entrance (below the site of
the new Central High School) was dedicated as a

-7-

The 7th Avenue West Incline provided the

first good means of access to Duluth
Heights from downtown.

Looking east on Central Entrance at
Ebony Avenue (Cirea 1894.)




public street. The City's first zoning plan in
1927 formalized the pattern of "strip" develop-
ment by establishing commercial use districts at
six locations along Highway #53 and Central
Entrance.

From this time until approximately 1958,
this pattern of development was maintained. The
commercial district on Highway #53 at its inter-
section with Maple Grove and Decker Roads was ex-
panded. The area around the present site of the
Miller Hill Mall was primarily undeveloped coun-
tryside. There was little filling of wetlands.

Recent Commercial Development

The 1958 Comprehensive Plan for Duluth pro-
vided a major revision in the control of devel-
opment within the Plan Area. Approximately 345
acres of land along Miller Trunk Highway and
Central Entrance were rezoned to '"C-2" Highway
Commercial and '"M-1" Manufacturing (which also
allows commercial uses). By this time Miller
Trunk Highway and Central Entrance had become a
dominant radial route from central portions of
Duluth to outlying areas.

In the early 1960's, plans were prepared for
a trunk sanitary sewer along Miller Creek to
serve the Duluth Air Base (located west of the
Plan Area) in order to correct a pollution prob-
lem there. This sewer was completed in 1964,
and incidentally served as a stimulus for com-
mercial development along Highway #53. The con-
struction of the Target store in 1962 was the
first major commercial business to utilize that
sewer, which is now known as the Hermantown In-
terceptor. (See Appendix.) (Holding tanks were
used at the Target store until the delayed trunk
sewer was finished.) "Strip" commercial devel-
opment progressed gradually until 1973, when the
Miller Hill Mall opened. This pattern encour-
aged the extension of other public utilities,
increased traffic congestion, and resulted in
major environmental impacts on the Plan Area.

The opening of the Miller Hill Mall created
a new stimulus for commercial development. Per-
haps the most typical land use impact resulting
from the development of a regional shopping cen-
ter is the proliferation on nearby sites of re-
tail goods and service facilities. Development
in the Miller Hill Mall area since 1972 includes:
16 drive-ins and restaurants, five office build-
ings, four auto dealers, two major apartment com-
plexes, a large discount department store, the
Village Mall, a motel, four branch banks, and a

-8-
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variety of other commercial establishments. In
addition, a large increase in commercial devel-
opment has taken place along Highway #53 in
Hermantown, west of Haines Road. Within the
Plan Area approximately three quarters of the
vacant land which was zoned to allow commercial
uses remained undeveloped, primarily because of
site constraints by natural features. The pro-
gression of commercial development is shown on
page 45, illustrating land use in the Plan Area
in 1962, 1971 and 1979.

That the area's commercial role has changed
substantially over recent years is demonstrated
by the fact that from 1960 to 1979, commercially-
used land within two miles of the Miller Hill
Mall increased almost five-fold, while popula-
tion within this same radius increased only
1.5 times. In 1979 this commercially-used land
accounted for one-half of all such land in the
Metropolitan Area, while the residents within
this radius comprised only nine percent of the
population within the Metropolitan Area.

Patterns of Residential Land Use

Residential development within the Plan Area
exhibits three characteristic patterns. First,
in the older portions of Duluth Heights lots are
narrow and the density is relatively high. In
these areas, some new dwellings have been con-
structed and expansion has taken place in such
areas as Ebony Avenue and Maple Bend Drive.

Another pattern of residential development
in the Plan Area is the '"acre-garden tracts"
found in the Central Acres plat along Willow,
Gilead, and Locust Streets, (between Blackman
and Arlington Avenues). This lower density form
of development did not require the provision of
such public services as sanitary sewers and
improved streets at the time the dwellings were
constructed. These services were provided later,
although at a higher cost because longer utility
lines are needed where dwellings are separated
by greater distances.

Finally, ‘"strip" residential development
occurs along many streets in the Plan Area. This
is not a new phenomenon. A report published by
the Duluth City Planning Department in 1940 en-
titled "Land Platting History'" states that, "the
tendency in recent years is for the settlement
upon acre or large plats upon state, county, or
major highways, in what is known as 'strip'
development.'" Platting in this manner can be

-9-

This view (looking northeast from the
intersection of Orange St. and Teak
Ave.-Circa 1894,) shows the relatively
dense pattern of development first
established in Duluth Heights.




done with little expense for required improve-
ments, as street frontage is already provided.
Immediately after World War II, this pattern of
development was dominant in the Duluth Heights
area. Vacant land along arterial and collector
streets such as Decker, Anderson, Trinity and
Maple Grove Roads was developed in a '"strip"
residential pattern. This development elimin-
ated or greatly reduced access to large expanses
of vacant land behind the homes fronting on
these streets.

The Highland Mobile Home Park, located on
Miller Trunk Highway one-fourth mile east of
Haines Road, was first approved in 1958 as an
interim use which would eventually give way to
industrial development. The original 73 lots
were adjacent to undeveloped land. In 1966 an
expansion to allow a total of 300 to 320 mobile
home sites was approved, although it was ulti-
mately developed to provide 178 sites.

The relative absence of multiple family dwel-
lings in the Plan Area is noteworthy. Multiple
dwellings in the Area are limited to the Pennel
Park apartments for the elderly, the Miller Hill
Manor and two minor apartment dwellings on Cen-
tral Entrance. (Within a short distance from
the Plan Area there are several multiple family
developments, including Highland Village and
Viking Townhouses.) In 1979, less than two-
tenths of one percent of the Plan Area was zoned
"R-3" Apartment Residential, consisting solely
of the Pennel Park apartment site. While multi-
ple dwellings are permitted in commercial dis-
tricts, the Miller Hill Manor is the only such
use which was constructed in a commercial dis-
trict in the Plan Area.

Other Significant Land Use Factors

Another major characteristic of the Plan
Area is that it contains almost no manufacturing
uses. The only manufacturing use is the Duluth
Ready Mix cement plant, a legal nonconforming
use in a commercial zoning district. The Air-
port Industrial Park contains light industrial
uses primarily oriented toward wholesale trade.
Since retail and personal service uses are not
permitted in this Industrial Park, it has not
significantly affected transportation patterns
in the Plan Area.

The 1958 Comprehensive Plan for Duluth iden-
tified the lack of manufacturing zoning districts
as a major issue. The 1958 =zoning ordinance

-10-
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created a 195 acre '"M-1" Manufacturing district
on both sides of Miller Trunk Highway, between
Haines Road and Maple Grove Road. This district
was created to provide land for highway-oriented
manufacturing uses. Unlike the Airport Indus-
trial Park, the "M-1" district permits commercial
uses and was, therefore, a significant feature
affecting development in the Plan Area. In addi-
tion to the Target store, other commercial uses
which have been constructed in this district
include a restaurant, a branch bank, an auto
rustproofing shop, a mobile home sales office,
and a warehouse. (The remaining land uses con-
sist of several nonconforming single family
homes and the Highland Mobile Home Park.) Over
eighty percent of this district is currently un-~
developed wetlands.

Land in the Plan Area designated for parks
and recréational facilities is sparse. Such
land consists of slightly over 11 acres within
the Duluth Heights Recreation Field (including
the nearby ballfield), and a public access ease-
ment over a portion of the former Pennel Park
site on Central Entrance. This comprises only
one-half of one percent of the Plan Area. These
facilities serve approximately 1,300 dwelling
units in the Area. Large areas of vacant land
partially compensate for this lack of public
parks and recreational facilities.

