
Planning Commission.

City of Duluth

Meeting Agenda

Council Chambers, City 

Hall

Council Chambers

Council Chambers5:00 PMTuesday, March 14, 2023

CALL TO ORDER AND ROLL CALL

APPROVAL OF PLANNING COMMISSION MINUTES

Minutes 2/14/23PL 23-0214

PUBLIC COMMENT ON ITEMS NOT ON AGENDA

CONSENT AGENDA

Interim Use Permit for a Vacation Dwelling Unit at 325 Lake Avenue S Unit 

#1210 by Tim and Beth McShane

PL 23-017

PL 23-017 Staff reports and attachmentsAttachments:

Interim Use Permit for Vacation Dwelling Unit at 2810 W Skyline Parkway 

by Mike Kokotovich

PL 23-027

PL 23-027 Staff Report and AttachmentsAttachments:

Minor Subdivision of Parcel on Sockeye Drive by Frank MessinaPL 23-024

PL 23-024 Staff report and attachmentsAttachments:

UDC Map Amendment for Additional Building Types in Ramsey Village 

R-P District North of Wadena Street Between 52nd and 53rd Avenues W

by Center City Housing Corp.

PL 23-028

PL23-028 Staff Report - final with attachmentsAttachments:

Vacation of Portions of Alleys North of Wadena Street Between 52nd and 

53rd Avenues W. by Center City Housing Corp.

PL 23-029

PL23-029 Staff Report - final with attachmentsAttachments:

Master Sign Plan at 520 W Central Entrance by Jigsaw LLCPL 23-021

PL23-021 Memo and attachmentsAttachments:

PUBLIC HEARINGS
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March 14, 2023Planning Commission. Meeting Agenda

Variance to Allow An Accessory Structure in the Front Yard at 30 S 42nd 

Avenue E by Jack Shapiro

PL 23-004

PL23-004 Staff Report - final with attachmentsAttachments:

Variance from Side Yard Setbacks for New Single-Family Dwelling Unit at 

70XX E Superior Street by Charles Obije

PL 23-026

PL 23-026 Staff report and attachmentsAttachments:

UDC Map Amendment to Rezone Property at Duluth International  Airport 

From MU-N and MU-B to AP (Airport) District

PL 23-035

PL23-035 Staff Report - final with attachmentsAttachments:

Minor Subdivision of Jigsaw Division Lot 2 into 2 Lots at the Southwest 

Corner of Anderson Road and Central Entrance by The Jigsaw, LLC

PL 23-037

PL 23-037 Staff Report - final with attachmentsAttachments:

Special Use Permit for Restaurant at 520 W Central Entrance by Jigsaw 

LLC

PL 23-038

PL 23-038 Staff Report - final with attachmentsAttachments:

UDC Map Amendment to Rezone from MU-B to F-5 South of W 1st Street 

between N 19th Avenue W and N 20th Avenue W

PL 23-032

PL 23-032 Staff Report and AttachmentsAttachments:

TABLED ITEMS

UDC Text Amendments to Off-Street Parking Requirements by City of 

Duluth

PL 23-003

PL 23-003 Staff Memo and Attachments RedactedAttachments:

COMMUNICATIONS

Land Use Supervisor Report

Historic Preservation Commission Report

Joint Airport Zoning Board Report

Duluth Midway Joint Powers Zoning Board Report
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File Number  PL 23-017 Contact  John Kelley 

Type  Interim Use Permit– Vacation Dwelling Unit 
in Form District Planning Commission Date  March 14, 2023 

 
Deadline 
for Action 

Application Date  January 26, 2023 60 Days  March 27, 2023 

Date Extension Letter Mailed  February 16, 2022 120 Days  May 26, 2023 

Location of Subject  325 South Lake Avenue, Unit 1210  

Applicant  Tim and Beth McShane Contact   

Agent   Contact   

Legal Description  CIC #29 Waterfront Plaza Condominiums (010-4444-00030) 

Site Visit Date  March 3, 2023 Sign Notice Date  February 28, 2023 

Neighbor Letter Date  February 24, 2023 Number of Letters Sent  44 
 

Proposal 
Applicant is proposing a new interim use permit for a vacation dwelling unit.  The permit would allow for a 2-bedroom 
condominium with a maximum of 5 occupants in the F-5 form district.  

Vacation dwelling units located in form districts are exempt from minimum night stays and parking, and there is no cap on 
number of permits issued.   

Staff is recommending Planning Commission recommend approval. 

 

 
Summary of Code Requirements: 
UDC Section 50-19.8. Permitted Use Table.  A Vacation Dwelling Unit is an Interim Use in the F-5 zone district. 
UDC Sec. 50-37.10.E  . . . the Council shall only approve an interim use permit, or approve it with conditions, if it 
determines that: 
1. A time limit is needed to protect the public health, safety and welfare from potential longer term impacts of the 
requested use in that location ….; 
2. The applicant agrees to sign a development agreement with the city.  
3. Except for properties within the Higher Education Overlay District as identified in 50-18.5, the minimum rental period 

 Current Zoning Existing Land Use Future Land Use Map Designation 
Subject  F-5  Mixed Use Building  Tourism/Entertainment District 
North  F-5  Mixed Use Building  Tourism/Entertainment District 

South  F-5  Mixed Use Building  Tourism/Entertainment District 
East  F-5  Parking lot  Tourism/Entertainment District 
West  F-5  Parking lot  Tourism/Entertainment District 
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and off-street parking requirements of 50-20.3.U and 50-20.5.M shall not apply for vacation dwelling units or accessory 
vacation dwelling units in form districts. 

 

Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 
 
Governing Principle #8 - Encourage mix of activities, uses, and densities - The issuance of a permit allows an existing 
structure in the downtown area to be functionally used, decrease vacancy levels, and increase tax base. 
 
Econ. Dev. Policy #3 - Build on Existing Economic Strengths & Competitive Advantages 
S9: Encourage expansion of the city’s tourism economy through efforts to expand in areas of current activity, such as in 
Canal Park, but also through marketing and investment in destination neighborhoods and iconic tourism experiences 
unique to Duluth. The proposed IUP in this location will enhance the level of activity in the downtown, and increase 
opportunities for additional commerce. 
 
Future Land Use – Tourism/Entertainment: Retail, entertainment, and lodging facilities, meeting facilities, waterfront-
related uses, open space uses.  
 
Current History:  The property currently is a mixed-use building.  The ground floor contains a brewery and taproom.  The 
upper floors are for the Suites Hotel, office space and dwelling units. 
 

Review and Discussion Items: 
1)  Applicant’s property is located at 325 South Lake Avenue, Unit 1210.  The unit is located on the second floor of The 
Suites Hotel in Canal Park. The proposed vacation dwelling unit contains 2 bedrooms that would allow for a maximum of 5 
guests. 

2) Permit holders must designate a managing agent or local contact who resides with 25 miles of the City and who has 
authority to act for the owner in responding 24 hours a day to complaints from neighbors or the City.  Permit holder must 
provide the contact information for the managing agent or local contact to all property owners within 100 feet of the 
property boundary.  The applicants have listed themselves as the managing agents. 

3) The site is not required to provide parking.  However, the applicant has stated that there will be two parking spaces in 
the rear of the building for guests.   Additional parking is available at other paid parking lots.  

4)  The site does not have any outdoor amenities and no screening is required as the unit is within an existing 
condominium/hotel building. 

5) A time limit on this Interim Use Permit (“IUP”) is needed to minimize negative impacts to surrounding residential uses 
thereby causing damage to the public's health, safety and welfare.  Section 50-20.3.U.7 states the IUP shall expire upon 
change in ownership of the property or in six years, whichever occurs first. 

6)  Applicant will apply for all relevant permits and licenses and these are contingent upon approval of the Interim Use 
Permit for a Vacation Dwelling Unit.   

7) Applicant must comply with Vacation Regulations (included with staff report), including providing information to guests 
on city rules (included with staff report as "Selected City Ordinances on Parking, Parks, Pets, and Noise"). 

8)  No comments from citizens, City staff, or any other entity were received regarding the application. 
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Staff Recommendation: 
 
Based on the above findings, Staff recommends that Planning Commission recommend approval subject to the following: 

1) The applicant shall adhere to the terms and conditions listed in the Interim Use Permit.  
2) Any alterations to the approved plans that do not alter major elements of the plan may be approved by the 

Land Use Supervisor without further Planning Commission; however, no such administration approval shall 
constitute a variance from the provisions of Chapter 50 
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Prepared by:  City of Duluth Community Planning Division, May 3, 2019.  Source:  City of Duluth.

Legend
Zoning Boundaries

The City of Duluth has tried to ensure that the information   
contained in this map or electronic document is accurate.
The City of Duluth makes no warranty or guarantee
concerning the accuracy or reliability. This drawing/data
is neither a legally recorded map nor a survey and is not
intended to be used as one.  The drawing/data is a
compilation of records, information and data located in
various City, County and State offices and other sources
affecting the area shown and is to be used for reference
purposes only. The City of Duluth shall not be liable for
errors contained within this data provided or for any
damages in connection with the use of this information
contained within. Aerial photography flown 2016
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File Number PL 23-006 Contact  Chris Lee, clee@duluthmn.gov 

Type Renewal Interim Use Permit– Accessory 
Vacation Dwelling Unit Planning Commission Date  March 14, 2023 

Deadline 
for Action 

Application Date  February 8, 2023 60 Days  April 9, 2023 

Date Extension Letter Mailed  February 17, 2023 120 Days  June 8, 2023 

Location of Subject  2810 W Skyline Parkway 

Applicant  Mike Kokotovich Contact  

Agent  Contact   

Legal Description  Parcel ID 010-3780-01605 

Site Visit Date  February 26, 2023 Sign Notice Date  February 28, 2023 

Neighbor Letter Date  February 21, 2023 Number of Letters Sent  30 
 

Proposal 
Applicant proposes to use their home as a vacation dwelling unit. A vacation dwelling unit allows for periods of occupancy 
of 2 to 29 days, with a minimum stay of two consecutive nights. This is a renewal of permit PL 17-035. 

Staff is recommending Planning Commission recommend approval. 

 

 
Summary of Code Requirements: 

UDC Section 50-19.8. Permitted Use Table.  A vacation dwelling unit is an Interim Use in the R-1 zone district. 

UDC Section 50-20.3. Use-Specific Standards. Lists all standards specific to vacation dwelling units. 

UDC Sec. 50-37.10.E  . . . the commission shall only approve an interim use permit, or approve it with conditions, if it 
determines that: 1. A time limit is needed to protect the public health, safety and welfare from potential longer term 
impacts of the requested use in that location ….; 2. The applicant agrees to sign a development agreement with the city. 

 

 Current Zoning Existing Land Use Future Land Use Map Designation 
Subject R-1 Single Family Residential Traditional Residential 
North R-1 Single Family Residential Traditional Residential 

South R-1 Single Family Residential Traditional Residential 
East R-1 Single Family Residential Traditional Residential 
West R-1 Single Family Residential Traditional Residential 
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Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 
 
Governing Principle #8 - Encourage mix of activities, uses, and densities.  A short-term rental allows property owners to 
generate income and provides a service for tourists. 
 
Econ. Dev. Policy #3 - Build on Existing Economic Strengths & Competitive Advantages 

 
Future Land Use – Traditional Neighborhood: Characterized by a grid or connected street pattern, houses orientated with 
shorter dimension to the street and detached garages, some with alleys. Limited commercial, schools, churches, and 
home-businesses. Parks and open space areas are scattered through or adjacent to the neighborhood. Includes many of 
Duluth’s older neighborhoods, infill projects and neighborhood extensions, and new traditional neighborhood areas.   
 
Current History:  The structure was built in 2007 and contains 1,620 square feet with 3 bedrooms and 2.5 bathrooms. This 
is a renewal of PL17-035 issued in 2017. 
 
Review and Discussion Items: 

Staff finds that: 

1)  The applicant’s property is located on 2810 West Skyline Parkway. The dwelling unit has one bedroom, which would 
allow for a maximum of three people. The space of this unit is less than 800 square feet which meets the accessory 
dwelling unit standards, and is located on the lowest level of the home. 

2) One off-street parking space is required for this unit. The applicant will provide one off-street parking spot located in 
the rear yard with access off the alley. 

3) Permit holders must designate a managing agent or local contact who resides with 25 miles of the City and who has 
authority to act for the owner in responding 24 hours a day to complaints from neighbors or the City.  Permit holder must 
provide the contact information for the managing agent or local contact to all property owners within 100 feet of the 
property boundary.  The applicants have listed themselves to serve as the managing agent. 

There have been no documented violations or enforcement actions with the existing Interim Use Permit 

4) The site plan submitted indicates that there is screening on the property surrounding the outdoor amenities. 

5) A time limit on this Interim Use Permit (“IUP”) is needed to minimize negative impacts to surrounding residential uses 
thereby causing damage to the public's health, safety and welfare.  Section 50-20.3.U.7 states the IUP shall expire upon 
change in ownership of the property or in six years, whichever occurs first. 

6)  Applicant will need to apply for all relevant permits and licenses required for a Vacation Dwelling Unit.   

7) Applicant must comply with Vacation Regulations (included with staff report), including providing information to guests 
on city rules (included with staff report as "Selected City Ordinances on Parking, Parks, Pets, and Noise"). 

8)  No public City, or agency comments were received. 

Staff Recommendation: 
 
Based on the above findings, Staff recommends that Planning Commission recommend approval subject to the following: 

1) The Interim Use Permit shall not be effective until the applicant has received all required licenses and permits 
for operation. 

2) The permit shall lapse if no activity is taken within one year of approval. 
3) Any alterations to the approved plans that do not alter major elements of the plan may be approved by the 

Land Use Supervisor without further Planning Commission; however, no such administration approval shall 
constitute a variance from the provisions of Chapter 50 
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Prepared by:  City of Duluth Planning & Economic Development, February 21, 2023.  Source:  City of Duluth.