The 1971 "Guide to Metropolitan Growth" by
the Head of the Lakes Council of Governments
proposed that a corridor through each of the
streams in the developed areas of Duluth be de-
clared open space as part of the Citywide park
plan. In the Plan Area, much of the land adja-
cent to Miller, Coffee and West Branch Chester
Creeks is undeveloped and tax-forfeited, offer-
ing the opportunity for use of it for park pur-
poses. Lincoln Park (downstream on Miller Creek)
and Chester Park (downstream on Chester Creek)
could eventually be connected to the Plan Area.

A portion of the Memorial Municipal Forest
located on the south edge of the Plan Area
(between Orange Street and Arlington Avenue),
provides open space for the neighborhood. This
Municipal Forest includes much of the Coffee
Creek ravine. This Municipal Forest primarily
consists of tax-forfeited land. The remaining
tax-forfeited lands in the Plan Area consist of
steep slopes, wetlands and landlocked areas be-
hind "strip" residential developments. (See
Appendix.)

~-11-




What Are the Traffic Effects of the
Development Which has Occurred in the
Plan Area ?

As Highway #53 was constructed to the Iron
Range, the value of the adjacent land for com-
mercial uses increased because of its high visi-
bility and good access to passing motorists.
The major commercial developments which took
advantage of this access (such as the Target
store and the Miller Hill Mall) became traffic
generators themselves, attracting more motor-
ists. These generators in turn stimulated
"spinoff" developments (such as restaurants and
auto services) which increased the variety of
shopping activities and, therefore, improved the
commercial attractiveness of the area. These
"spinoff" developments contribute to traffic
congestion by producing additional trips between
businesses and by increasing the number of turn-
ing movements.

Traffic on Central Entrance at Arlington Ave-
nue increased by approximately 50 percent from
1956 to 1969, from approximately 8,400 to 12,200
average daily trips. This is a 3% percent in-
crease per year. From 1969 to 1976 traffic vol-
ume increased at an annual rate of over 12 per-
cent. In 1976 there were 22,700 average daily
trips on Central Entrance, a volume which is
exceeded in Duluth only by segments of Inter-
state 35. When the traffic volume is low (during
off-peak hours), even though the number of curb
cuts on Central Entrance is high, access to the
abutting uses does not result in any serious con-
flict. MHowever, when traffic volume increases
during peak hours, the situation quickly becomes
intolerable.

This increase in traffic destined for the
Miller Hill Corridor Area also impacts adjacent
neighborhoods such as Duluth Heights, Kenwood
and Piedmont Heights. Arrowhead Road, for ex-
ample, has accommodated increased traffic as a
major route to the Miller Hill area. More seri-
ous effects occur on collector streets such as
Swan Lake Road and Maple Grove Road, and on local
streets such as Eklund Avenue, which are not
designed to serve intracity traffic. As in-
creased traffic volume produces localized nega-
tive effects on residential neighborhoods, the
quality of their residential character decreases.
In addition, where peak traffic volume exceeds
the capacity of the street, major capital expend-
itures for roadway improvements are required.

_jlz._
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How do We Determine the Capacity of
Natural Systems for Growth ?

In the preparation of this Master Plan, a
detailed study was conducted to determine the
capacity of the existing natural systems of the
Miller Hill Corridor Area. In order to assess
the development suitability of the Plan Area a
team of city planners spent several months col-
lecting data and preparing maps of watersheds,
soil conditions, topography, storm sewers, creeks
and flood hazard areas. Environmental special-
ists from the Minneapolis firm of Barr Engineer-
ing, Inc. were hired to identify and accurately
map wetland areas using color infrared aerial
photographs with extensive field verification.
(See Appendix.)

These maps were overlayed as a composite to
identify those critical environmental areas that
are not under most circumstances suitable for
construction due to a concentration of wetlands,
steep slopes or floodplains. These maps were
also used to identify areas with potential prob-
lems in advance so that proper measures can be
taken during the design and construction of new
developments. (See page 15.)

Creeks and Watersheds

The Plan Area is relatively level, contain-
ing portions of seven creeks (including the
headwaters of those underlined): Miller, Coffee,
Brewery, West Branch Chester, Clarkhouse, Buck-
ingham and Keane.

Miller Creek is the largest of the streams
within the Plan Area. The channelization of the
creek in some areas (such as adjacent to the Tar-
get store), the removal of trees, and the con-
struction of parking lots and other hard-sur-
faced areas have had a major effect on Miller
Creek. The most serious problems are: 1) silta-
tion which covers the rocky bottom and destroys
the habitat of many organisms; 2) the lack of
shade causing an increase in water temperature;
3) the lack of cover for fish; 4) the debris
which has accumulated along its banks; and 5)
the increase in the rate of runoff under storm
conditions.

The Minnesota Department of Natural Resources
has long listed Miller Creek as a designated
trout stream. A 1944 Minnesota Department of
Natural Resources report indicates that at that

-14-
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Watershed boundaries of the seven creeks
within the Plan Area Limits.

The natural characteristics of Miller
Creek adjacent to the Target Frontage
Road have been virtually eliminated.
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time Miller Creek was a heavily-fished, good,
natural trout stream. This report recommended
the planting of willows where needed. Stocking
of the creek began in 1916 and continued until
1973. Since that time, no stocking has been
done because of the existing and potential de-
velopment within the Area. Despite this, trout
continue to inhabit Miller Creek.

Major portions of the Coffee, Brewery and
West Branch Chester Creek watersheds are located
in the Plan Area. Like Miller Creek these
streams have relatively level gradients in the
Miller Hill Corridor Area, changing to steep gra-
dients in the hillside area of Duluth before
leveling out near Lake Superior and the St. Louis
River. Impacts on the upper portions of these
creeks are carried to the hillside neighborhoods
below.

The Plan Area has experienced flooding dur-
ing each of four recent storms classified as be-
ing likely to occur only once in one hundred
years. These occurred on: August 20, 1972;
September 20, 1972; August 23, 1978; and,
May 10, 1979. Flood damages within the Plan Area
were identified by the Corps of Engineers Duluth
Area Storm Water Study* as being due to slow
flood recession, rather than high flow velocity
(which was exhibited in the hillside portions of
Duluth). The major reasons for this flood dam-
age are:

1. the areas damaged by flooding are relative-
ly level;

2. the addition of impervious surfaces has
greatly increased the  concentration of
stormwater runoff;

3. several culverts within the Plan Area re-
strict the flow of stormwater runoff;

4. stormwater infiltration into the Hermantown
Interceptor (which is the sanitary sewer
main serving the Miller Creek watershed)
causes the Interceptor to overflow during
heavy rainfalls; and,

5. the capacity for water storage is reduced
by the filling of wetlands.

A

-
P2

cubic feet per second (cis)

5 o e o o e

Development in the Plan Area contributes
to the flood damages along Miller Creek
in Lincoln Park, dowmstream in the West.
End neighborhood. (July 2, 1979)

Ol N

| .time i)

Schematic hydrographs showing the
inereased intensity of stormwater runoff
accompanying urban development. **

Department of the Army Corps of Engineers. Duluth Area Storm Water Study.

St. Paul District; June, 1973.
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Tourbier, Joachim and Richard Westmacott. Water Resources Protection Measures

In Land Development - a Handbook. Newark, Delaware; University of Delaware;

April, 1974, p. 12.
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The Miller Creek watershed experienced
$622,000 in damages in the September 20, 1972
flood, the highest of any watershed within Du-
luth. After this flood the National Flood Insur-
ance Administration conducted a flood insurance
study which included the Plan Area. A major
product of this study was the identification of
100 and 500 year floodplains for portions of
Miller, Coffee, West Branch Chester, and Brewery
Creeks. The flood hazard areas of Miller Creek
are the most significant within the Plan Area
because they comprise the largest area and in-
clude significant amounts of commercially devel-
oped and zoned property. The 100 year floodplain
of Miller Creek in the Mall Drive area contains
portions of sites of the Target store, Country
Kitchen, Mr. Steak, K-Mart and the Village Mall.

Wetlands

Wetlands are one of the major distinguishing
natural features in the Plan Area. They play an
important role as natural controllers of floods.
During heavy rainstorms or snow melts, wetlands
store water and slow the rate of runoff with
dense, deep-rooted vegetation. This stored water
is slowly released, lowering the flood crest,
decreasing soil erosion and minimizing property
damage downstream.

Historically, development in the Miller Hill
Corridor has included the filling of wetlands.
For example, the development of the Target site
involved the filling of a major wetland area.
The development of wetland areas requires addi-
tional costs of construction for filling and
special foundations, therefore, those areas which
do not contain wetlands have tended to be devel-
oped first. However, the zoning existing in
1979 made the prospect for future development a
critical concern: within the Miller Creek water-
shed alone, 92 acres of wetlands were zoned 'M-1"
Manufacturing or "C-2" Highway Commercial, which
would allow a significant amount of new develop-
ment to occur. This potential wetland loss re-
quired a complete wetland inventory for the Plan
Area. VWetland areas were identified by vegeta-
tion as one of eight types. as defined by the
U.S. Fish and Wildlife Service.* (See page 19.)

The addition of impervious surfaces
greatly increases the concentration of
gtormwater runoff.

impurities.

WETLANDS FILLED
IN SINCE 1962

7% WETLANDS
1#ER» WETLANDS FILLED IN 150 AcRes'

St

Haines Rd. |

. LA

Wetlands along Highway #53 filled since
1962.

% U.S. Dept. of the Interior, Fish and Wildlife Service. Wetlands of the United

States. Circular 36; 1956.
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Soils, Topography and Vegetation

The Plan Area is comprised of generally rol-
ling or flat areas of glacial till, which is the
characteristic surface material in Northeastern
Minnesota. Steep slopes generally located on
the north side of Highway #53 and Central En-
trance define an edge of the highway corridor
area. Other areas with steep slopes are located
along Coffee and West Branch Chester Creeks. The
Corps of Engineers classifies the Plan Area as
Great Lakes Pine Forest. Almost all traces of
this forest are gone now as the consequence of
lumber activities in the late 1800's and numer-
ous fires (including those in 1908 and 1918).
Vegetation is dominated by trembling aspen and
paper birch on slopes, with tag alder and black
ash adjacent to creek beds and the broad swampy

areas nearby.
TOPOGRAPHY
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Experience over the years with master plans
in many communities has shown that the prepara-
tion of a fixed land use map as the principal
product of those efforts has had little success
in achieving the desired results. Because cir-
cumstances affecting building and development
are constantly changing, an effective master
plan must include the development of a process
which can respond to change. This Master Plan
developed such a process through the active par-
ticipation of Planning Commissioners, neighbors,
businessmen, City Councilors, planners, and
interest groups. A major element of this par-
ticipation was the technique of preparing alter-
native scenarios of future development.

How are Scenarios Used as a Study Tool in
This Master Plan ?

Scenarios are images of the future, based
upon different predictions, forecasts and assump-
tions. In the process of developing scenarios,
the participants are actively involved in the
design of the future. Six scenarios of "what
the future could be" in the year 1995 were de-
veloped and evaluated:

I. No Change

II. Current Rate of Development Extended
III. Development Boom

IV. Energy Crisis

V. Environmental Concern

VI. Planned/Controlled Development

A desired outcome - consisting of the Planned/
Controlled Development scenario with elements of
the Energy Crisis and Environmental Concern sce-
narios - was selected by the Miller Hill Corridor
Plan Committee to serve as the basis for devel-
opment of this Master Plan.

I. No Change

The No Change scenario consists of an inven-
tory of existing conditions with minor changes.
This scenario is provided for comparative pur-
poses, as the difference between the No Change
scenario and the desired outcome represents the
"problem gap" which must be solved by the imple-
mentation of the master plan. Some public ser-

vice “capital improvements - such as new water

mains and the addition of a fifth lane to Cen-
tral Entrance - would be made even in the No
Change scenario. This represents the character-
istic lag between development and the public
improvements which serve that development.

-23-

The future influences the present
Just as much as the past.

Friedrich Nietzsche




II. Current Rate of Development Extended

In this scenario development continues to-
ward the merging of the Miller Hill Mall and
Duluth Heights commercial districts. Businesses
also locate along other major streets such as
Haines and Trinity Roads. Industrial development
continues at a modest rate in the Airport Indus-
trial Park and in undeveloped areas along Haines
Road zoned to allow manufacturing uses. Apart-
ments are constructed on scattered sites based
upon the ownership of land by developers and
neighbor reactions. Single family home develop-
ment continues in a "sprawl" pattern as builders
attempt to maximize privacy and minimize roadway
construction.

The result is a decrease in the residential
quality of the neighborhood. The filling of wet-
lands and construction of buildings and parking
lots increases flooding and decreases the quali-
ty of the creeks. There are few amenities such
as developed parks serving the residents. Traf-
fic congestion is an increasing complaint, par-

"tially resolved by the construction of moderate

improvements to such arterials as Haines Road,
Central Entrance, Joshua Avenue and Rice Lake
Road. The Duluth Heights neighborhood is sev-
ered by the high traffic volume along Central
Entrance. The demand for public services such
as police and fire protection, mass transit and
utilities becomes a burden to the City, offset-
ting increases in the tax base.

IIT. Development Boom

A major amount of new commercial development
occurs in the area of the intersection of Haines
Road and Highway #53. This development extends
north to the Airport. A complete merging of  the
Miller Hill Mall area with the Duluth Heights
business district is accomplished. Scattered
commercial developments are located throughout
the area. The Miller Hill Corridor Area culmin-
ates as the commerical center of the region.
Prime parcels are developed for office uses.
Apartment and single family home construction
in scattered areas reflects the demand for res-
idences in close proximity to employment.

-2l
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The major physical characteristic of the area
is the proliferation of new highways constructed
to meet increased traffic demands. Limited ac-
cess highways have been constructed on new align-
ments to replace Highway #53 and Central En-
trance. The identity of Duluth Heights as a
neighborhood is lost in the expansion of new de-
velopment and roadway construction.

Automobile dependence is a major feature of
this scenario. The automobile provides the con-
nection between this new commercial center and
the cultural and governmental center in downtown
Duluth. Effects on the environment are substan-
tial. The dramatic increase in filling wetlands
has resulted in annual flood damage to many bus-
inesses. In an attempt to prevent this, Miller
Creek and other streams in the area have been
widened and channelized as open storm sewers.

IV. Enerqy Crisis

This scenario is based on assumptions of
sharply increasing energy costs and decreasing
supplies. Some commercial businesses in the
area close, reflecting the reinstitution of Down-
town Duluth as the area's dominant retail center
and the decrease in automobile travel. New com-
mercial developments are limited to scattered
neighborhood stores within walking distance of
their customers. Residential development con-
sists of the conversion of single family homes
to duplexes, and the construction of a moderate
number of multiple dwellings close to shops and
bus routes. Some remote single family homes
have been abandoned. Townhouses are the most
popular type of new family housing.