Legend
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The City of Duluth has tried to ensure that the information   
contained in this map or electronic document is accurate.
The City of Duluth makes no warranty or guarantee
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File Number PL 23-024 Contact John Kelley 
Type  Minor Subdivision Planning Commission Date  March 14, 2023 

 
Deadline 
for Action 

Application Date February 3, 2023 60 Days  April 4, 2023 

Date Extension Letter Mailed February 16, 2023 120 Days  June 3, 2023 

Location of Subject  PID #’s 010-0315-00060, 010-0315-00070, 010-0315-00080, & 010-0315-00085 

Applicant  Frank Messina Contact   

Agent   Contact   

Legal Description  See Attached 

Site Visit Date  March 3, 2023 Sign Notice Date  N/A 

Neighbor Letter Date  N/A Number of Letters Sent  N/A 
 
Proposal 
Applicant is requesting a Minor Subdivision to divide two undeveloped parcels and rearrange two parcels to 
increase the size of their lot and the adjacent lot to the north in the Kenwood neighborhood.  All parcels will have 
frontage on Sockeye Drive.   
 
Recommended Action: Approval with conditions. 
  
 

 
Summary of Code Requirements  

50-33.1 General:  All subdivision plats and replats, and all registered land surveys, shall create lots, streets and 
walkways and open spaces consistent with the requirements of the zone district within which the land is located. 

50-37.5, D 1. The planning commission shall approve the application if it determines that: (a) The lot or lots to be 
subdivided or combined have frontage on an improved public street; (b) Each proposed lot meets the minimum 
zoning requirements of the district that it is in; (c) If an existing structure on a lot complies with the requirements 
of this Chapter, then after the minor subdivision structures on each of the resulting lots will still comply with the 
requirements of this Chapter; and (d) If one or more of the existing lots, or a structure on one or more of those 
lots, does not comply with the requirements of this Chapter, the proposed relocation will not create any new 

 Current Zoning Existing Land Use Future Land Use Map Designation 
Subject  R-1  Residential  Traditional Neighborhood 
North  R-1  Residential  Traditional Neighborhood 
South  R-1  Residential  Traditional Neighborhood 
East  R-1  Residential  Traditional Neighborhood 
West  R-1  Residential  Traditional Neighborhood/Open Space 
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nonconformity or increase any existing nonconformity between the requirements of this Chapter. 
50-14.5.A. R-1 minimum lot area: 4,000 square feet; minimum lot frontage: 40 feet. 

 
Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 
 
 
Future Land Use: Traditional Neighborhood - Characterized by grid or connected street pattern… Limited 
commercial, schools, churches, and home businesses… Includes many of Duluth ’s older neighborhoods, infill 
projects, neighborhood extensions, and new traditional neighborhood areas.   

History: The site is made up of four parcels with two of the parcels being undeveloped land in the Kenwood 
neighborhood. The underlying plat is “Bristolwood” platted in 1996. 

 
Staff Recommendation 
Based on the above findings, Staff recommends that Planning Commission approve the Minor Subdivision with the 
following conditions: 

1. Appropriate deeds be filed with St. Louis County within 180 days. Prior to recording the deed that results 
from this adjustment, the Planning Division will need to stamp the deed, indicating compliance with the 
local zoning code. 

2. Any alterations to the approved plans that do not alter major elements of the plan may be approved by 
the Land Use Supervisor without further Planning Commission approval; however, no such administrative 
approval shall constitute a variance from the provisions of Chapter 50. 

 
 

Review and Discussion Items 
Staff finds that: 
1. Applicant is requesting a Minor Subdivision to divide two parcels and rearrange two other parcels to increase 

the lot size of the applicants parcel and their neighbor’s lot to the north.  The two lots to be split are 
undeveloped lots between the applicant’s lot and their neighbor.  

2. The proposed minor subdivision parcels are currently undeveloped land owned by the applicant with the 
adjacent lots to the north and south having single family homes on them. The subdivision will create lots that 
meet the zoning requirements of the R-1 district. 

3. The parcels have the required street frontage along Sockeye Drive. The proposed subdivision, if approved, 
would not make the parcels non-conforming due to lot frontage, lot area, or similar bulk standard.  

4. No public, agency, or other City comments were received. 
5. The attached exhibit demonstrates compliance with Minnesota statutes 462.358 and 505 or 508, as 

applicable. 
6. Approval of this Minor Subdivision signifies that City of Duluth UDC standards are met. St. Louis County may 

have additional requirements. This subdivision approval lapses if deeds are not recorded with St. Louis County 
within 180 days. Applicant must provide the City with proof of recording. 
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File Number   PL 23‐028  Contact   Kyle Deming 

Type   Amend Existing R‐P Regulating Plan  Planning Commission Date   March 14, 2023 

Deadline 
for Action 

Application Date   February 7, 2023  60 Days   April 8, 2023 

Date Extension Letter Mailed   March 2, 2023  120 Days   June 7, 2023 

Location of Subject   Between 52nd and 53rd Ave. W north of Wadena St. (Spirit Valley) 

Applicant   Center City Housing Corp.  Contact   Nancy Cashman 

Agent   Bill Burns/Terri Crossmon  Contact   Hanft Fride 

Legal Description   See Attached Map 

Site Visit Date   March 2, 2023  Sign Notice Date   February 28, 2023 

Neighbor Letter Date   February 24, 2023  Number of Letters Sent   48 

 

 

 

Summary of Code Requirements  

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

 UDC Sec. 50‐14.7.I: All residential developments approved prior to November 19, 2010, as low‐density planned 

Proposal  
Applicant is requesting to amend the existing Ramsey Village Regulating Plan to designate an area without a building type 
(shown as Menards’s parking) and another area shown as neighborhood park to be Type VIII (Mixed Use Commercial and 
Residential Building), and to add Type VIII (Mixed Use Building) to the existing Type VI (4‐plex) area at the northwest corner 
of Wadena St. and 52nd Ave. W. 
 
Any amendment to the Regulating Plan that involves changes to land use, density, or height is required to follow the 
rezoning process and receive approval from City Council. 
 
Staff Recommendation  
Staff recommend that the Planning Commission recommend approval of the rezoning amendment to the City Council (via 
ordinance). 

  Current Zoning  Existing Land Use  Future Land Use Map Designation 

Subject   R‐P   Residential   Urban Residential 

North   MU‐N   Commercial   General Mixed Use 

South   R‐P   Residential   Urban Residential 

East   R‐P/MU‐B   Residential/Commercial   Urban Residential/General Mixed Use 

West   R‐P   Residential   Central Business Secondary 
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developments pursuant to Sections 50‐36.1. through 50‐36.3. of the previous zoning code shall be treated as approved 
R‐P developments, and will be rezoned to the R‐P district. 

 UDC Sec. 50‐14.7.J: Applications to amend an existing R‐P plan shall follow the process described in Section 50‐37.3 if 
they relate to uses, densities, or height. All other amendments shall follow the process in Section 50‐37.11. 

 UDC Sec. 50‐37.3.C: The Planning Commission shall review the application, and Council shall approve the application 
or approve it with modifications, if it determines that the application: 1. Is consistent with the Comprehensive Land 
Use Plan; 2. Is reasonably related to the overall needs of the community, to existing land use, or to a plan for future 
land use; 3. Is required by public necessity, convenience, or general welfare, or good zoning practice; 4. Will not create 
material adverse impacts on nearby properties, or if material adverse impacts may be created they will be mitigated to 
the extent reasonably possible.  

 
 

Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 
 
Governing Principles 
 Governing Principle #1 – Reuse previously developed lands.  This rezoning will facilitate the development of the 

property with mixed use building(s) where three dwellings were previously located. 
 Governing Principle #5 – Promote reinvestment in neighborhoods.  This rezoning will allow the landowner to develop 

needed housing. 
 

Comprehensive Plan Policies and Strategies 
 Housing Policy #1 – Increase density in and around the designated Core Investment Areas.  This rezoning is in the Spirit 

Valley Core Investment Area and will allow for a modest increase in housing density over existing zoning. 
o Strategy #1 – Promote infill development with a mix of densities appropriate to the context of the surrounding 

neighborhood.   

 Housing Policy #2 – Provide affordable, attainable housing opportunities.  
 

Future Land Use 

 Urban Residential:  Greatest variety of building types, medium to high densities. Applicable to larger infill areas close to 
downtown, entertainment or activity centers, and waterfront residential areas. …. Connected or adjacent to parks and 
open space. 

 

Related File:  PL 23‐029 Vacation of alleys 
 

Recent History 
The Ramsey Village Neighborhood Plan (a Traditional Neighborhood Design – TND zone) was approved by City Council in 
2003.  The associated Regulating Plan has had several zoning map amendments to allow additional building types including:  

 PL 13‐119 to allow Type VII, eight‐unit apartment structures at the NE corner of Ramsey Street and North Central 
Avenue Alley,  

 PL 16‐087 to allow Type VIII, a mixed use residential and commercial structure at 5103 Ramsey Street,  

 PL 17‐058 to a Type VII, eight‐unit multi‐family near Ramsey and North 53rd and 54th Avenues West,  

 PL 18‐044 to allow a Type VII, eight‐unit multi‐family structure on the west side of N. 54th Ave. W. near Wadena St,  

 PL 19‐032, to allow a Type IV, a townhouse, near Ramsey Street and North 53rd Avenue West. 

 PL 21‐112, to allow Type VIII (Mixed Use Commercial and Residential) at 5019 Ramsey Street and Type IV 
(Townhome) at 411 North 50th Avenue West. 

 PL 21‐209, to allow construction of a 4‐unit structure (Type VI Building) or an 8‐unit structure (Type VII Building) 
rather than the allowed Type I, II, III, and IV Buildings on two sites between 53rd and 54th Ave. W. and Ramsey St. 
and Wadena St. 
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Review and Discussion Items: 

Staff finds that: 
1. Any proposed change to the R‐P Regulating Plan that involves land use, density, or height needs to be approved by City 

Council through the process used for rezoning. The applicant is proposing a change in the building type (i.e. use and 
density) on their property.  

2. Applicant seeks to amend the approved Regulating Plan in three ways.  First, to designate Type VIII (Mixed Use 
Commercial and Residential Buildings) in an area that previously had no building type because it was shown as 
additional parking for the adjacent Menards store on the Master Plan map.  Second, to designate Type VIII (Mixed Use 
Buildings) in an area that previously had no building type because the site was shown on the Master Plan map as being 
a neighborhood park with community building.  And third, to add Type VIII (Mixed Use Buildings) to an area designated 
Type VI (4‐plex) buildings at the northwest corner of Wadena St. and 52nd Ave. W. 

3. The Minnesota Planning Act provides that zoning (an "official control") should implement the general objectives of the 
Comprehensive Plan, and appellate courts have issued decisions that zoning must comply with the Comprehensive Plan 
or be considered arbitrary and capricious.  Good zoning practice requires that zone districts be consistent with the 
future land use category identified for the area and the generally applicable provisions of the adopted comprehensive 
plan.   A residential planned development is an appropriate zone district for an urban residential future land use, and 
the dictates of the selected building types address conformity to the comprehensive plan. 

4. The Ramsey Village Master Plan map shows Type VIII (Mixed Use Buildings) around a neighborhood park and this 
proposal is to expand Type VIII (Mixed Use Commercial and Residential) to encompass most of the platted block to 
form an area where larger format buildings and parking can be constructed.  This is to meet a community need for 
affordable housing provided in a multi‐story building with related services. 

5. The proposed neighborhood park was an aspiration of the original Ramsey Village Neighborhood Plan, but the City 
Parks and Recreation Department “has no current plans to initiate any City‐led improvements at this location.” 

6. The proposed rezoning expands north into an area shown on the Ramsey Village Master Plan map as parking for the 
adjacent Menards store.  Since the Master Plan map was created, Menards redeveloped their site by relocating the 
front door to the southeast side of the building and creating more parking there.  This leaves the area formerly shown 
as parking on the Master Plan map available for community housing needs and expanding the adjacent Type VIII 
(Mixed Use Commercial and Residential Building) is an appropriate transition from the lower intensity housing south of 
Wadena St. and the Menards store. 

7. The proposed building type is not expected to result in site development that create material adverse impacts on 
nearby properties.  This is because the development standards found in Article 4 of the UDC and the Regulating Plan 
can mitigate any potential impacts through building height limitations (3 stories), exterior lighting standards, trash and 
mechanical screening, and parking lot interior and buffer landscaping.  

8. Comment from Jessica Peterson, Manager, Parks and Recreation concerning the park (see above).  No additional 
comments were received.   
 

 
Staff Recommendation: 

Based on the above findings, staff recommends to Planning Commission that the proposed amendment to change the 
density and use of the R‐P Regulating Plan be recommended for approval by City Council for the following reasons: 
 

1) This proposal is consistent with the Comprehensive Land Use Plan Governing Principles and Policies. 
2) The proposal amendment to the Regulating Plan District is consistent with the future land use category “Urban 

Residential.” 
3) Material adverse impacts on nearby properties are not anticipated or can be mitigated through implementation of 

UDC and Regulating Plan‐specific development standards. 
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File Number 

 PL 23‐029   
Contact 

 Kyle Deming 

Type   Vacation of Alleys  Planning Commission Date   March 14, 2023 

Deadline 

for Action 

 

Application Date 
 February 7, 2023 

60 Days 
 April 8, 2023 

Date Extension Letter Mailed 
 March 2, 2023 

120 Days 
 June 7, 2023 

Location of Subject 
 Between 52nd and 53rd Ave. W north of Wadena St. (Spirit Valley) 

Applicant 
 Center City Housing Corp. 

Contact 
 Nancy Cashman 

Agent 
 Bill Burns/Terri Crossmon 

Contact 
 Hanft Fride 

Legal Description 

 That part of the 16‐foot‐wide north/south alley abutting Lots 1‐18, Block 168 and Lots 6‐23, Block 

169, West Duluth 7th Division; and that part of the 10‐foot‐wide east/west alley abutting Lots 23‐

28, Block 169, West Duluth 7th Division. (see attached Exhibit A) 

Site Visit Date 
 March 2, 2023 

Sign Notice Date 
 February 28, 2023 

Neighbor Letter Date 
 February 24, 2023 

Number of Letters Sent 
 48 

 
Proposal:  Vacation of parts of two alleys to form a unified parcel in preparation for site development. 
 