There is little change in the environment.
Trees are planted on the north sides of homes
for wind breaks. Vegetation which interferred
with greenhouses and solar collectors has been
removed. Several new parks have been acquired
to serve nearby residences. Walking and bicy-
cling are popular, and new trails are developed
throughout the area. Due to decreased demand
and funding, no new roads have been constructed.
Bus and other forms of mass transit service pro-
vide convenient access to all parts of Duluth.
Duluth Heights has a strong neighborhood iden-
tity, as it is consolidated to use urban services

" most efficiently. Employment and population de-
creases have slowed the pace of life of the resi-
dents, who work together to pool resources. Al-
most every yard has a garden.
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V. Environmental Concern

Modest commercial and residential construc-
tion occurs to infill wvacant parcels between
developed areas. New developments have land-
scaped yards with stormwater retention basins.
Some older developments have replaced a portion
of their parking spaces with these features. A
major new park serving the south half of the Du-
luth Heights neighborhood is established. Parks
have been developed to provide interneighborhood
connections along Miller, Coffee and West Branch
Chester Creeks. Trees are planted along these
creeks, and public stormwater retention basins
reduce the effects of storms.

The residential character of the neighborhood
is considerably upgraded, and housing values have
increased faster than other areas of the City.
Residents are recreation oriented. Wildlife has
rediscovered the wetlands located throughout the
area. Traffic congestion is reduced by improve-
ments to existing streets, including the con-
struction of a fifth lane on Central Entrance
in Duluth Heights, and by improved mass transit
service.

VI. Planned/Controlled Development

This scenario provides moderate commercial
expansion centered around the Miller Hill Mall
and Duluth Heights business districts. Planned
residential developments are provided within
walking distance from these commercial centers.
These developments consist of a mixture of single
family homes, duplexes and multiple dwellings,
connected with interior local streets and semi-
public open spaces. Retention basins and devel-
opment standards avoid many of the problems cre-
ated by new construction.

Growth is accommodated by limiting it to the
capacity of the natural and man-made systems.
Based upon a detailed evaluation of those sys-
tems, the location of new development is estab-
lished by zoning changes. Wetlands and other
critical environmental areas remain vacant. A
more active review process ensures that develop-
ments are planned to accommodate the concerns of
those who live, work, own businesses and shop in
the area.
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- What are the Goals of the Master Plan ?

After analyzing the inventory and discussing
the alternative scenarios, the Miller Hill Cor-
ridor Plan Committee identified six major goals.
A common theme of these goals is the balancing
of demands on natural and man made systems with
the capacities of those systems. The discussion
following each of the following goals summarizes
those critical issues which that goal must ad-
dress. (See Appendix for a detailed list of
critical issues.)

1) FUTURE DEVELOPMENT AND IMPROVEMENTS
SHOULD BE DIRECTED TOWARDS MAKING THE PLAN AREA

. ATTRACTIVE FOR RESIDENTIAL USES.

Since the 1890's Duluth Heights has been a
viable residential neighborhood. The establish-
ment of a regional commercial district in the
Miller Hill Mall area, and the consequent "spin-
off" commercial development, has had many ef-
fects on the residential quality of Duluth
Heights. Some beneficial effects include close
proximity to regional shopping facilities and
employment, and improved mass transit service
(because the Miller Hill Mall is a major destina-
tion.) However, a significant number of effects
have been negative. These effects include: in-
creased traffic congestion; visual impacts of
"strip" commercial development and signage; air
and noise pollution; through traffic on residen-
tial streets, such as Eklund Avenue; and, reduced
safety for motorists and pedestrians.

2) THE VIABILITY OF EXISTING COMMERCIAL AND
LIGHT INDUSTRIAL DEVELOPMENTS WITHIN THE PLAN
AREA SHOULD BE MAINTAINED.

The Miller Hill Mall commerical area -- con-
taining five department stores and more area de-
voted to retail use than the Duluth Central Busi-
ness District -- is a regional commercial center.
Developable commercial land in the area has a
relatively high land value, contributing toward
the tax base. The commercial businesses in the
area represent a considerable private investment,
Significant public investments have also been
made in streets and utilities, the Airport Indus-
trial Park, and the Duluth International Airport
(located just beyond the Plan Area limits). The
Airport Industrial Park contributes to the eco-
nomie¢ vitality of the City by providing needed
space for industrial development. The Airport

needs to be conveniently accessible by automo-
bile.

=31~

Control of the signage on Central
Entrance would improve the residential
character of Duluth Heights.




3) THE IRREVERSIBLE ALTERATION OF CRITICAL
NATURAL RESOURCES WITHIN THE PLAN AREA SHOULD BE
PREVENTED.

The 1958 rezoning of Duluth designated ap-
proximately 345 acres in the Plan Area for com-
mercial or manufacturing uses. Within the Mil-
ler Creek watershed alone approximately 92 of
these acres are currently vacant wetlands. These
wetlands play an important role controlling
floods, filtering pollutants, preventing soil
erosion, and reducing water evaporation and water
temperature. Creeks are resources which also
provide public benefits by retaining stormwater
runoff and provide scenic areas for recreational
use. The Plan Area contains portions of the
upper watersheds of seven creeks. Uncontrolled
commercial or residential development could sig-
nificantly affect the natural environment in the
Plan Area and in downstream portions of Duluth,
such as the West End neighborhood.

4) A PATTERN OF LAND USE WHICH DOES NOT
NECESSITATE EXCESSIVE EXPENDITURES SHOULD BE
ENCOURAGED.

Development in the Plan Area is character-
ized by urban sprawl at both the citywide and
local scales. At the citywide scale, develop-
ments within outer portions of Duluth (such as

the Plan Area) generally increase the public

costs for streets, utilities and mass transit.
This was documented in the "The Costs of Sprawl"
study conducted by the Real Estate Research Cor~-
poration in 1974.% Local negative effects are
demonstrated by the "strip" pattern of residen-
tial development which exists along Anderson,
Haines, and Trinity Roads. This isolates areas
of vacant land behind the residences fronting on
those streets. Areas of urban sprawl often are
not served by public sanitary sewers. Approx-
imately 333 dwelling units within the Plan Area
are served by septic systems. In the long term,
this form of sewage disposal is more costly both
economically and environmentally to homeowners
when compared to publicly-sewered areas.

* Real Estate Research Corp., The Costs of Sprawl.

April, 1974.
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The trend towards filling wetlands can
be reversed.
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5) PROPERTY WITHIN THE PLAN AREA SHOULD BE
PROTECTED FROM FLOOD DAMAGE.

Flooding within the Plan Area has become in-
creasingly serious and threatens the value of
commercial properties and buildings adjacent to
Miller Creek. The effects of flooding are also
increasing downstream, such as in the West End
neighborhood. This is due to the loss of wet-
land areas, the increase in impervious surfaces
and the removal of vegetation.

6) IMPROVEMENTS WITHIN THE PLAN AREA SHOULD
REDUCE TRAFFIC CONGESTION AND INCREASE TRAFFIC
SAFETY.