Staff Recommendation 
Approval of the vacation contingent upon retaining a utility easement over part of the north/south alley. 

 

 

Summary of Code Requirements  
Vacation of public rights of way and/or easements require a Planning Commission public hearing with a 
Recommendation to City Council. City Council action is to approve or deny by resolution. Resolutions approving either a full 
or partial vacation require a 6/9’s vote of the council. 
 
UCD Sec. 50‐37.6.C – The Planning Commission shall review the proposed vacation, and Council shall approve the 
proposed vacation, or approve it with modifications, if it determines that the street, highway, or easement proposed 
for vacation: 

1. Is not and will not be needed for the safe and efficient circulation of automobiles, trucks, bicycles, or pedestrians or 
the efficient supply of utilities or public services in the city; 

2. Is not otherwise needed to promote the public health, safety, or welfare of the citizens of Duluth. 

 

   Current Zoning  Existing Land Use  Future Land Use Map Designation 

Subject   R‐P   Residential   Urban Residential 

North   R‐P   Vacant   Urban Residential 

South   R‐P   Residential   Urban Residential 

East   R‐P   Vacant   Urban Residential 

West   R‐P   Vacant   Urban Residential 
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Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 
 
Governing Principles and Policies: 
The following Imagine Duluth 2035 Governing Principles should be considered when reviewing the request: 

 Governing Principle #7 – Create and maintain connectivity.  The proposed vacation will reduce connectivity overall, 
but will result in a unified parcel to support a larger format development. 

 Governing Principle #9 – Support private actions that contribute to the public realm.  Vacation will allow for the 
development of the block to support community housing needs. 

 Governing Principle #12‐ Create efficiencies in delivery of public services.  Vacation will reduce the need for future 
alleyway construction. 

 Housing Policy #1 – Increase density in and around the designated Core Investment Areas.  Vacation is in the Spirit 
Valley Core Investment Area and will allow for a modest increase in housing density over the previous dwellings. 

 Housing Policy #2 ‐ Provide affordable, attainable housing opportunities.  The vacation will support a development 
of a larger format affordable housing project. 

Future Land Use 

 Urban Residential:  Greatest variety of residential building types, medium to high densities.  Applicable to larger 
infill areas close to downtown, entertainment or activity centers.  Connected or adjacent to parks and open space.  
Overall residential density of 8 units/acre and up.  Design standards ensure pedestrian orientation and mix of 
housing. 

Zoning 

 Residential‐Planned (R‐P):  Established to provide a flexible development option for residential projects that 
integrate creative site design, provide a variety of housing types, provide unique on‐site amenities, conserve natural 
features, increase pedestrian connectivity, or otherwise result in a final product that provides a greater level of 
public benefit than would be required under the existing zone district. 

Related File:  PL23‐028 UDC Map Amendment 

History:  

 Ramsey Village Neighborhood Plan and associated Regulating Plan was approved by City Council in 2003. 

 Dwellings adjacent to the proposed alley vacations were torn down in 1994 and 2013. 

 The sanitary sewer in the alley is from 1928. 

Review and Discussion Items 

1. The proposal is to vacate existing alleys in preparation for development of a larger format building and parking in 
keeping with the zoning of the area.  With the larger format development, access through the middle of the block for 
vehicles and pedestrians is not needed. 

2. The proposal would not vacate all of the alleys in the block, thereby retaining the potential for vehicle and pedestrian 
connectivity for the portion of the block containing existing dwellings, one of which is using a portion of the alley for 
access to 53rd Ave. W. 

3. The proposal would retain a utility easement over that portion of the alley containing a municipal sanitary sewer pipe. 
4. MN Power has noted the presence of power line facilities in both the east‐west alley and the entire length of the north‐

south alley and has requested retaining a utility easement over both alleys unless the power lines are relocated.  
Discussions between the applicant and MN Power for the relocation of those power lines is underway and, therefore, 
staff recommendation is to retain utility easements over the entire length and width of both alleys unless the power line 
facilities are relocated and any replacement easements granted by the applicant. 

5. Currently, there remains a gravel alley that served the three dwellings removed from the northerly part of the block.  
This alley is useless at this point and will be removed if the petitioned vacation is approved. 

6. MN Power commented that there are power lines in both alleys proposed for vacation and City Engineering provided 
technical comments on the vacation exhibit.  No other comments have been received on the proposed vacations. 

7. Vacations of rights of way and easements lapse unless the vacation is recorded with the county recorder within 90 days 
after final approval. The vacation recording is facilitated by the City of Duluth. 
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Staff Recommendation: 
Based on the above findings, staff recommends that Planning Commission recommend to City Council approval of the 
petitioned alley vacation and retention of a utility easement, as petitioned, with the following condition: 
1. The full width and length of the alleys proposed for vacation be retained as utility easements unless the applicant 

provides a written agreement for the relocation of power lines and any replacement easements are dedicated. 
2. The Council approve the vacation with at least a 6/9’s vote. 
3. Applicant must present a vacation plat meeting the City Engineer's requirements within 90 days of Planning 

Commission's recommendation or the application will be denied. 
4. The vacation must be recorded within 90 days of final approval by City Council, or such approval will lapse. 
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damages in connection with the use of this information
contained within. Aerial photography flown 2021

0 130 260 39065
Feet

PL 23-029
Alley Vacation

Center City Housing Corp.

Site Map

PC Packet 03-14-2023 

Page 32 of 142



!

!

!

!

!

!

!

!

!

!

!
!

!
!

!
!

!
!

!

!

!

!

!

!

!

!

!

!
! ! ! ! ! ! ! !

!

Proposed Alley
Vacation

Proposed Alley
Vacation

49
th

 A
ve

 W
 C

re
ek

Wadena St

N 
Ce

ntr
al

Av
e A

lle
y

N 
54

th
Av

e W
N 

54
th 

Av
e W N 

54
th 

Av
e W

 A
lle

y

N 
53

rd
 Av

e W

N 
53

rd
Av

e W Al
ley

N 
52

nd
 Av

e W
Wadena
St Alley

Elinor St

N 
Ce

ntr
al

Av
e

Al
ley

Gran
d Ave

Wadena St Alley

Ramsey St

N 
51

st
Av

e W Al
ley

N 
52

nd
Av

e W Al
ley

N 
51

st 
Av

e W

N 49th Ave W

Private Dr

§̈¦35

4901 GRAND
AVE

411 N
50TH

AVE W

400 N
53RD

AVE W

5315
GRAND

AVE

5314
GRAND

AVE5322
GRAND AVE

415 N
53RD

AVE W

4920
GRAND AVE

5430
 GRAND AVE

428
N CENTRAL

AVE

4832
GRAND

AVE

503 N 50TH
AVE W

Central
Business

Secondary

General
Mixed Use

Neighborhood
Commercial

Open Space

Open Space

Traditional
Neighborhood

Urban
Residential

µ
Prepared by:  City of Duluth Planning & Economic Development, February 22, 2023.  Source:  City of Duluth.

Legend
Streams
! Other Stream (GPS)
Future Land Use

Open Space
Traditional Neighborhood
Urban Residential
Neighborhood Commercial
Central Business Secondary
General Mixed Use
General Industrial

The City of Duluth has tried to ensure that the information   
contained in this map or electronic document is accurate.
The City of Duluth makes no warranty or guarantee
concerning the accuracy or reliability. This drawing/data
is neither a legally recorded map nor a survey and is not
intended to be used as one.  The drawing/data is a
compilation of records, information and data located in
various City, County and State offices and other sources
affecting the area shown and is to be used for reference
purposes only. The City of Duluth shall not be liable for
errors contained within this data provided or for any
damages in connection with the use of this information
contained within. Aerial photography flown 2021

0 200 400 600100
Feet

PL 23-029
Alley Vacation

Center City Housing Corp.

Future Land Use Map

PC Packet 03-14-2023 

Page 33 of 142



PC Packet 03-14-2023 

Page 34 of 142



PC Packet 03-14-2023 

Page 35 of 142



PC Packet 03-14-2023 

Page 36 of 142



EXIIIBITA 
FACAT/ONEXH/.i/T 

VACATION DESCRIPTION: 

That part of the 16 foot wide north/south Alley abutting and adjacent to Lots 1-18, Block 168 and Lots 6 - 23 Block 169, WEST DULUTH 7th DIVISION, City of Duluth St. Louis County, 
Minnesota. The south sideline terminating at the north line of the 10 foot wide east/west alley in Blocks 168 and 169. Retaining public utility easement for sanitary sewer purposes 
over, under and across those parts of said north/south alley abutting and adjacent to Lots 10 -18, said Block 168 and Lots 15 - 23, said Block 169. 
AND 

That part of the 10 foot wide east/west Alley abutting and adjacent to Lots 23-28, Block 169, WEST DULUTH 7th DIVISION, City of Duluth St. Louis County, Minnesota . The west sideline 
terminating at the east line of the 16 foot wide north/south alley abutting and adjacent to said Block 169. 

APPROVED BY: 

CITY ENGINEER 

@; = EXISTING SANITARY 
SEWER MANHOLE 

50 100 

(SCALE IN FEET) 
Basis of Bearing is Grid North, 
St. Louis County Transverse 

Mercator 96 Coordinate System. 

/ 

/ 

I hereby certify that this plan, specification, or report was prepared by me or under my 
direct supervision and that I am a duly Licensed Land Surveyor under the laws of the 
State of Minnesota. 

Signature: 

License# 44075 

Date: 2/06/2023

66.00 

DATE PREPARED 02/06/23 

PROJNOxxxxx � LHB 
FILE: 2301 00vExhib 
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FILE: .. 1230100\500 Drawings\Survey\230100vExhibit_ Alley Vacation.dwg 
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Date: February 24, 2023 
To: Planning Commission and Deputy Director Fulton 
From:    Chris Lee, Planner II 
RE: PL 23-021 Master Sign Plan 
 
The Jigsaw LLC and Kimley-Horn have submitted exhibits for a Master Sign Plan at the new Jigsaw development near the 
corner of Anderson Road and Central Entrance. The intent of a master sign plan is to provide a uniform signage plan for 
a large multi-tenant site.  It also allows for more rapid zoning review of pending sign permit applications. The relevant 
UDC language is as follows: 
 

50-27.9 Master sign plan.  
A. Following the effective date of this Section, an applicant is required to submit a master sign plan for any new 
commercial multi-tenant building or development that includes non-residential uses, including mixed-use 
development, for review and approval by the planning commission. The planning commission shall review the 
application, conduct a public hearing pursuant to Section 50-37.1.I, with public notice as required by Section 50-
37.1.H, and make a decision to adopt, adopt with modifications, or deny the application;  
 
B. The master sign plan must provide a coordinated design for all building-mounted signs including, at a 
minimum, criteria and specifications for sign locations, general range of sign area, and lighting. All freestanding 
signs must be shown on the sign plan, including size, location and lighting;  
 
C. Once approved, signs erected within the multi-tenant development must follow the master sign plan;  
 
D. The review and approval process for a master sign plan does not allow for variations to the requirements of 
this Section. (Ord. No. 10204, 3-11-2013, § 1; cited only in Ord. No. 10222, 5-13-2013, § 1.) 

 
The applicant has summarized that they wish to create a cohesive and unified plan keeping all signage at a scale that is 
compatible with visitors to the site while also avoiding conflicts with residential users. 
 
The signage proposed in the master plan exceeds the UDC in one area: the size of monument signs (10 feet proposed 
versus 7 feet allowed).  The remaining elements of the master sign plan place higher restrictions on allowed signage 
(signs on 3 walls only versus 4 walls).  
 
Staff recommends approval of the master sign plan, with the following conditions: 

1. The master pan is amended to indicate a maximum height of monument signs to 6’ tall, and 
2. Zoning and building permits are still required for signs allowed under this master sign plan, and  
3. Any alterations to the approved plans that do not alter major elements of the plan may be approved by the 
Land Use Supervisor without further Planning Commission; however, no such administration approval shall 
constitute a variance from the provisions of Chapter 50 
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Master Sign Plan 
The Jigsaw Commercial Development 
 
West Central Entrance and Anderson Road, Duluth, MN 3.65 Acres (AC) 
Legal Description: Jigsaw, Block 1, Lot 1 (1.12 AC), Lot 2 (0.71 AC) and Lot 3 (1.79 AC) 

 
Prepared by: Launch Properties, LLC (Master Developer) 

 

 

 

 

 

 

 

 

 

 

 

 

Concept rendering 

PC Packet 03-14-2023 

Page 39 of 142



The Jigsaw 
Master Sign Plan & Policy (MSP) 
The Jigsaw (Jigsaw) is a 3.65-acre interconnected, cohesive, local, commercial goods and services 
development zoned MU-N “Mixed Use Neighborhood” made up of individual lot development with 
lot sales and leases to corporate users developed by The Jigsaw, LLC a Minnesota limited liability 
company, operated by Launch Properties, LLC. (“Master Developer”).  This MSP shall be part of and 
incorporated into the development’s recorded Declarations. 

 

Procedure for Sign Approval 
Prior to any installations of any sign at Jigsaw, all tenants and/or owners must submit to the City of 
Duluth (City) a complete, official application for a City sign permit and receive a valid City Sign 
Permit which shall comply with the criteria herein this Master Sign Plan and City sign codes where 
the Master Sign Plan is silent in such instances. However, where different, The Jigsaw Master Sign 
Plan (MSP) shall prevail. No tenant sign shall be erected constructed, altered, rebuilt, or relocated 
until the City has issued a permit.  

PC Packet 03-14-2023 

Page 40 of 142



Monument Signs 
The Jigsaw monument signs shall be strategically placed as shown on Exhibit A. The Jigsaw shall 
have one monument-style sign for each individual Lot, (except Lot 3, if split, shall share a 
monument sign as depicted in Exhibit B). 

Each monument must be setback a minimum of five (5) feet from property line adjacent to West 
Central Entrance as shown on Exhibit A.  

Each monument sign shall have a matching masonry base as determined by the final material 
selections of the monument for Lot 3. Each monument base may have a maximum height of three 
(3) feet. Each monument sign cabinet shall have a maximum height of ten (10) feet.  

Each monument sign shall have an overall maximum height of thirteen (13) feet, except for the 
monument sign on Anderson Road on Exhibit B2 which shall have a maximum height of seven (7) 
feet. Example: Sign base is three (3) feet high and sign cabinet is ten (10) feet high for a total of 
thirteen (13) feet. Each monument sign shall be a maximum of ten (10) feet wide. See Exhibit B and 
Exhibit B-2 for depiction of sign dimensions. Sign cabinets may vary in size and shape so long as 
they are no wider than ten (10 ) feet. 

All monument sign bases must be uniform in materials and color as described on Exhibit B. If a lot 
contains more than one business user, that lot may share space on the cabinet portion of the sign.  
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Building Signs of Wall Signs 
All wall signs must comply with all City of Duluth sign codes and policies except and including: 

a. The maximum size of a wall sign is two (2) square feet per linear foot of building façade where 
the wall sign will be mounted or 40 square feet, whichever is greater. Area of signs shall be 
determined by actual outline of the sign(s). In the case of individually lit letters, the actual 
outline of the letter will determine its square footage. 
 

b. Logos are allowed and shall be measured individually to the outline of the logo to determine 
the area in relation to the overall sign area. 
 

c. Three (3) wall elevations may be used so long as the total square footage on any wall does 
not exceed the above allowed amount per elevation. 

Temporary Building Signs 

Each building, or tenant in the case of a multi-tenant building, is allowed a one (1) thirty-day Grand 
Opening temporary sign and one (1) thirty-day re-grand opening temporary sign not less than five 
(5) years from the initial Grand Opening date. 

Special event temporary  signs are allowed once every year for thirty (30) days. Temporary signs 
shall be comprised/constructed of durable all-weather materials (such as, but not limited to 
plywood, coreaplast [plastic foam-core] alumacore, and polycarbonate [Lexan]) mounted to the 
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building on up to two (2) walls or they may be freestanding located on user’s lot outside the public 
right-of-way. Temporary signs must not be larger than fifty (50) square feet. Temporary A-frame 
(sandwich board) signs may be used for ninety (90) days each year. A-frame signs must not be 
larger than five feet (5’) high by three feet (3’) wide and must not be in the public right-of-way of in 
the path of ingress or egress to a building. BANNERS ARE PROHIBITED.  

Menu Board Signs 

Drive-through menu board signs are allowed with the following criteria below: 

a. All drive-through menu board signs shall be single sided and located adjacent to the drive-
through lane. Signs may be affixed to the building or free-standing. 

b. Drive-through menu board signs shall not exceed eight (8) feet above grade in height. 
c. Drive-through menu board sign shall not exceed fifty (50) square feet. 
d. Up to two drive-through menu board signs are permitted per drive-through lane (excludes 

directional sign(s)). 
e. Anytime a business or drive-through is closed to the public, any Drive-through menu board 

sign shall be turned off until the business or drive-through is open to the public. 
f. Drive-through sign(s) shall not be located as to impair the vision of the driver of a vehicle 

traveling either into or out of drive-through lane. 
g. Dynamic and interactive menu boards and point of sale systems may be used with custom 

and changing color displays, video, animation or interactive messages for customer’s use 
during the ordering process. 
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Directional Signs 
Each lot may have directional signs as needed for safe vehicular, bicycle, and pedestrian flow with 
the following criteria. 

a. Shall not exceed five (5) feet above grade in height. 
b. May be illuminated and double sided. 
c. May be affixed to the building or free-standing. 
d. Shall not exceed twenty (20) square feet. 
e. May include a clearance bar warning system for drive-through traffic. 

The Jigsaw Development may have one (1) entrance sign monument installed on Anderson Road as 
depicted on Exhibit A and Exhibit B-2. 

 

Prohibited Signs 
All signs prohibited by the City of Duluth sign codes and policies including the following: 

a. Moving or rotating signs. 
b. Signs employing moving or flashing lights. 
c. Signs employing un-edged or uncapped plastic letters or letters with no returns or exposed 

fastenings. 
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d. Flashing, pulsating, Signs employing noise making devices and components, rotating light (or 
lights), rooftop, mobile signs, and portable signs shall be prohibited, as well as other 
prohibited signs covered under §1010.03.C of the Roseville City Code. 

 

e. Cloth, wood, paper or cardboard signs, stickers, non-illuminated signs, decals or painted signs 
around or on exterior surfaces (door and/or windows) of the premises, unless previously 
approved by the Landlord. 

f. Non-illuminated signs. 
g. Inflatable advertising devices. 

 

OTHER REQUIREMENTS  
a. The Master Developer or its assign(s) shall sign-off on any sign proposal and shall accompany any sign permit 
and shall meet the requirements of this Master Sign Plan and shall be part of the recorded Declaration.  
 
b. A sign permit is required for the installation of all signs on the premises, except the reinstallation of for-lease 
information on the freestanding sign when vacancies occur.  
 
 

Master Developer Contact: 

Dan Regan, principal: Launch Properties 
612-987-9966 dregan@launchproperties.com  
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EXHIBIT A 
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EXHIBIT B 
Parcels (Lots) 1 & 2 
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EXHIBIT B-1 
Parcel (Lot) 3 
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EXHIBIT B-2 
Parcel (Lot) 3 
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File Number   PL 23‐004  Contact  Kyle Deming 

Type   Variance – building placement  Planning Commission Date   February 14, 2023 

Deadline 
for Action 

Application Date  January 10, 2023  60 Days  March 11, 2023 

Date Extension Letter Mailed  January 20, 2023  120 Days  May 10, 2023 

Location of Subject  30 S. 42nd Ave E. (Lakeside‐Lester Park) 

Applicant   Jack Shapiro  Contact   on file 

Agent    Contact   

Legal Description  Wly 75 feet of Dock Reservation, except part taken for street, London Addition (010‐3070‐02640)   

Site Visit Date  January 31, 2023  Sign Notice Date   January 31, 2023 

Neighbor Letter Date  January 20, 2023  Number of Letters Sent   16 

 
Proposal 
A variance to allow placement of a 24‐ft. by 28‐ft. detached garage in the area between the front of the home and Quebec 

Ave. 

 
Recommended Action:  Approve with conditions. 

 

 
 

Summary of Code Requirements  

Table 50‐21‐1: Exceptions and Encroachments – No accessory structure may be located (a) between a street and any façade 
of a primary building facing that street. 

Sec. 50‐37.9.C – General Variance Criteria (paraphrased): Granting of variances of any kind is limited to situations where, due 
to characteristics of the applicant’s property, enforcement of the ordinance would cause the landowner exceptional practical 
difficulties.  The Planning Commission must find the following for a variance to be granted: a) That the landowner is 
proposing to use the property in a reasonable manner, b) that the need for relief from the normal regulations is due to 
circumstances unique to the property and not caused by the landowner, c) that granting the variance will not alter the 
essential character of the area, d) that granting the variance is consistent with the intent of the UDC and Comprehensive 
Plan. 
 

 

  Current Zoning  Existing Land Use  Future Land Use Map Designation 

Subject   R‐1   Residential   Traditional Neighborhood 

North   R‐1   Residential   Traditional Neighborhood 

South   N/A   Lake Superior   N/A 

East   R‐1   Residential   Traditional Neighborhood 

West   R‐1   Residential   Traditional Neighborhood 
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Comprehensive Plan Governing Principles and/or Policies and Current History (if applicable): 
 
Comprehensive Plan Governing Principles: 
#1 Reuse previously developed lands.  The project would allow construction of a garage to accompany an existing dwelling. 
#5 Promote reinvestment in neighborhoods.  The project would result in enhancing the value of an existing dwelling utilizing 
existing infrastructure. 

Comprehensive Plan Future Land Use – Traditional Neighborhood ‐ Characterized by grid or connected street pattern, houses 
oriented with shorter dimension to the street and detached garages, some with alleys. …. Includes many of Duluth’s older 
neighborhoods, infill projects, neighborhood extensions, and new traditional neighborhood areas.  

UDC Purpose (Sec. 50‐2): 

(h) To enhance property values and the general appearance and natural beauty of the city; 

(k) To promote, preserve, and enhance the water resources and environment within the city and protect them from adverse 
effects caused by poorly sited or incompatible development in wetlands, shorelands and floodplains. 

The project would locate all vehicle driving surfaces on the north side of the dwelling away from Lake Superior. 

UDC Zone District Purpose – Residential‐Traditional (R‐1) ‐ Established to accommodate traditional neighborhoods of single‐
family detached residences, duplexes and townhouses on moderately sized lots. This district is intended to be used primarily 
in established neighborhoods.  

History: 

1. 1941 – Existing 1,083 sq. ft., 2‐bedroom home constructed with no garage. 

 

Review and Discussion Items 
 
Staff finds that: 

1. The lot is 75 feet wide by approximately 315 feet deep due to an undulating Lake Superior shoreline (see property 
boundary survey).  The sanitary sewer service exits the rear (lake side) of the house and runs west to the property 
boundary and then heads northerly into the City main near the corner of Quebec Ave. and 42nd Ave. E. The water and 
gas services connect at the northwest corner of the house (see property boundary survey).  The property is sloped 
toward the lake declining 18 feet from the street to the top of the bluff where it drops 17 feet to the Lake Superior 
shore. 

2. The proposed detached accessory structure (garage) has overall dimensions of 24 ft. east‐west (parallel to Quebec 
Ave.) by 28 ft. north‐south.  The garage is located at 6 feet from the east lot line, which results in 24 feet of the 
home’s 42 feet of width being “blocked” by the garage.  This garage is a reasonable use and scale for a residential 
property due to the need to store two vehicles as well as yard and recreational equipment sheltered from Duluth’s 
sometimes harsh weather. 

3. The home is sited 100‐175 feet from Lake Superior, 6 feet from the east lot line, 105 feet from the north (Quebec 
Ave.) lot line, and 27 feet from the west (42nd Ave. E.) lot line.  Since this is a corner lot, the side yard setback from 
the west property line is 15 feet, leaving an area of only 12 feet in width where the garage could be located in front 
of the home while complying with UDC requirements.  The site plan shows the gas service being located in this area.  
A twelve‐foot‐wide garage would not provide the intended vehicle storage space. 

4. The proposal is consistent with the Comprehensive Plan principles and UDC purpose by limiting impervious surfaces 
to the parts of the site furthest from Lake Superior and having a minimal driveway length.  The proposed garage is 
sited to be sensitive to the aesthetics of the site when viewed from Quebec Ave. (see site plan) such that the home 
will still be highly visible when approaching the property from 42nd Ave. E.  The applicant is proposing to reuse a 
previously developed site. 

5. The need for a variance is caused by site constraints unique to this site and not caused by the applicant, including 
shallow subsurface soil conditions and the location of sanitary sewer service.  The applicant’s 1/19/2023 email 
(attached) provides professional judgement advising against locating a driveway along the west side of the home, 
which would be necessary if the garage was located in compliance with the UDC.  The corner side yard setback and 
the presence of the home’s gas service in the front yard prevents the garage from being located northeast of the 
home. 
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6. Granting the variance will not alter the essential character of the area because the neighbor to the east has a 
similarly sized garage sited adjacent to the applicant’s proposed garage.  The neighbor across Quebec Ave. has an 
approximately 16‐foot by 16‐foot garage across the street from the proposed garage.  Additionally, placement of the 
garage in this area will be least impactful to views of the applicant’s home and Lake Superior when viewed from the 
home across Quebec Ave.   

7. The variance, if granted, will not impair an adequate supply of light or air or add to fire danger because the garage is 
proposed to exceed the building code’s requirement of 5 feet setback from property lines. 

8. Granting the variance is not expected to unreasonably diminish established property values in the area because the 
proposed garage is scaled and sited such that the view from the street to the dwelling is only minimally impacted.  
The proposed garage is not expected to impact the values of property on the upper side of Quebec Ave. due to the 
distance and home’s elevation approximately 15 feet above grade of the proposed garage.   

9. Granting the variance is not expected to increase congestion on public streets or impair the health, safety, or public 
welfare of inhabitants of the city due to factors identified above. 

10. One comment from City Parks asking for consideration of the beach access trail running down the centerline of the 
platted, but unbuilt, 42nd Ave. E. adjacent to the subject property (see black dashed line on the GIS map attached).  
No other comments from citizens, City staff, or any other entity were received regarding the application. 

11. Per UDC Section 50‐37.1.N. approved variances lapse if the project or activity authorized by the permit or variance is 
not begun within one year. 

 
 
Staff Recommendation: 
Based on the above findings, Staff recommends that Planning Commission grant the variance, with the following conditions: 
1) The project be limited to, a 24‐foot by 28‐foot, one‐story garage to be located at 6 feet to the east property line and 25 

feet to the north property line as shown on the site plan. 
2) The driveway not extend south of the south wall of the garage. 
3) Any alterations to the approved plans that do not alter major elements of the plan may be approved by the Land Use 

Supervisor without further Planning Commission; however, no such administration approval shall constitute a variance 
from the provisions of Chapter 50. 
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1

Kyle Deming

From: Jack Shapiro <>
Sent: Thursday, January 19, 2023 4:58 PM
To: Kyle Deming
Subject: Variance Request – 30 S 42nd Avenue East, Duluth, MN

Dear Mr. Deming, 

The following is some supplemental information pertaining to the above captioned matter that I thought may give you 

additional insight. 

It is my understanding the forced main sewer line extending from the holding tank (wet well and pump housing) on the 

west side of the dwelling is shallow in nature due to the subsurface soil conditions.  The aforementioned was related to 

me by the contractor who installed the sewer line. 

Duane Peterson, Superior Construction said although it is possible to install a driveway above such conditions, it is highly 

inadvisable due to potential recurring winter frost problems.  Bill Bergstrom from City Engineering preferred the term 

“Not ideal” and concurred with a location that would not incur such potential problems.  

Feel free to contact me if you need any additional information or have any more questions or concerns. 