Prior to 1962, traffic on Miller Trunk High-
way was primarily directed towards the Iron Range
and outlying residential communities. The con-
struction of the Target store and - more signi-
ficantly - the Miller Hill Mall, resulted in a
significant increase in traffic. The develop-
ment of property currently zoned for commercial
uses in Hermantown could further accelerate traf-
fic increases. Traffic congestion reduces acces-
sability to the Miller Hill Mall area and the
adjacent neighborhoods of Kenwood, Duluth Heights,
and Piedmont Heights. Traffic safety is reduced
by the "strip" pattern of development which char-
acterizes much of the Plan Area. Many residen-
tial portions of the Area, such as Anderson and
Trinity Roads, were developed along arterial and
collector streets which were constructed to ac-
comodate through traffic rather than local ac-
cess. The proliferation of curb cuts on these
streets reduces traffic safety due to the high
number of turning locations. Those streets
which exhibit both high volume and high turning
movements, such as along Central Entrance in Du-
luth Heights, represent the areas most in need
of traffic safety improvements. Another serious
traffic safety problem is the use of local
streets, such as Eklund Avenue, as shortcuts to
the Miller Hill Mall.
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Flood damages can be reduced. (Target
parking lot, May 10, 1979.)

Improvements to Central Eﬁtrancé'édﬁ
reduce traffic congestion and inecrease
traffic safety.
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Development in the Miller Hill Corridor Area
which occurred prior to the adoption of this Mas-
ter Plan was based upon implicit policies or
rules of action. The "M-1" Manufacturing dis-
trict on both sides of Highway #53 east of
Haines Road - for example - reflected the unwrit-
ten rule that wetlands were wastelands which
should be filled and developed. A major purpose
of this Master Plan is to provide new policies
which state what we can do to accomplish our
goals for the Plan Area.

What are the Policy Recommendations of
the Master Plan?

Commercial Development

1. The Duluth Heights business district should
primarily provide for neighborhood service
commercial uses.

2. New commercial developments in Duluth Heights
on Central Entrance should consist of infill-
ing between existing businesses, and no ex-
pansion beyond the east or west limits of the
existing commerical zone should be permitted.

3. The City Public Works Repair Shop site on
Central Entrance is a good location for com-
mercial redevelopment.

4. New commercial developments adjacent to res-
idences should provide landscaped buffer
areas.

S. Commercial development in Duluth Heights
should not be extended into those vacant and
residential areas which lie at the top of
the steep hillside located north and south
of Central Entrance.

6. New commercial development should protect
the aesthetic and residential character of
the Area and avoid adverse effects on creeks,
wetlands and steep slopes.

7. The connection of the two business districts
within the Plan Area (i.e. - Duluth Heights
and the Miller Hill Mall area) should not
occur by the extension of commercial devel-
opment along Central Entrance between Trini-
ty and Anderson Roads. Each district should
be encouraged to consolidate to reduce the
amount of interface with residential neigh-
borhoods.

8. Commercial development on the north side of
Highway #53 from Haines Road to Joshua Ave-
nue should be limited to those properties
which are connected to Highway #53 by direct
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10.

11.

12.

13.

vehicular access and by similar topographic
level, and which do not have critical natu-
ral features (i.e. - wetlands, steep slopes,
and floodplains). In addition to protecting
critical natural features, this policy will
protect the residential neighborhood on
Maple Grove Road.

New commercial developments should be care-
fully reviewed to ensure that they provide
proper stormwater facilities, utilities,
easements, and controlled curb cuts.
Additional commercial development should not
be extended along Haines Road north of High-
way #53, but should be consolidated within
the Miller Hill Mall area south of Highway
#53.

New commercial development should be encour-
aged in the area south of Maple Grove Road
and west of Burning Tree Road, provided that
an adequate buffer from residential proper-
ties to the west is retained and existing
wetlands are preserved.

Retail commercial uses should continue to be
limited within the Airport Industrial Park,
to discourage any expansion of existing com-
mercial areas. ’
Commercial development generally located
north of Highway #53 should be limited be-
cause of the lack of adequate arterial and
collector streets.

Residential Development

1.

Moderate '"R-2" density residential uses
should be encouraged within walking distance
of the Miller Hill Mall and Duluth Heights
business districts.

The area south of the Village Mall is appro-
priate for moderate "R-2" density residen-
tial uses and would be separated from the
adjacent commerical area by a rock cliff and
a change in elevation.

The area in Duluth Heights south of the pro-
posed rear service road for Central Entrance
(between Arlington and Blackman Avenues) is
appropriate for moderate "R-2" density res-
idential uses, and would be separated by a
change in elevation from the commercial dis-
trict to the north and northeast.

Residential development should be encouraged
in areas within one quarter mile of existing
bus routes and commercial uses.

-38-

Proper stormwater facilities cou
peduce the effects of flooding in the
level area compromising much of the
Duluth Heights business district.
(Basswood Ave. south of Central Entrance-
August 20, 1978.)
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A full range of urban services (e.g., side-
walks, utilities, and mass transit) should
be provided in the "primary urban neighbor-
hood" of Duluth Heights.

Larger tracts of vacant areas should be en-
couraged to be developed as Planned Urban
Developments to protect critical natural
features, provide a variety of housing types
(to accommodate smaller households and more
energy efficient designs), and furnish semi-
public open space (to alleviate the present
lack of public parks).

New residential construction in rural resi-
dential areas (e.g. - Page Street) should
maintain the low density of existing devel-
opment.

Additional mobile home sites should be con-
sidered in or adjacent to the Plan Area
(especially to replace units phased out of
the Highland Mobile Home Park).

Industrial Development

1.

2.

No heavy industrial uses should be permitted
in the Plan Area.

Except for the consideration of stormwater
retention basins and wetlands, site develop-
ment standards and allowable uses for the
Airport Industrial Park are adequately con-
trolled by the existing rezoning conditions
and covenants. Future development should

include retention basins to prevent an in-

crease in the rate of stormwater runoff as
a result of development. Wetlands in the
Industrial Park should be preserved.
Industrial development within the Plan Area
should be limited to the Airport Industrial
Park.

Public Parks and Recreational Facilities

1.

Portions of Miller, West Branch Chester and
Coffee Creeks should be publicly acquired
and developed as passive parks, extending
into adjoining neighborhoods.

The Duluth Heights Recreation Area should be
enlarged to connect the ballfield with the
Community Club area.

A system of interneighborhood public trail
easements should be provided to connect the
major proposed public open space areas.

Semipublic recreational facilities should

be provided in Planned Urban Developments,
so that larger residential developments will
provide their own recreational facilities.
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Planned Urban Developments allow for
more open space and shorter utility
extensions without increasing the density.




A system of public stormwater retention ba-
sins should be provided to reduce the ef-
fects of stormwater runoff onto areas down-
stream.

Easements for public trail connections should
be located in areas with critical environ-
mental features (e.g., floodplains, steep
slopes and wetlands) and along tributaries
of creeks.

Public sidewalks should be encouraged within
the limits of the "primary urban neighbor-
hood" of Duluth Heights and in the Miller
Hill Mall area.

Environmental

| 1.

Development should occur in a manner which
allows wetland areas to be maintained in
their natural state.

Development should be controlled within
floodplain areas.

During new construction measures should be
provided to decrease the effects of soil
erosion and sedimentation.

Building along steep slopes should be re-
stricted to retain those areas as buffers.
Development should include improvements to
control the increase in stormwater runoff to
reduce the effects of flooding downstream.

Transportation

1.

No new major highway corridor relocation for
Highway #53 or Central Entrance should be
programmed. This will avoid the resulting
adverse effects on the Duluth Heights neigh-
borhood which would be caused by the removal
of homes and the division of the neighbor-
hood. Improvements in accordance with cur-
rent MnDOT plans for a fifth lane on Central
Entrance from Blackman Avenue to Anderson
Road should be made to reduce the large num-
ber of turning movements and traffic conges-
tion.