Sincerely, 

Jack 

Jack Shapiro 
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 File Number PL 23-026  Contact John Kelley 

Type  Variance from corner side yard setback  Planning Commission Date March 14, 2023 

Deadline for 
Action 

Application Date February 6, 2023 60 Days April 7, 2023 

Date Extension Letter Mailed February 22, 2023 120 Days June 6, 2023 

Location of Subject Parcel 010-0290-00500 located between 7035 and 7101 East Superior Street 

Applicant Charles Obije Contact  

Agent Gary Turpening Contact  

Legal Description See Attached Sign Notice Date February 28, 2023 

Site Visit Date March 3, 2023 Number of Letters Sent 7 
 

 
 

 

 
 

Proposal 
The applicant is seeking a corner side yard variance to reduce the setback from the required 25’ setback to 15’ to construct a 
new house and garage on a 60’ x 300’ lot in the RR-2, Rural Residential 2 zone district.  
 
Staff Recommendation 
Staff recommends that the Planning Commission approve the variance. 

 Current Zoning Existing Land Use Future Land Use Map Designation 
Subject  RR-2  Vacant land  Rural Residential 
North  RR-2  Vacant land/ROW  Rural Residential 

South  RR-2  Street  Rural Residential 
East  RR-2  ROW/Residential  Rural Residential 
West  RR-2  Residential  Rural Residential 

Summary of Code Requirements  

Sec. 50-37.9.C – General Variance Criteria (paraphrased): Granting of variances of any kind is limited to situations where, 
due to characteristics of the applicant’s property, enforcement of the ordinance would cause the landowner exceptional 
practical difficulties or undue hardship. The Planning Commission must find the following for a variance to be granted: a) 
That the landowner is proposing to use the property in a reasonable manner, b) that the need for relief for from the normal 
regulations is due to circumstances unique to the property and not caused by the landowner, c) that granting the variance 
will not alter the essential character of the area, d) that granting the variance is consistent with the intent of the UDC and 
the Comprehensive Plan. 
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Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 
 
Future Land Use 
Rural Residential: Areas of single family lots of at least five acres. Limits the extension of municipal utilities for new 
development. Includes existing rural density areas with lots as small as an acre now served by municipal utilities but not 
planned for further subdivision. 
  
History 
The lot was created prior to the RR-2 zoning.  The lot is considered a legal nonconforming lot of record and can be built on.   

Review and Discussion Items: 
1) The applicant is seeking a variance to the corner side yard setback to construct a new single-family home and garage.  

The parcel is considered a corner lot as it is adjacent to the unimproved right of way for 71st Street East.   The variance is 
for a reduction in the corner side yard setback from 25’ to 15’ along the east property line.  

2) The applicant states that the variance is requested due to the 60’ lot width; a 25’ side yard setback requirement creates 
a practical difficulty in designing a structure for this lot. A setback of 15’ is a reasonable setback for a lot of this size.  

3) The property is considered a legal non-conforming lot in terms of lot area and lot frontage in the RR-2 (Rural Residential 
2) zoning district.  This area was platted prior to the existing setback standards, which were designed for the minimum 
lot size of 2 acres in the RR-2 district. 

4) The applicant is proposing to use the property in a reasonable manner by constructing a single-family house and 
garage.   The applicant is working with City Engineering on their driveway permit and the placement of the parking pad 
within the unimproved right of way for 71st Street East. 

5) The applicant’s practical difficulty was not created by the landowner but rather is due to the existing lot size and 
proximity to the unimproved right of way for 71st Street East.  The variance will not alter the essential character of the 
neighborhood as there are homes on similar sized lots with reduced setbacks in proximity to the applicants.   

6) The variance will not impair an adequate supply of light and air to adjacent properties as the area is rural in nature with 
forested area to the south and west and an unimproved right of way to the north and east.  The proposed use of the 
property for a single-family home will not unreasonably increase the congestion in public streets or unreasonably 
diminish or impair established property values within the surrounding areas.   

7) No public, agency, or other City comments were received. 
8) Per UDC Section 50-37.1.N, approved variances lapse if the project or activity authorized by the permit or variance is not 

begun within one-year.  

Staff Recommendation 
Based on the above findings, Staff recommends that the Planning Commission approve the variance with the following 
conditions: 
 

1) Any alterations to the approved plans that do not alter major elements of the plan may be approved by the Land 
Use Supervisor without further Planning Commission; however, no such administration approval shall constitute 
a variance from the provisions of Chapter 50. 
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File Number   PL 23‐035  Contact   Kyle Deming 

Type   UDC Map Amendment  Planning Commission Date   March 14, 2022 

Deadline 
for Action 

Application Date   N/A  60 Days   N/A 

Date Extension Letter Mailed   N/A  120 Days   N/A 

Location of Subject   Duluth International Airport operations areas and an area northwest of the airport 

Applicant   City of Duluth  Contact    

Agent     Contact    

Legal Description   See Attached Map 

Site Visit Date   February 28, 2023  Sign Notice Date   February 28, 2023 

Neighbor Letter Date   February 27, 2023  Number of Letters Sent   24 

 

Summary of Code Requirements  

 UDC Sec. 50‐37.3.B: Planning Commission shall review the application, conduct a public hearing ... with public notice 
... and make a written recommendation to council. 

 UDC Sec. 50‐37.3.C: The Planning Commission shall review the application, and Council shall approve the application 
or approve it with modifications, if it determines that the application: 1. Is consistent with the Comprehensive Land 
Use Plan; 2. Is reasonably related to the overall needs of the community, to existing land use, or to a plan for future 
land use; 3. Is required by public necessity, convenience, or general welfare, or good zoning practice; 4. Will not 
create material adverse impacts on nearby properties, or if material adverse impacts may be created they will be 
mitigated to the extent reasonably possible.  

 
 

Proposal  
UDC Map Amendment/Rezoning to change the zoning of 660 acres from MU‐N to AP (Airport) and to change 110 acres from 
MU‐B to AP in order to reflect the actual use of the land and to implement the comprehensive plan. 
 
Staff Recommendation  
Staff recommend that the Planning Commission recommend approval of the rezoning amendment to the City Council (via 
ordinance). 

 

   Current Zoning  Existing Land Use  Future Land Use Map 

Subject   MU‐N, MU‐B, RR‐1   Airport operations (proposed AP) and open space (proposed RC)   Transportation and Utilities 

North   I‐G and RR‐1   Airport‐related businesses and fire station   Transportation and Utilities 

South   MU‐B   Airport‐related businesses and aircraft control tower   Transportation and Utilities 

East   RR‐1   MN Air National Guard operations area and open space   Transportation and Utilities 

West   Hermantown   Businesses and open space   Hermantown 
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Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 
 
Governing Principles 
 Governing Principle #4 – Support economic growth sectors.  The aviation industry continues to grow and this rezoning 

clarifies areas for airport operations.  It does not affect related businesses located outside the proposed AP zone. 
 Governing Principle #2 – Declare the necessity and secure the future of undeveloped places.  The proposed rezoning 

from RR‐1 to R‐C (Rural Conservation) will more completely establish this wetland area for preservation. 
Comprehensive Plan Policies and Strategies 
 Economic Development Policy #2 – Foster growth of existing employers and strategically recruit new employers. 

o Strategy S7 ‐ Promote opportunities for easing travel for employees to and from Duluth, especially via initiatives 
such as the Northern Lights Express and through air service. 

 Economic Development Policy #3 – Build on existing economic strengths and competitive advantage. 
o Strategy S3 ‐ Maximize opportunities for economic growth on and around port and airport properties, consistent 

with their respective priorities.  This rezoning clarifies areas for airport operations from business development. 

Zoning: 

 Airport (AP):  Intended to protect and reserve lands dedicated for airport operations.  Structures and development 
(e.g., parking, hangars) that are incidental to and supportive of airport operations may be permitted. 

 Rural‐Conservation (R‐C):  The district encourages conservation of open space, natural resources, and rural 
character.  Allows residential and complimentary uses such as limited agriculture. 

Future Land Use: 

 Transportation and Utilities:  Applicable to airports, the port terminals, large highway rights‐of‐way, and similar 
uses.  Applies primarily to existing facilities. 

History:  

 Airport development began in 1930 with the creation of a municipal airport with turf runways.  Development 
continued in 1942 with the paving of runways, extending the east‐west runway to roughly its present length in 
1951.  The MN Air National Guard and the U.S. Air Force base began construction in the late 1940s and continued 
into the 1950s.  The Air Force base closed in 1982, but the Air National Guard base remains active.  The passenger 
terminal moved to the east end of the runways in the 1974 and was reconstructed in 2012.  Cirrus Aircraft opened 
in their present location on the south side of the runway in 1994 and have expanded multiple time on adjacent 
sites.  Northwest airlines constructed the maintenance base on the north side of the runway in 1995, which was 
recently sold to Cirrus Aircraft.  

Review and Discussion Items: 
Staff finds that: 
1. The areas proposed for rezoning are owned by the City of Duluth with the Duluth Airport Authority managing the lands 

for airport operations. 
2. The Minnesota Planning Act provides that zoning (an "official control") should implement the general objectives of the 

Comprehensive Plan, and appellate courts have issued decisions that zoning must comply with the Comprehensive 
Plan or be considered arbitrary and capricious.  Good zoning practice requires that zone districts be consistent with 
the future land use category identified for the area and the generally applicable provisions of the adopted 
comprehensive plan. The Future Land Use Map in the Comprehensive Plan shows all of the land proposed for rezoning 
classified as Transportation and Utilities.  The zone district that most appropriately implements this future land use is 
AP (Airport). 

3. Comprehensive Plan Governing Principles, Policies, and strategies listed above recognize the role the airport has in 
business growth and expansion and the proposed rezoning helps that by identifying area reserved for airport 
operations. 

4. This rezoning will not create material adverse impacts on nearby properties because the AP zoning boundary is a 
recognition of the status quo, largely following the extent of land identified in the Airport’s Layout Plan for airport 
operations 

5. The proposed zoning amendment is consistent with the purpose statements of the AP zone reserving land for airport 
operations. 
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6. Staff has discussed this rezoning with Airport Authority staff. No other agency, public, or City comments were 
received.   

Staff Recommendation: 
 
Based on the above findings, staff recommends to Planning Commission the UDC Map Amendment be recommended for 
approval by City Council for the following reasons: 
 

1) This proposal is consistent with the Comprehensive Land Use Plan. 
2) The proposed amendment is consistent with the future land use category of “Transportation and Utilities.” 
3) Material adverse impacts on nearby properties are not anticipated. 
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File Number   PL 23‐037  Contact   Kyle Deming 

Type   Minor Subdivision  Planning Commission Date   March 14, 2023 

Deadline 
for Action 

Application Date   February 17, 2023  60 Days   April 18, 2023 

Date Extension Letter Mailed   February 23, 2023  120 Days   June 17, 2023 

Location of Subject   Southwest corner of Anderson Rd. and Central Entrance (Mall Area) 

Applicant   The Jigsaw, LLC  Contact   Dan Regan 

Agent   Kimley‐Horn  Contact   Brian Wurdeman 

Legal Description   Lot 2, Block 1, Jigsaw Division   

Site Visit Date   March 3, 2023  Sign Notice Date  N/A 

Neighbor Letter Date   N/A   Number of Letters Sent   N/A  

 
Proposal 
A subdivision of a part of Lot 2, Block 1 into 2 parcels for a proposed development. 

 
Recommended Action: Approve with conditions. 

 

 

Summary of Code Requirements  
50‐33.1 General:  All subdivision plats and replats, and all registered land surveys, shall create lots, streets and walkways 
and open spaces consistent with the requirements of the zone district within which the land is located. 
50‐37.5, D 1. The planning commission shall approve the application if it determines that the application: 
(a) The lot or lots to be subdivided or combined have frontage on an improved public street; 
(b) Each proposed lot meets the minimum zoning requirements of the district that it is in.  
(c) If an existing structure on a lot complies with the requirements of this Chapter, then after the minor subdivision 
structures on each of the resulting lots will still comply with the requirements of this Chapter; and 
(d) If one or more of the existing lots, or a structure on one or more of those lots, does not comply with the requirements 
of this Chapter, the proposed relocation will not create any new nonconformity or increase any existing nonconformity 
between the requirements of this Chapter. 
 

  Current Zoning  Existing Land Use  Future Land Use Map Designation 

Subject   MU‐N   Vacant   Neighborhood Mixed Use 

North   MU‐N   Hotel and bank   Neighborhood Mixed Use 

South   MU‐N and R‐1   Dwellings   Neighborhood Mixed Use and Traditional Neighborhood 

East   MU‐N   Vacant   Neighborhood Mixed Use 

West   MU‐N   Vacant   Neighborhood Mixed Use 
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Comprehensive Plan Governing Principles and/or Policies and Current History (if applicable): 
Governing Principle #8 – Encourage mix of activities, uses, and densities.  Minor subdivision will facilitate sited development 
with restaurants, personal service, and a car wash. 
Governing Principle #9 – Support private actions that contribute to the public realm. Project will extend 350 feet of sidewalk 
along Anderson Rd. from Central Entrance to the project’s entrance. 

Zoning–Mixed Use‐Neighborhood (MU‐N): a mix of neighborhood‐scale, neighborhood serving non‐residential uses and a 
range of residential uses located in close proximity. Non‐residential uses may include small‐scale retail, service and 
professional offices that provide goods and services to the residents of the surrounding neighborhood.  

Future Land Use – Neighborhood Mixed Use: A transitional use between more intensive commercial uses and purely 
residential neighborhoods. Includes conversions of houses to office or live‐work spaces. May include limited commercial‐only 
space oriented to neighborhood or specialty retail markets. Site design should maintain a largely residential building 
character. Commercial‐only uses should be adjacent to non‐residential or other mixed‐use areas. 

History: 
1. Site was zoned R‐1 prior to 2012 when it was rezoned MU‐N in implementation of the Central Entrance Small Area 

Plan that was adopted by City Council in 2009. 
2. The site is part of the 3.5‐acre Jigsaw Division plat that was approved by the Planning Commission 10/9/2018 (PL18‐

111). 
3. A 1950s era home on the site was removed in 2020. 
4. A special use permit for a 2,287 sq. ft. restaurant with 24 parking spaces on Lot 2 was approved by Planning 

Commission on May 11, 2021 (PL21‐047). 
5. A minor subdivision to combine parts of Lot 1 and 2 into a single lot for a restaurant was approved by Planning 

Commission on August 10, 2021 (PL21‐120). 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Review and Discussion Items 

Staff finds that: 

1. Applicant is seeking to further split Lot 2, Block 1 into two parcels (Parcel 3‐1 and Parcel 3‐2) to create tracts of land 

for a 660 sq. ft. coffee kiosk (Parcel 3‐1) and a building to contain two other tenants (Parcel 3‐2), a 2,500 sq. ft. 

restaurant and 3,500 sq. ft. personal services use (see attached). 

2. Lot 2, Block 1 was previously subdivided by a minor subdivision (PL21‐120) to combine the westerly approximately 

30 feet of Lot 2 with part of Lot 1 to form a development parcel for another restaurant (restaurant special use 

permit (PL21‐047). 

3. Parcel 3‐1 is 0.27 ac. and Parcel 3‐2 is 1.5 ac.  There are no minimum lot area requirements for nonresidential uses 

in the MU‐N zone district, however, the lots are of a sufficient size to accommodate small to medium‐sized 

commercial uses.  Additionally, the lots are large enough to meet minimum lot area per family requirements for all 

types of residential uses. 

4. All parcels are sized to allow space for buildings to be constructed within applicable front (20 ft.), rear (25 ft.), and 

side (0 ft. to 10 ft.) yard setbacks. 

5. Parcels 3‐1 and 3‐2 have frontage on Central Entrance and Parcel 3‐2 also has frontage on Anderson Rd. and unbuilt 

Apple St.  All of the parcel frontages exceed what is required for commercial and multi‐family (50 ft.) uses as well as 

other residential uses (30 ft.). 

6. MN‐DOT is the right of way owner of Central Entrance (Trunk Highway 194) and has provided the comment that the 

applicant has obtained required access permits. 

7. Applicant has indicated that cross easements will be placed on all of the parcels in order to meet MN‐DOT’s access 

limitation and to facilitate a full intersection with Anderson Rd. near Apple St. as was part of the access planned in 

the original Jigsaw Plat. 

8. No public or agency comments were received. 

PC Packet 03-14-2023 

Page 71 of 142



 

9. The attached Minor Subdivision exhibit demonstrates compliance with MN States 463.358, 505, and 508, as 
applicable. 

10. Approval of this Minor Subdivision signifies that City of Duluth UDC standards are met.  St. Louis County may 
have additional requirements. 

11. This subdivision approval lapses if deeds are not recorded with St. Louis County within 180 days.  Applicant must 
provide the City with proof of recording. 
 

Staff Recommendation 

Based on the above findings, Staff recommends that Planning Commission approve the Minor Subdivision with the 
following conditions: 

1) Appropriate deeds be filed with St. Louis County within 180 days.  Prior to recording the deed that results from 
this adjustment, the Planning Division will need to stamp the deed, indicating compliance with the local zoning 
code. 

2) Any alterations to the approved plans that do not alter major elements of the plan may be approved by the Land 
Use Supervisor without further Planning Commission approval; however, no such administrative approval shall 
constitute a variance from the provisions of Chapter 50. 
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File Number   PL 23‐038  Contact   Kyle Deming 

Type   Special Use Permit – Restaurant  Planning Commission Date   March 14, 2023 

Deadline 
for Action 

Application Date   February 17, 2023  60 Days   April 18, 2023 

Date Extension Letter Mailed   February 23, 2023  120 Days   June 17, 2023 

Location of Subject   Southwest corner of Anderson Rd. and Central Entrance (Mall Area) 

Applicant   The Jigsaw, LLC  Contact   Dan Regan 

Agent   Kimley‐Horn  Contact   Brian Wurdeman 

Legal Description   Lot 2, Block 1, Jigsaw Division   

Site Visit Date   March 3, 2023  Sign Notice Date   February 27, 2023 

Neighbor Letter Date   February 24, 2023  Number of Letters Sent   24 

 
Proposal 
A Special Use Permit to allow two restaurants in the Jigsaw development at the southwest corner of Central Entrance and 

Anderson Rd.  The project will consist of a 2,500 sq. ft. restaurant and a 660 sq. ft. drive‐thru coffee kiosk and related 

parking and landscaping. 

 
Recommended Action: Approve with conditions. 
 

 

Summary of Code Requirements  
Sec. 50‐37.10 – Special Use Permits: Planning Commission shall approve the application or approve it with modifications, if 
it is determined that the application meets the following criteria: 
1.  The application is consistent with the Comprehensive Land Use Plan; 
2.  The application complies with all applicable provisions of this Chapter; including without limitations to any use‐specific 
standards applicable to the proposed use, development or redevelopment, and is consistent with any approved district 
plan for the area. 
3.  Without limiting the previous criteria, the Commission may deny any application that would result in a random pattern 
of development with little contiguity to existing or programmed development or would cause anticipated negative fiscal or 
environmental impacts on the community. 

 

  Current Zoning  Existing Land Use  Future Land Use Map Designation 

Subject   MU‐N   Vacant   Neighborhood Mixed Use 

North   MU‐C   Hotel and bank   Neighborhood Mixed Use 

South   MU‐N and R‐1   Dwellings   Neighborhood Mixed Use and Traditional Neighborhood 

East   MU‐N   Vacant   Neighborhood Mixed Use 

West   MU‐N   Vacant   Neighborhood Mixed Use 
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Sec. 50‐20.3.Q – Restaurant Use Specific Standards. 
1. In the R‐2 and MU‐N district, no use shall exceed 5,000 sq. ft. in gross floor area; 
2. Drive‐ins and drive‐throughs for restaurants are only allowed in the MU‐N, MU‐C, MU‐B, MU‐P, F‐2, F‐3, F‐4, and F‐5 
zone districts; 
3. Drive‐through lanes shall allow for stacking space for 5 cars; 
4. When in the MU‐N district, the following additional standards apply: (a) The speaker box and drive‐through window 
must be at least 50 feet from any property line containing a residential structure; (b) Drive‐through may not open before 
7:00 a.m. or after 10:00 p.m. during the weekday, or before 8:00 a.m. or after 10:00 p.m. on the weekend. Drive‐through 
may be open at 6:00 a.m. during the weekday or at 7:00 a.m. on the weekend only if all speaker boxes and drive through 
windows are at least 125 feet from any residential structure, or open until 11:00 pm on Friday and Saturday if all speaker 
boxes and drive‐through windows are at least 250 feet from any residential structure, excluding any residential use or 
structure on the same property or within the same development; (c) Glare and noise from cars in the drive‐through lane 
and stacking space shall be shielded from adjacent residential properties through the use of screening, fencing, and/or a 
dense urban screen; (d) The land use supervisor may require that the drive‐through be located on the opposite side of the 
building from a residential use or that a masonry sound wall be constructed; (e) Restaurants are limited to one drive 
through lane and one speaker box; 
 

Comprehensive Plan Governing Principles and/or Policies and Current History (if applicable): 
Governing Principle #8 – Encourage mix of activities, uses, and densities.  The two proposed restaurants would follow a fast 
food restaurant approved for the parcel to the west in the Jigsaw development.  There are two additional sites within the 
Jigsaw development for additional uses. 
Governing Principle #9 – Support private actions that contribute to the public realm. – Project will extend 350 feet of 
sidewalk along Anderson Rd. from Central Entrance to the project’s entrance. 

Zoning –Mixed Use‐Neighborhood (MU‐N) ‐ a mix of neighborhood‐scale, neighborhood serving non‐residential uses and a 
range of residential uses located in close proximity. Non‐residential uses may include small‐scale retail, service and 
professional offices that provide goods and services to the residents of the surrounding neighborhood.  

Future Land Use – Neighborhood Mixed Use ‐ A transitional use between more intensive commercial uses and purely 
residential neighborhoods. Includes conversions of houses to office or live ‐work spaces. May include limited commercial‐
only space oriented to neighborhood or specialty retail markets. Site design should maintain a largely residential building 
character. Commercial‐only uses should be adjacent to non‐residential or other mixed‐use areas. 

History: 

1. Site was zoned R‐1 prior to 2012 when it was rezoned MU‐N in implementation of the Central Entrance Small Area 
Plan that was adopted by City Council in 2009. 

2. The site is part of the 3.5‐acre Jigsaw Division plat that was approved by the Planning Commission 10/9/2018. 
3. A 1950s era home on the site was removed in 2020. 
4. May 11, 2021 Planning Commission approved a special use permit for a 2,287 sq. ft. restaurant (PL 21‐047) on a 

parcel west of the proposed restaurants. 
5. August 10, 2021 Planning Commission approved a minor subdivision (PL 21‐120) on Lot 1 and Lot 2 to create a parcel 

for the restaurant approved in May 2021. 

Review and Discussion Items 

 

Staff finds that: 

1. The proposed special use permit is to allow two restaurants on Lot 2 of Jigsaw Division, one, 2,500 sq. ft. with no 
drive‐thru, and the second, 664 sq. ft. coffee kiosk with a drive‐thru.  The 2,500 sq. ft. restaurant is proposed to be in 
a building with a 3,500 sq. ft. aesthetic studio (personal service). 

2. The proposed coffee kiosk includes a one‐lane drive‐thru with more than 5 vehicle stacking space, as is required. 
3. The drive‐thru may be open from 6 a.m. until 10 p.m. on weekdays and 7 a.m. until 11 p.m. on weekends since the 

speaker box is more than 250 feet from a residential structure.  No screening is required for vehicles using the drive‐
thru due to its location away from residential properties.  

4. The site plan shows 38 parking spaces for the two proposed restaurants and anticipated personal service use.  This is 
within the range allowed for the three businesses (minimum of 29 parking spaces and a maximum of 43 spaces).  
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Here is the calculation: the personal services use requires 2.5 parking spaces per 1,000 sq. ft. of building space 
yielding a minimum of 8 space and maximum of 13 spaces, the coffee kiosk requires 4 spaces with a maximum of 6 
spaces (6.5 parking spaces per 1,000 sq. ft. of building area for restaurants), and the other restaurant requires 16 
spaces with a maximum of 24 spaces. 

5. The applicant provided an updated trip generation memo indicating that vehicle trips to/from the site are not 
expected to increase with the proposed restaurants when compared with the original volumes forecasted in the 2018 
Traffic Impact Analysis. 

6. The landscape plan submitted does not provide enough trees along the Central Entrance frontage (8 are required, 3 
are shown).  This will need to be corrected before the building permit application. 

7. HVAC mechanical units are not shown and will need to be screened from view, which can be verified at time of 
building permit application. 

8. Trash screening is shown on the plans with compliant materials.   
9. Retaining wall shown on the site plan complies with height limits, including required landscaping between terraces. 
10. Ground‐mounted and building mounted signs shown on the plans will need to comply with the Master Sign Plan, 

which is to be reviewed by the Planning Commission at this March meeting (PL 23‐021). 
11. Sustainability and building design standards do not apply due to the size of the structures. 
12. Exterior lighting details were not provided with the plans.  A photometric plan and fixture details will need to be 

reviewed during the building permitting process. 
13. One comment:  MN‐DOT commented that the driveway is to be installed as permitted by them.  No other comments. 

Staff Recommendation 
Based on the above findings, staff recommends that Planning Commission adopt the findings of fact in the staff report and 
approve the special use permit with the following conditions: 

1. The project be limited, constructed, and maintained consistent with plans titled “Site Development Plans for The 
Jigsaw” by Kimley‐Horn, dated 12/6/2022, including Sheet C3.0 – Site Plan, Sheet C4.0 – Grading Plan, Sheet L1.0 – 
Landscape Plan, and Sheet L1.1 – Landscape Details and any amendments approved by the Land Use Supervisor as 
listed below. 

2. Applicant provide additional trees along the Central Entrance frontage to comply with the UDC. 
3. Applicant provide mechanical screening details. 
4. Applicant provide a photometric plan with light fixtures compliant with UDC requirements. 
5. Any alterations to the approved plans that do not alter major elements of the plan may be approved by the Land Use 

Supervisor without further Planning Commission approval; however, no such administrative approval shall constitute 
a variance from the provisions of Chapter 50. 
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APPROXIMATE CANOPY
COVERAGE

PROPOSEDCODE DESCRIPTION

REGULAR STREET FRONTAGE:
1 TREE PER 35 L.F. (+/- 626 / 35)
1 LARGE SHRUB PER 25 L.F. (+/- 626 / 25)

REQUIRED

18 TREES
48 SHRUBS

LANDSCAPE REQUIREMENTS

INTERIOR PARKING LOT LANDSCAPING:
15% OF INTERNAL PARKING LOT AREA TO
BE LANDSCAPED (14,286 X 0.15)

1 TREE PER 300 S.F. OF INTERNAL
LANDSCAPE AREA (2,143 / 300)

TREES IN INTERNAL LANDSCAPE AREAS
SHALL PROVIDE A MINIMUM OF 30%
CANOPY COVERAGE OF PARKING AREAS.
(14,286 X 0.30)

PAVED PARKING AREA:
14,286 SF

INTERNAL LANDSCAPING
REQUIRED: 2,143 SF

INTERNAL LANDSCAPING
TREES REQUIRED: 8

CANOPY COVERAGE
REQUIRED: 4,286 SF

PROPOSED INTERNAL
LANDSCAPING:
2,120 SF* INTERNAL PARKING
LOT LANDSCAPE AREA TO
BE CODE COMPLIANT AT
TIME OF FINAL
DEVELOPMENT

PROPOSED INTERNAL
LANDSCAPING TREES: 15

CANOPY COVER AREA:
7,730 SF**

APPROX 58% OF TOTAL
PARKING AREA

315 LF
18 TREES
25 +/- SHRUBS

REPLACEMENT TREES TREES REQUIRED: 46
SPECIAL TREES*

TREES PROPOSED: 46
(7 FUTURE + 39 PROPOSED)

*SPECIAL TREES: White pines (Pinus strobus), red (Norway) pines (Pinus resinosa), white cedars (Thuja occidentalis), white spruces
(Picea glauca), eastern hemlocks (Tsuga canadensis), sugar maples (Acer sacchrum), American basswoods (Tilia americana),
American elms (Ulmus americana, yellow birches (Betula alleghaniensis) and all oak species (Quercus).
**CANOPY COVER AREA: The parking lot canopy cover area was calculated by finding the area of parking lot trees mature spread
that overlaps the paved parking lot area.