Excessive curb cuts for individual businesses
should be discouraged. Attempts should be
made to provide access via frontage roads,
especially for properties fronting on ar-
terial streets. The example of existing
developments which have multiple or impro-
perly located curb cuts should not be used
to justify additional curb cuts which will
compound these problems.

Bus routes should be located on collector
and arterial streets and not on local streets.

-40~
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Using the selected scenarios as a basis, the
desired outcome for the Plan Area in the year
1995 was developed as the Land Use and Transpor-
tation Plan Map. This Map documents the intend-
ed use of the various portions of the Plan Area
and indicates the relationships between them.
The five basic features of the Plan Map explain
how the demands of our goals are balanced with
the capacities of streets, utilities and the
natural environment.

What are the Five Basic Features of the
Land Use and Transportation Plan Map ?

1) MODEST COMMERCIAL EXPANSION IN A PLANNED,
ORDERLY FASHION.

The natural environment, streets and public
utilities in the Plan Area have the capacity to
serve additional commercial developments which
are properly located and planned. New commer-
cial development should be consolidated around
the two existing business areas: the Miller
Hill Mall area and the Duluth Heights business
district. By doing so the adverse effects of
expanding commercial uses on residential areas
will be minimized. This will also preserve the
identities of these two business areas and offer
the opportunity for the development of new resi-
dences close to places of employment and shop-
ping facilities.

The Duluth Heights business district has"

been altered from its status as a neighborhood
commercial center - as it was identified in the
1958 Comprehensive Plan - to a major "strip"
commercial district servicing through traffic on
Central Entrance. No expansion of this business
district along Central Entrance beyond its
existing east and west limits at Basswood and
Blackman Avenues is proposed.

Commercial growth in Duluth Heights will
consist of "infill" between existing businesses
and limited expansion in two areas. The first,
on the south side of Myrtle Street between Bass-
wood and Arlington Avenues, will allow needed
off-street parking to be provided for adjacent
businesses. The second, south of Central
Entrance between Stroll and Blackman Avenues,
will have good street access at the time the
rear service road is constructed as part of the
fifth lane widening of Central Entrance. This
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The "strip" commercial district along
Central Entrance in Duluth Heights serves
regional traffic.




area is separated by a steep hillside from the
residential area to the west and south. On the
north side of Central Entrance, west of Basswood
Avenue, another steep hillside defines the lim-
its of commercial development and separates it
from the residential area along Myrtle Street.

Where possible, neighborhood commercial uses
should be encouraged to locate in the Duluth
Heights business district. Commercial uses which
serve a larger area should be encouraged to lo-
cate near the Miller Hill Mall regional shopping
center.

In the Miller Hill area, topography and wet-
lands provide significant boundaries for commer-
cial growth. The large wetland area on the north
side of Highway #53, east of Haines Road, cannot
be developed for commercial uses without major
impacts on the Miller Creek watershed. A ridge
line with adjacent steep slopes between this
wetland area and Cottonwood Avenue to the east
Seérves as a natural boundary for the residential
area along Maple Grove Road. Development of
this area for commercial use is not feasible
because curb cuts onto Highway #53 would produce
traffic conflicts, and excavation of the steep
hillside would be environmentally undesirable.
Little opportunity for expansion exists on the
north side of Highway #53. This area lacks good
collector streets.

The ridge line discussed above continues
east behind the Highland Supper Club, where the
adjacent grade becomes less severe. This area
offers the opportunity for the development of
"transitional" commercial uses - such as offices
and motels - between the commercial and residen-
tial areas.

East of Joshua Avenue, steep slopes provide
a natural edge for commercial development. The
Duluth Ready Mix cement plant area can accom-
modate commercial uses up to the edge of the
filled area adjacent to Coffee Creek. Develop-
ment beyond this filled area toward Toyota of
Duluth should not occur in order to prevent ex-
pansion toward the Duluth Heights business dis-
trict, avoid adverse effects on Coffee Creek and
the adjacent steep slopes, and avert additional
traffic congestion along Highway #53. (Continued
on page 48.)

0

Steep slopes on the north side of
Highuay #53 across from the Miller Hill
Mall serve as a natural boundary for
commercial growth.
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A full range of urban facilities should be provided within the limits of the
Duluth Heights Neighborhood.

Wetlands, floodplains and steep slopes need protection.
“Through Traffic” destined for the Miller Hill Mall area disrupts
residential streets.

Land for light industrial development is available in the Airpark
Industrial Park. '

“Strip” residential areas extend public service requirements and bypass
useable land.

Steep Slopes and Wetlands provide a natural boundary for commercial
" growth.

Significant areas for new infill development exist near the two
business districts.

New commercial growth should occur around the Duluth Heights
and Miller Hill Mall business districts.

The trend towards merging the two business districts should be concluded.
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Land Use and Transportation Plan Map Notes

Small neighborhood convenience goods and retail service facilities should be
located within residential areas (specific locations to be subsequently deter-
mined).

Planned Unit Development (PUD) areas restrict density to approximately that
for which the land is zoned. However, a wider range of uses such as multiple
dwellings are allowed. For example, townhouses may be located in a single
family district, but only if the number of units per acre observes the limita-
tion provided for single family homes. The arrangement of streets, stormwater
retention basins, buffers, playgrounds, and walkways shown on the Plan Map
indicate desirable general concepts. These concepts could be achieved with
other designs. (Detailed drawings must be reviewed and approved after public
hearings held by the Planning Commission and City Council.)

The construction of Joshua Avenue should be accomplished in its entirety from
Highway #53 to Arrowhead Road. Construction of only that portion located
south of and connecting to Maple Grove Road would result in undesirable traf-
fic effects on residential areas. The function of this street is to provide
an arterial connection between the Mall area and Kenwood and other eastern
neighborhoods. It also defines the edge of the "Primary Urban Neighborhood"
of Duluth Heights.

This Plan represents a net expansion of commercial areas from those existing
in 1979. The total amount of commercial area is based upon the existing and
planned capacity of natural features, streets, utilities and other services.
Any rezoning which would add to the amount of commercial areas on the Plan Map
should include a corresponding reduction in those areas.

Central Entrance should be widened to five lanes, and include the backage road
as indicated. Fewer curb cuts for businesses and limited egress onto Central
Entrance should be implemented with this improvement.

Trees and other appropriate vegetation should be placed along Miller Creek be-
tween Highway #53 and the Miller Hill Mall.

Landscaped setback areas should be provided within the front yards of commercial
developments fronting on Central Entrance, and within commercial developments
adjacent to residential areas. Parking and signage should be excluded from
those setback areas.

During construction, sedimentation basins to reduce the effects of soil erosion
should be provided.

Airpark expansion to the second stage area should be implemented only after
the original Airpark area is developed. .

Within the limits of the "Primary Urban Neighborhood" of Duluth Heights, a
complete range of neigborhood services and facilities such as parks and walk-
ways should be provided.
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Commercial growth in the Miller Hill Mall
area will be primarily located on the south side
of Highway #53. Parcels in this vicinity have
good access to arterial and collector streets.
Critical environmental areas can be avoided,
while sufficient land area for development re-
mains. Developed portions of the Highland
Mobile Home Park can be utilized for commercial
purposes without adverse environmental effects.
A smaller area fronting on Haines Road, south of
the J. C. Penney Warehouse, is also outside of
the wetlands. The expansion of commercial uses
on the south side of Maple Grove Road, west of
the K-Mart store, can occur without adverse ef-
fects on the residential areas to the west and
south if an adequate buffer is retained. The
rock cliff behind the Village Mall is a natural
edge of the Miller Hill Mall commercial area.
Miller Creek provides a continuation of this
edge. Commercial uses are not proposed south
of the Miller Hill Mall, as this would create
adverse effects on the adjacent residential
neighborhood by the establishment of a new
direction of commercial growth.

2) COMPLETE FACILITIES PROVIDED WITHIN THE
"PRIMARY URBAN NEIGHBORHOOD' OF DULUTH HEIGHTS

Private developments and public improvements
should work to strengthen this neighborhood, cen=
tered on its business district. Increased ameni-
ties for residents - such as nearby parks and
shopping facilities - should be provided, while
the costs of public services for new development
should be minimized. Residential growth should
minfill" vacant land between developed areas.

| = ==

The residential density in Duluth Heights
should be within the range of the single family
zoning districts, except for two areas adjacent
to the business district. Duplex density devel-
opment in these areas will allow more residents
to be located within walking distance of urban
services, such as shops and bus lines, = lHe
first area - located on the south side of Myrtle
Street between the Public Works Repair Shop and
Stroll Avenue - will provide a transition be-
tween the single family district to the north
and the commercial businesses on Central En-
trance. The second area is located on Orange
Street, generally between Arlington and Blackman
Avenues.
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The Duluth Heights neighborhood is divided
in half by the pedestrian barrier of Central
Entrance. Developed public parks should be pro-
vided within each half. The Duluth Heights Rec-
reation Area is a priority. This area should be
expanded along the West Branch Chester Creek to
add a passive recreational area to the active
recreational facilities already provided. The
south portion of the neighborhood should be
served by the development of both active and pas-
sive recreational facilities on tax-forfeited
land adjacent to Coffee Creek.

Walkways should be concentrated within one
half mile of the business district, with connec-
tions to new residential areas. Bikeways and
intraneighborhood trails should be located along
Coffee and West Branch Chester Creeks.

3) RECOGNITION OF THE EFFECTS OF DECREASING
ENERGY AVAILABILITY

Locating new residential developments close
to each of the two business districts can en-
courage energy conservation. This will allow
more trips to be made by walking and will pro-
mote bus usage by locating homes near bus stops.
In the Miller Hill Mall area, three duplex den-
sity residential areas are provided: on the
plateau south of the Village Mall; on Trinity
Road south of the Miller Mall parking lot; and,
on Maple Grove Road between Joshua Avenue and
Highway #53. (See Plan Map, page 46.)

The Planned Urban Development (PUD) areas on
the Land Use and Tranportation Plan Map encour-
age energy efficiency through the development of
housing types which require less energy consump-
tion for heating. Townhouses and multiple dwel-
lings are allowed in these areas by special use
permit. PUD's can include a minor amount of
convenience commercial uses, reducing the amount
of energy consumed for transportation.

Small neighborhood convenience goods and re-
tail service facilities should also be located
within existing residential areas. Specific lo-
cations will be subsequently determined. This
land use pattern will reduce energy consumption
by increasing the number of trips by walking and
decreasing the length of some automobile trips.
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On a citywide scale, the overall concept of
limiting commercial growth within the Plan Area
will contribute towards energy efficiency. The
Williams-Kuebelbeck study (1978) indicates that
there is a significant increase in the total
miles of travel, hours of travel, and gallons
of gasoline consumed for a new development at
the scale of a regional shopping center in the
Miller Hill Mall area as compared to a down-
town location. Spinoff commercial developments
of the type occurring in the Plan Area have a
greater trip generation rate than a regional
shopping center. Therefore, unless they are
controlled, these developments would produce
energy effects similar to those indicated in
the Williams-Kuebelbeck study.

4) PROTECTION OF CRITICAL NATURAL FEATURES

Wetland and 100 year floodplain areas should
be preserved by strict regulations. Floodplain
zoning will (in addition to reducing flood
losses) also help retain the natural character-
istics of creeks, improving water quality and
preserving the habitat for fish and other wild-
life. Many floodplains along Miller, Coffee and
West Branch Chester Creeks are also tax-forfeited
lands which should be dedicated as public open
space. As Miller Creek is the most affected by
development, the dedication of tax-forfeited
lands adjacent to it is a priority.

Throughout the Plan Area, tax-forfeited lands
containing wetlands should also become public
open space. Larger parcels are located between
Eklund and Joshua Avenues, and on the north side
of Arrowhead Road, east of Haines Road. Pri-
vately owned wetland and floodplain areas in
commercial zoning districts should be preserved
through careful site plan review and platting.

Planned Urban Developments allow critical
natural features to be preserved by consolidat-
ing residential buildings onto those areas which
do not have such limitations. Rural residential
areas can preserve wetlands, floodplains, and
steep slopes by limiting density to allow most
of each housing site to remain undeveloped. That
portion of the Plan Area generally located north
of Highway #53 and Maple Grove Road, west of
Joshua Avenue, is comprised of a high percentage
of wetland and floodplain areas. This should be
designated as a rural residential area. The
provision of trees and other vegetation along
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Wetland and 100 year of floodplain

areas adjacent to Miller Creek should

be preserved.
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Miller Creek from Haines Road to the Mall would
be an inexpensive first step toward the improve-
ment of the creek in this area. (See photo on
page 14.)

Stormwater retention basins for individual
projects can partially offset the the effects of
increased impervious surfaces caused by the con-
struction of parking lots and buildings. How-
ever, retention basins cannot replace all of the
benefits of wetlands, which provide habitat for
wildlife, contain vegetation to reduce the tem-
perature of the water, and eliminate some of the
impurities in the water. Improper design, con-
struction or maintenance of stormwater retention
basins can greatly reduce or eliminate their ef-
fectiveness. New plats and Planned Unit Devel-
opments can provide more effective retention
basins which serve a larger area. Finally, pub-
licly-developed retention basins can provide
significant improvements in the existing storm-
water runoff system by serving even larger por-
tions of the Plan Area. The Land Use and Trans-
portation Plan Map suggests several workable
locations for public stormwater retention basins.
In addition to providing environmental benefits,
these basins will reduce property losses by
flooding.

In order to determine the effects of future
development in the Miller Hill area, a program
to monitor the flows and quality of Miller Creek
should be established. Monitor stations should
be located at Haines Road and south of the Mil-
ler Hill Mall. This will allow land use and
development controls to be revised as feedback
is obtained on the effects of development.

5) STREET IMPROVEMENTS TO REDUCE THE ADVERSE
EFFECTS OF TRAFFIC ON DULUTH HEIGHTS AND THE
MILLER HILL MALL AREA

The development of a minor arterial or col-
lector street along the alignment of Joshua Ave-
nue - from Highway #53 to Arrowhead Road - will
alleviate many of the effects of through traffic
on the north half of Duluth Heights. This rec-
ommendation was also made in the City's 1927
Major Street Plan. This alignment is located
midway between Haines Road and Arlington Avenue,
which are the two existing north-south arterials
in the Plan Area. The south end of Joshua Ave-
nue will intersect Highway #53 at a controlled
location (where it intersects with Trinity Road).
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Rentention basins can partially
compensate for the effects of urban
development.




The construction of only that portion of
Joshua Avenue connecting Highway #53 and Maple
Grove Road should not be programmed, This would
cause an excessive volume of traffic to be placed
on Maple Grove Road, Swan Lake Road, and Eklund
Avenue. Joshua Avenue should not be developed
until the potential for the future connection of
it to Rice Lake Road is carefully considered as
such a connection could place a significant
amount of additional traffic onto Trinity Road.