A

B
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LANDSCAPE KEYNOTES
EDGER (TYP.)

DOUBLE SHREDDED HARDWOOD MULCH (TYP.)

SOD (TYP.)

MAINTENANCE STRIP (TYP.)

TREES QTY BOTANICAL NAME COMMON NAME CONT CAL SIZE
HL 6 GLEDITSIA TRIACANTHOS VAR. INERMIS `IMPERIAL` IMPERIAL HONEYLOCUST B & B 2.5" CAL.
UO 33 ULMUS AMERICANA 'LEWIS & CLARK' TM PRAIRIE EXPEDITION AMERICAN ELM 36" BOX

CONIFEROUS TREE QTY BOTANICAL NAME COMMON NAME CONT CAL SIZE
BHS 4 PICEA GLAUCA `DENSATA` BLACK HILLS SPRUCE B & B 6` HT.
PWP 12 PINUS STROBUS 'FASTIGIATA' PYRAMIDAL WHITE PINE B & B 8` HT.
WP 4 PINUS STROBUS WHITE PINE B & B 6` HT.

ORNAMENTAL TREE QTY BOTANICAL NAME COMMON NAME CONT CAL SIZE
RVB 3 BETULA NIGRA RIVER BIRCH MULTI-TRUNK B & B 6` HT.

SHRUBS QTY BOTANICAL NAME COMMON NAME CONT SPACING SIZE
AH 41 HYDRANGEA ARBORESCENS `ANNABELLE` ANNABELLE SMOOTH HYDRANGEA #5 CONT. 3.5` O.C.
CS 11 CORNUS SERICEA `CARDINAL` CARDINAL DOGWOOD #5 CONT. 5` O.C.
DH 38 DIERVILLA LONICERA DWARF BUSH HONEYSUCKLE #5 CONT. 3` O.C.
GJ 9 JUNIPERUS VIRGINIANA `GREY OWL` GREY OWL JUNIPER #5 CONT. 4` O.C.
JB 6 JUNIPERUS HORIZONTALIS 'BLUE PRINCE' BLUE PRINCE JUNIPER #5 CONT. 4` O.C.
JC 39 JUNIPERUS CHINENSIS `SEA GREEN` SEA GREEN JUNIPER #5 CONT. 4` O.C.
JM 4 JUNIPERUS SCOPULORUM `MEDORA` MEDORA JUNIPER #10 CONT. 5` O.C.
JW 6 JUNIPERUS HORIZONTALIS 'WILTONII' BLUE RUG JUNIPER #5 CONT. 4` O.C.
MGP 11 PINUS MUGO `SLOWMOUND` MUGO PINE #5 CONT. 5` O.C.
RG 18 RHUS AROMATICA `GRO-LOW` GRO-LOW FRAGRANT SUMAC #5 CONT. 5` O.C.

ANNUALS/PERENNIALS QTY BOTANICAL NAME COMMON NAME CONT SPACING SIZE
HA 40 HEMEROCALLIS X `APRICOT SPARKLES` APRICOT SPARKLES DAYLILY #1 CONT. 18" O.C.
NF 24 NEPETA X FAASSENII `WALKERS LOW` WALKERS LOW CATMINT #1 CONT. 18" O.C.

PERENNIALS QTY BOTANICAL NAME COMMON NAME CONT SIZE SPACING
DAY 208 HEMEROCALLIS X `APRICOT SPARKLES` APRICOT SPARKLES DAYLILY #1 CONT. 15" OC
KFG 79 CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` KARL FOERSTER FEATHER REED GRASS #1 CONT 30" OC
PDS 84 SPOROBOLUS HETEROLEPIS PRAIRIE DROPSEED #1 CONT 24" OC
SDO 59 HEMEROCALLIS X `STELLA DE ORO` STELLA DE ORO DAYLILY #1 CONT 18" O.C.
WLC 118 NEPETA X FAASSENII `WALKERS LOW` WALKERS LOW CATMINT #1 CONT 30" OC

PLANT SCHEDULE

LANDSCAPE LEGEND

EXISTING DECIDUOUS TREE  TO REMAIN (TYP.)

EXISTING CONIFEROUS TREE TO REMAIN (TYP.)

EXISTING SHRUB (TYP.)

EDGER (TYP.)

APPROXIMATE LIMITS OF SOD / IRRIGATION,
SOD ALL DISTURBED AREAS (TYP.)

SEEDING EDGE (TYP.)

RIP RAP (SEE CIVIL) (TYP.)

PAVED PARKING LOT AREA

PARKING LOT TREES MATURE SPREAD
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SITE PLAN NOTES
1. ALL WORK AND MATERIALS SHALL COMPLY WITH ALL CITY/COUNTY REGULATIONS AND CODES AND

O.S.H.A. STANDARDS.

2. CONTRACTOR SHALL REFER TO THE ARCHITECTURAL PLANS FOR EXACT LOCATIONS AND DIMENSIONS
OF VESTIBULES, SLOPE PAVING, SIDEWALKS, EXIT PORCHES, TRUCK DOCKS, PRECISE BUILDING
DIMENSIONS AND EXACT BUILDING UTILITY ENTRANCE LOCATIONS.

3. ALL DIMENSIONS AND RADII ARE TO THE FACE OF CURB UNLESS OTHERWISE NOTED.

4. EXISTING STRUCTURES WITHIN CONSTRUCTION LIMITS ARE TO BE ABANDONED, REMOVED OR
RELOCATED AS NECESSARY. ALL COST SHALL BE INCLUDED IN BASE BID.

5. CONTRACTOR SHALL BE RESPONSIBLE FOR ALL RELOCATIONS, (UNLESS OTHERWISE NOTED ON PLANS)
INCLUDING BUT NOT LIMITED TO, ALL UTILITIES, STORM DRAINAGE, SIGNS, TRAFFIC SIGNALS & POLES,
ETC. AS REQUIRED.  ALL WORK SHALL BE IN ACCORDANCE WITH GOVERNING AUTHORITIES
REQUIREMENTS AND PROJECT SITE WORK SPECIFICATIONS AND SHALL BE APPROVED BY SUCH. ALL
COST SHALL BE INCLUDED IN BASE BID.

6. SITE BOUNDARY, TOPOGRAPHY, UTILITY AND ROAD INFORMATION TAKEN FROM A SURVEY BY EGAN,
FIELD & NOWAK, INC. DATED 01/31/2018

6.1. KIMLEY-HORN ASSUMES NO LIABILITY FOR ANY ERRORS, INACCURACIES, OR OMISSIONS
CONTAINED THEREIN.

7. PYLON / MONUMENT / PROJECT SIGNS SHALL BE CONSTRUCTED BY OTHERS. SIGNS ARE SHOWN FOR
GRAPHICAL & INFORMATIONAL PURPOSES ONLY. CONTRACTOR TO VERIFY SIZE, LOCATION AND ANY
REQUIRED PERMITS NECESSARY FOR THE CONSTRUCTION OF THE PYLON / MONUMENT SIGN.

8. CONTRACTOR SHALL REFERENCE ARCH / MEP PLANS FOR SITE LIGHTING AND ELECTRICAL PLAN.

9. NO PROPOSED LANDSCAPING SUCH AS TREES OR SHRUBS, ABOVE AND UNDERGROUND STRUCTURES,
OR OTHER OBSTRUCTIONS SHALL BE LOCATED WITHIN EXISTING OR PROPOSED UTILITY EASEMENTS
AND RIGHTS OF WAY UNLESS SPECIFICALLY NOTED ON PLANS OTHERWISE.

10. REFERENCE ARCHITECTURAL PLANS FOR DUMPSTER ENCLOSURE
          DETAILS.

11. REFER TO FINAL PLAT OR ALTA SURVEY FOR EXACT LOT AND
PROPERTY BOUNDARY DIMENSIONS.

12. ALL AREAS ARE ROUNDED TO THE NEAREST SQUARE FOOT.

13. ALL DIMENSIONS ARE ROUNDED TO THE NEAREST TENTH FOOT.

CODE REQUIREMENTS SUMMARY

PERVIOUS/PARKING SUMMARY

COMPLIANCE

INTERIOR PERVIOUS AREA 15% PERVIOUS FOR 50
SPACES OR MORE

YES;
PROPOSING
+/- 18% AT
BUILD-OUT

INTERIOR LANDSCAPE AREA
WIDTH MINIMUM 8' WIDTH YES

COMMERCIAL-RESIDENTIAL
BUFFER

MINIMUM 15' LANDSCAPE
BUFFER ON SHARED BORDER
OR FENCE

YES,
PROPOSING
LANDSCAPE

BUFFER

PARKING STALL SIZE COMPACT: 8.5'X15'
STANDARD: 9'X17' YES

MAX. ALLOWABLE COMPACT
STALLS

45% FOR 100- 149 PROPOSED
STALLS

YES,
PROPOSING
+/- 13.28% AT
BUILD-OUT

RETAIL PARKING 3 SPACES/ 1,000 SF YES

RESTAURANT PARKING 6.5 SPACES/ 1,000 SF YES

SETBACKS SUMMARY

BUILDING

SIDE (EAST) 15' YES

SIDE (WEST) 15' YES

REAR 25' YES

STREET FRONTAGE LANDSCAPE

FRONT AVERAGE 15' YES

SIDE AVERAGE 10' YES

REAR AVERAGE 5' ON LOT LINES OF
DOUBLE FRONTAGE YES

SIDEWALK

SIDEWALK WIDTH 5' MINIMUM WIDTH YES

PARCEL 1:
THAT PORTION OF THE E 12 OF W 12 OF SE 14 OF NW 14, SECTION 20, IN TOWNSHIP 50 NORTH, OF RANGE 14, WEST OF THE FOURTH PRINCIPAL MERIDIAN, 
LYING SOUTH OF STATE TRUNK HIGHWAY NO. 94, ST. LOUIS COUNTY, MINNESOTA.

(TORRENS PROPERTY)

PARCEL 2:
ALL OF LOT 9 IN BLOCK 4, MAPLE GROVE ACRE TRACTS OF DULUTH, MINNESOTA, EXCEPT THAT PART OF SAID LOT 9, LYING NORTHERLY OF THE 
CENTRAL ENTRANCE ROAD AS LAID OUT THROUGH SAID BLOCK 4, DESCRIBED AS FOLLOWS: BEGINNING AT THE NORTHEAST CORNER OF SAID LOT 9,
RUNNING SOUTH A DISTANCE OF 87.5 FEET TO THE NORTH RIGHT OF WAY LINE OF SAID CENTRAL ENTRANCE ROAD, THENCE IN A GENERAL 
NORTHWESTERLY DIRECTION ALONG THE NORTH RIGHT OF WAY LINE OF SAID HIGHWAY A DISTANCE OF 86.84 FEET, THENCE DUE NORTH ALONG THE
WESTERLY LINE OF SAID LOT 9 A DISTANCE OF 76.5 FEET, THENCE DUE EAST ALONG THE NORTH LINE OF SAID LOT 9 A DISTANCE OF 83.32 FEET TO 
THE PLACE OF BEGINNING, ST. LOUIS COUNTY, MINNESOTA.

(TORRENS PROPERTY)

PARCEL 3:
LOTS 10, 11, 12, AND 13, BLOCK 4, MAPLE GROVE ACRES TRACTS OF DULUTH EXCEPT THAT PART LYING NORTH OF THE CENTRAL HIGHWAY ENTRANCE
TO DULUTH, COMMONLY KNOWN AS THE NEW MILLER TRUNK HIGHWAY, ST. LOUIS COUNTY, MINNESOTA .

(TORRENS PROPERTY)

PARCEL 4:
LOT 1, CENTRAL ENTRANCE ADDITION, ST. LOUIS COUNTY, MINNESOTA.

(TORRENS PROPERTY)

PARCEL 5:
LOT 4, CENTRAL ENTRANCE ADDITION
AND
LOT 3, EXCEPT THE EASTERLY 20 FEET, CENTRAL ENTRANCE ADDITION, ST. LOUIS COUNTY, MINNESOTA.

(TORRENS PROPERTY)

TORRENS PROPERTY

LEGAL DESCRIPTION OF DEVELOPMENT PARCEL:

PROPERTY SUMMARY

DEVELOPMENT

EXISTING ZONING MU-N (MIXED USE NEIGHBORHOOD)

PROPOSED ZONING MU-N (MIXED USE NEIGHBORHOOD)

 PROPOSED LOT AREA SUMMARY

LOT 1 1.12 AC

LOT 2 0.71 AC

LOT 3 0.27 AC

LOT 4 1.55 AC

TOTAL PROPERTY 3.65 AC

PROPOSED CURB AND GUTTER. SEE DETAILS.

PROPOSED 4' PICKET FENCE

SETBACK LINE

RETAINING WALL

PROPOSED CONCRETE PAVEMENT. SEE DETAILS.