MnDOT's plans for a fifth lane on Central
Entrance should include some related access limi-
tations. The elimination and relocation of some
curb cuts should be accomplished as part of the
negotiations to acquire additional right-of-way.
Some properties on Central Entrance should be
designated to allow entrance only, with egress
provided onto the proposed rear access road. By
reducing the number and locations of turning
movements, these revisions will decrease traffic
congestion in Duluth Heights. If these access
limitations are not made, the effectiveness of
the fifth lane project in improving the traffic
level of service will be diminished.

In order to better service the Miller Hill
Mall commercial area, the extension of Burning
Tree Road from Highway #53 to Decker Road is
proposed. This collector street would improve
access to Highway #53 and reduce demand at the
already congested intersection of Highway {53
and Maple Grove Road. The extension of this
collector street to Decker Road will provide
good access to Piedmont Heights, furnish street
frontage for adjacent vacant land, and avoid
that portion of Decker Road which would be most
costly to improve.

An internal collector driveway on the Miller
Hill Mall site could significantly improve traf-
fic flow and traffic safety for Mall customers.
Such a driveway could be defined by curbed, land-
scaped islands.

Finally, improvements along Central Entrance
and Highway #53 should be made to increase pedes-
trian safety. This would reduce traffic conges-
tion, encourage pedestrian travel and improve
the residential character of the area. These
improvements could include signalized crosswalks
and sidewalks.
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How Will This Master Plan be Impiemented ?

This Master Plan emphasizes the development
of a process to positively affect development
within the Plan Area. The implementation of some
of the major recommendations of this Plan was an
integral part of this process, occurring concur-
rently with the formulation of it. Within sev-
eral weeks after the adoption of this Plan, the
Duluth City Council encouraged Planned Urban De-
velopments by reducing the minimum land area re-
quired from twenty acres to four acres. At the
same time the "C-5" Planned Commerical District
was created to provide more careful review of
new projects. (Ordinance No. 8494).

These actions were followed on January 2,
1980, by a comprehensive revision of the zoning
districts within the Plan Area. (Ordinance No.
8496. See pages 56 and 57.) Finally, the adop-
tion of the Water Resource Management Ordinance,
which governs work in floodplains, shorelands
and wetlands, is intended to achieve a balance
between urban growth and the protection of the
natural environment. (Ordinance No. 8501). These
revisions reflect the planning policies and the
five concepts of the Land Use and Transportation

Plan Map.

While these actions represent a significant
change in the controls affecting future develop-
ment of the Miller Hill Corridor Area, additional
measures need to be implemented. Items to be
considered include the location of convenience
stores within walking distance of residences,
signage regulations, steep slope preservation
and sedimentation controls during construction.

The implementation of this Plan will achieve
some of the desired results established in the
scenario process. External influences, such as
reduced commercial expansion during 1981-82 due
to a slackening economy, result in additional
changes which affect development in the Plan
Area. These changes can be successfully dealt
with if this planning process is a continuous
one, incorporating feedback into it. As public
and private decisions are made, this Master Plan
should be referred to as a guide. The active
use of this Plan and the periodic updating of it
will ensure continued progress toward accom-
plishing our goals. As this Plan continues to
achieve results, new horizons and new possibil-
ities for the future of the Miller Hill Corridor
Area will be opened up.
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There is nothing more difficult
to take in hand, more perilous
to conduct, or more uncertain
in its success, than to take
the lead in the introduction of
a new order of things.

Niccolo Machiavelli




1979

ZONING

\}
wise
il
il
i
'AIRPORY)
FEET: 0 400 1000 5000
w DEPARTMENT OF PLANNING AND DEVELOPMENT il
i3 CITY OF DULUTH g
AIH ]il
3 . bl
RPARK_BLVD
= -
¢NTERPRI r b.“
H
KRUGER ROAD
. i
wAN ““
7 |
]
i
i
ARROWHEAD ROAD MI \ ”
v W
: 3y, - 1,
: $ § b}
N
v NORGAN = ﬂli
M-1 | E _
WALNUT A = H m
: AN I
5 A $ R"":b ~ 0
u ‘ « : wREN
D 1 8l ! < « ALY A
l':"’e‘ -7:\"“: LR EL « st ¥ X st h
R\ 2l 5 ¥ i
-4, z w 2,
(N < H 4 | N 3 9
%o 6‘ < z D
T ? 2 wh
2 H 2 b
| marie Sl GRove W 040 i ||||||||||mll> i
3 « - zf wiLiow 3 57 < Wl
3 B D . |
L3
hE : z Rer1-b
¢ @ M KNI $7 ,
L & e
MULBERN|lY ST < “ b
9 i
f 134 g o Locuﬂl‘b H ST ]
[z siRt1=c =
ZHE  z)iei|moen st 3 3 3
- ¥ ] 3 x -
': < w|[myYRTlLE]] ST = O Bl
il R g ¥
i et ras ) (enna) 208 C=24 - UPHAM g
g q]‘mw E] £ Slovemillvo ave ” =ENTaa
= BT - QI
- ]
= é 3@@ 3" 3 R-1-b
GUINCE AC G
‘ = 3
90
3
S $ \
. ANDERSON : i
TG THUHTUB T I TG
7 TS0 N RIew
20|21
2 29(28
2z 2
T FLORINE 2
1 o
z -
2 )
[ 4
. - W




- 1980 ZONING

L

AIRPORY OAD]
e | FEET: 0 400 1000 5000
1 w DEPARTMENT OF PLANNING AND DEVELOPMENT
H CITY OF DULUTH
o RPARK 8LVD
e
| _ENTERPRISE. CIRGE
F S roall % DISTRICT SUBJECT TO CONDITIONS STATED
- 4 IN CITY ORDINANCE NO. 8496, JANUARY 2, 1980.
{1 L SwaN
B % S i{, #2 DISTRICTS CHANGED BY ORDINANCE NO. 8496,
g ‘ © . JANUARY 2, 1980. ADDITIONALLY, ALL "C-2"
i E HIGHWAY COMMERCIAL DISTRICTS WERE CHANGED
il " 5 TO "C-5" PLANNED COMMERCIAL.
4 . A E
=
i @ = ArrOWHEAD ROAD l I \
) =N\ '
- (%0
i = %
E <
iﬂ w. MARBLE SE
: o . 5 :
§ RAING OW T |
» T A= §
04€; E ';
< 5 ~ = =
| & @ SY.
H WREN g
Ry, P‘,
[&] € st Y % ED\Jfrennace] s
| @ s
| 2 a 10EA S ‘. ST
| | Iy
i « 7z zfl witLow H 5t <
R-1-b el el e
o EL Zfeieno st
MULBE RR| |y ST 3 g
] O LocusrD 3 ST
z F 2 sfﬂ A4 § ¢ }
E: H o|[evat)lee [T s = §
C-5% N ] e rT E 4 :
/EE]PALM E] > ‘:“mzu‘ o A % SENTRAL
R-1-b B T [ iy Sy NS
-z ; g E e |
Y H Quince R_1-C§:]Eﬂ i :
=} g
. (%} x
» . o 90 .
= AXLuNDY B0 e - ‘1'1
4 o R-1-b \&.
4 N S
ANDERSON e o ROAOD
T T RN OTEH T IIIIIy
Y 150 N RI4W
20|21
2 ° zs}zs
S FLomiNE 5T §




MILLER HILL CORRIDOR PLAN
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