PROPOSED STORMWATER MANAGEMENT AREA

EXISTING WETLAND PROTECTION BOUNDARY

BUILDING PARKING
PROVIDED

RATIO
PROVIDED

PARKING REQUIRED RATIO REQUIRED* MAXIMUM RATIO
PERMITTED

ADA REQUIRED/ADA
PROVIDED

LOT 2 2,265 SQ. FT. 22 SPACES 9.71 15 SPACES 6.62 9.93 1 SPACE / 2 SPACES

LOT 3 664 SQ. FT. 1 SPACES 1.51 5 SPACES 7.53 11.30 1 SPACE / 0 SPACES

LOT 4 6,009 SQ. FT. 38 SPACES 6.32 26 SPACES 4.33 6.49 2 SPACES / 2 SPACES

OVERALL SITE DATA TABLE

*CITY OF DULUTH MINIMUM REQUIRED PARKING RATIOS:
RETAIL - 3.0 / 1,000 SF
RESTAURANT - 6.5 / 1,000 SF
AUTOMOBILE AND LIGHT VEHICLE REPAIR AND SERVICE - 2 / 1,000 SF
PERSONAL SERVICE - 2.5 / 1,000 SF
**CITY OF DULUTH MAXIMUM PERMITTED PARKING RATIO: 1.5 TIMES MINIMUM REQUIRED PARKING RATIO
***PRELIMINARY - FINAL CAR WASH DEVELOPMENT PLANS TO BE SUBMITTED IN FUTURE

KEYNOTE LEGEND
ACCESSIBLE STALL

ACCESSIBLE SIGN MOUNTED TO BUILDING WALL

CURB RAMP; PROVIDE PEDESTRIAN RAMP WITH PAINTED
TRUNCATED DOMES

DUMPSTER ENCLOSURE. REF ARCH PLANS

20 '  SITE TRIANGLE

GENERAL LOCATION OF MONUMENT/PYLON/PROJECT SIGNS.
REF ARCH PLANS. LOCATION PROVIDED FOR REFERENCE
ONLY. EXACT LOCATION OF SIGN TO BE PROVIDED WITH
SIGN PERMIT
PAVEMENT MARKING. 4" SOLID WHITE (TYP.)

PEDESTRIAN CROSSWALK.

STOP SIGN

CONCRETE SIDEWALK

B612 CURB AND GUTTER

PROPOSED STAIRS WITH RAILING

THICKENED EDGE SIDEWALK AND 4' FENCE

TRANSFORMER PAD. COORDINATE WITH MNPOWER

TRANSITION TO B618 CURB AND GUTTER

MATCH TO EXISTING B618 CURB AND GUTTER

PAVEMENT MARKING; 4" DOUBLE YELLOW SOLID LINE

NOT USED

DIRECTIONAL PAVEMENT MARKING

MATCH EDGE OF PAVEMENT/FLUSH

LIMITS OF ASPHALT PAVING

"CHUCK AND DON'S PARKING ONLY" SIGN MOUNTED TO
BUILDING

"COMPACT CARS ONLY" SIGN

4" SOLID YELLOW STRIPING 2' O.C. AT 45°

CONCRETE WHEEL STOP

NOT USED

BIKE RACK

PAVEMENT MARKING; 6" SINGLE WHITE SOLID LINE

FLUSH CURB AND GUTTER

4' STEEL PICKET FENCE

PAVEMENT LIMITS

LIMITS OF UNDERGROUND FILTRATION SYSTEM

COMPACT CAR PARKING SIGN

DO NOT ENTER SIGN

A

B

C

D

E

F

G

H

I

J

K

L

M

N

O

P

Q

R

S

T

U

V

W

X

Y

Z

AA

BB

CC

DD

EE

FF

GG

HH

NOTE TO CONTRACTOR:
ON-SITE ROCK EXCAVATION IS ANTICIPATED. CONTRACTOR IS TO
KEEP EXCAVATED ROCK ON-SITE AND PLACE WHERE SLOPES ARE
STEEPEST AROUND THE PERIMETER OF THE PROPOSED
DEVELOPMENT.
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NOTE TO CONTRACTOR:
CONTRACTOR TO CONFIRM LOCATION OF EXISTING
UTILITIES WITHIN ANDERSON ROAD PRIOR TO
CONSTRUCTION. WATERMAIN AND GAS MAIN
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AS-BUILT INFORMATION.
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NOTE TO CONTRACTOR:
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INSTALLATION IS REQUIRED. CONTRACTOR IS TO
NOTIFY ENGINEER 72 HOURS  PRIOR TO
CONSTRUCTION OF SURFACE FILTRATION BASINS.
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NOTE TO CONTRACTOR:
ON-SITE ROCK EXCAVATION IS ANTICIPATED,
REFER TO GEOTECHNICAL REPORT. CONTRACTOR
IS TO KEEP EXCAVATED ROCK ON-SITE AND PLACE
WHERE SLOPES ARE STEEPEST AROUND THE
PERIMETER OF THE PROPOSED DEVELOPMENT.
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G:23.69
G:23.28

G:22.28

G:20.40

G:20.70
G:20.70 G:20.79

G:20.77

G:20.31

G:22.37

G:21.28
G:21.30

G:20.92

G:21.08

G:21.23

G:35.70

G:38.09

G:36.55

G:36.17

D

G:50.53

G:50.47

G:50.11

G:49.80 G:49.25

G:48.61

G:49.34 G:49.05

G:48.73

G:47.67

G:47.38
G:47.32

G:47.38
G:48.07

G:49.34
G:49.44

G:49.46

G:49.39
G:49.35

G:48.78
G:46.92
G:46.67

G:46.31

G:44.37

G:42.78

G:38.77

G:47.50

G:47.78
G:47.76

G:47.20
G:47.27

G:51.82

TW:48.48
BW:48.48TW:60.38

BW:53.62

TW:61.80
BW:53.33

TW:61.23
BW:59.44

TW:35.00
BW:34.42

TW:33.59
BW:33.58

TW:39.22
BW:38.76

TW:39.37
BW:38.83

TW:32.11
BW:31.41

TW:32.71
BW:32.00

TW:40.73
BW:39.76

TW:47.96
BW:47.96

SEE GRADING
ENLARGEMENT

G:50.20

G:50.31

TW:32.27
BW:28.00

TW:32.41
BW:32.00

TW:47.15
BW:47.00

TW:32.51
BW:27.00

TW:46.91
BW:41.00

TW:39.59
BW:34.00

TW:46.40
BW:41.00

TW:39.09
BW:34.00

PRINSCO HS 290 OR EQUAL APPROVE EQUAL
TOTAL VOLUME: 22,738 CF

CHAMBER IE:1337.00
STONE IE: 1336.25

OUTLET ELEVATION: 1336.00
WATER QUALITY VOLUME ELEVATION: 1341.00

100-YR HWL: 1342.95

1.51%

2.05%

PROVIDE IMPERMEABLE LINER SEPARATION FROM
SAND MEDIA AND GROUNDWATER, LINER TO BE 30 MIL
AND MEET ASTM D-4833, ASTM D-412, AND ASTM D-624

D

D

G:47.51

G:47.55

G:47.57

G:47.61

G:47.46

G:47.34

G:47.25

G:47.10

G:47.08
G:46.78

G:46.28
G:46.64

G:46.75

G:46.67
G:46.44
G:45.70
G:43.88

G:43.51
G:43.03

G:47.71
G:47.51

G:47.43G:47.51
G:47.53

G:47.69
G:47.78

G:47.85

G:47.63 G:47.61

G:47.56
G:47.43

G:47.50
G:47.73

G:47.73
G:47.44

G:47.35

G:47.13
G:47.41
G:47.49

G:47.71
G:46.26
G:47.00 G:47.00

G:47.43
G:47.43

G:46.95

G:46.65

G:46.57
G:46.46
G:46.34

G:45.97

G:46.26
G:45.54

G:46.59
G:46.49
G:46.44

D

D

13
40

48.30

47.15

47.15

47.17 47.20

G:47.71

G:47.71

48.30

48.22

48.22

G:47.71

G:47.74
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DRAINAGE SCHEDULE

STRUCTURE
NO.

STR -55

STR -56

STR -57

STR -58

STR -59

STR -60

STR -61

STR -62

STRM 100

STRM 101

STRM 104

STRM 104A

STRM 105

STRM 106

STRM 107

STRM 108

STRM 109

STRM 110

STRM 118

STRM 119

STRM 120

STRM 121

STRM 122

STRM 123

STRM 124

STRM 125

STRUCTURE/
CASTING TYPE

CBMH 48" DIA.

CBMH 48" DIA.

CBMH 48" DIA.

STMH 48" DIA.

Null Structure

STMH 48" DIA.

STMH 48" DIA.

Null Structure

FES

STMH

STMH

STMH 48" DIA.

CB

CBMH

CBMH

STMH

CB

CB

FES

CB

CB

FES

STMH

12" DIA. OUTLET
CONTROL STRUCTURE

FES

CB

RIM/GRATE
ELEVATION

2691.98

2691.73

1347.19

2693.16

1341.35

1347.75

1347.35

1341.14

1320.79

1347.08

1346.95

1346.36

1346.41

1346.29

1351.67

1347.63

1344.31

1343.54

1337.34

1336.46

1336.24

1334.04

1328.87

1330.00

1329.25

1331.95

INVERT
ELEVATION

IN

NW 1337.29

SE 1340.39

E 1337.00

S 1340.75

E 1340.39
S 1340.39

NW 1320.00

S 1337.00

W 1337.07

W 1338.82
NE 1338.82
N 1342.27

N 1339.45

NE 1340.23
NW 1340.22

NW 1334.11

NW 1333.20

NW 1332.70

NW 1323.60

W 1328.00

S 1328.34

PIPE
SIZE

IN

30"

6"

18"

6"

6"
6"

8"

30"

30"

18"
18"
18"

18"

12"
12"

18"

18"

18"

4"

12"

12"

PIPE
SLOPE

IN

0.44%

0.50%

0.50%

0.50%

0.50%
0.50%

16.40%

0.44%

0.44%

1.00%
1.00%
1.00%

1.01%

0.57%
0.85%

8.81%

2.65%

2.83%

3.12%

1.62%

1.62%

INVERT
ELEVATION

OUT

E 1337.29

W 1337.10

SW 1340.39

N 1340.79

W 1340.75

NW 1340.44

N 1340.57

SE 1335.00

N 1337.07

SE 1337.72

E 1340.04

SW 1339.35

S 1340.12

SE 1340.44

SE 1336.00

SE 1334.11

SE 1333.20

SE 1324.95

E 1328.34

PIPE
SIZE
OUT

30"

18"

12"

6"

6"

6"

6"

8"

30"

30"

18"

18"

18"

12"

18"

18"

18"

4"

12"

PIPE
SLOPE

OUT

0.44%

0.50%

0.57%

0.50%

0.50%

0.50%

0.50%

16.40%

0.44%

0.44%

1.00%

1.00%

1.01%

0.85%

8.81%

2.65%

2.83%

3.12%

1.62%
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NORTH

PROPOSED DRAINTILE

PROPOSED STORM SEWER

PROPOSED SPOT ELEVATION100.00

LEGEND

0.0% PROPOSED DRAINAGE DIRECTION 

PROPOSED STORM MANHOLE (SOLID CASTING)

PROPOSED STORM MANHOLE (ROUND INLET CASTING)

PROPOSED STORM MANHOLE/ CATCH BASIN (CURB INLET)

PROPOSED RIPRAP

PROPOSED FLARED END SECTION

D

PROPERTY LINE

EXISTING CONTOUR

PROPOSED CONTOUR

1300

1300

RETAINING WALL

GRADING PLAN NOTES

1. ALL WORK SHALL BE PERFORMED IN ACCORDANCE WITH THE CITY OF DULUTH, SPECIFICATIONS
AND BUILDING PERMIT REQUIREMENTS.

2. CONTRACTOR TO CALL GOPHER STATE CALL ONE @ 1-800-252-1166 AT LEAST TWO WORKING
DAYS PRIOR TO EXCAVATION/CONSTRUCTION FOR UTILITY LOCATIONS.

3. SITE STORM SEWER PIPE SHALL BE AS FOLLOWS:
RCP PER ASTM C-76
HDPE: 0" - 10" PER AASHTO M-252
POLYPROPYLENE PIPE: 12" OR GREATER PER AASHTO M330 AND MNDOT 2451.3D
PVC SCH. 40 PER ASTM D-3034

3.1. SITE STORM SEWER FITTINGS SHALL BE AS FOLLOWS:
RCP PER ASTM C-76, JOINTS PER ASTM C-361, C-990, AND C-443
HDPE PER ASTM 3212
POLYPROPYLENE PER AASHTO M330
PVC PER ASTM D-3034, JOINTS PER ASTM D-3212

4. WITHIN MNDOT PUBLIC ROW STORM SEWER PIPE SHALL BE AS FOLLOWS:
RCP PER ASTM C-76
HDPE: 0" - 10" PER AASHTO M-252
POLYPROPYLENE PIPE: 12" OR GREATER PER AASHTO M330 AND MNDOT 2451.3D
PVC SCH. 40 PER ASTM D-3034

4.1. WITHIN MNDOT PUBLIC ROW STORM SEWER FITTINGS SHALL BE AS FOLLOWS:
RCP PER ASTM C-76, JOINTS PER ASTM C-361, C-990, AND C-443
HDPE PER ASTM 3212
POLYPROPYLENE PER AASHTO M330
PVC PER ASTM D-3034, JOINTS PER ASTM D-3212

5. CONTRACTOR TO FIELD VERIFY THE LOCATIONS AND ELEVATIONS OR EXISTING UTILITIES AND
TOPOGRAPHIC FEATURES PRIOR TO THE START OF SITE GRADING.  THE CONTRACTOR SHALL
IMMEDIATELY NOTIFY THE PROJECT ENGINEER OF ANY DISCREPANCIES OR VARIATIONS.

6. SUBGRADE EXCAVATION SHALL BE BACKFILLED IMMEDIATELY AFTER EXCAVATION TO HELP
OFFSET ANY STABILITY PROBLEMS DUE TO WATER SEEPAGE OR STEEP SLOPES. WHEN
PLACING NEW SURFACE MATERIAL ADJACENT TO EXISTING PAVEMENT, THE EXCAVATION SHALL
BE BACKFILLED PROMPTLY TO AVOID UNDERMINING OF EXISTING PAVEMENT.

7. CONTRACTOR SHALL BE RESPONSIBLE FOR ALL HORIZONTAL AND VERTICAL CONTROL.

8. CONTRACTOR SHALL EXCAVATE DRAINAGE TRENCHES TO FOLLOW PROPOSED STORM SEWER
ALIGNMENTS.

9. GRADES SHOWN ARE FINISHED GRADES. CONTRACTOR SHALL ROUGH GRADE TO SUBGRADE
ELEVATION AND LEAVE STREET READY FOR SUBBASE.

10. ALL EXCESS MATERIAL, BITUMINOUS SURFACING, CONCRETE ITEMS, ANY ABANDONED UTILITY
ITEMS, AND OTHER UNSTABLE MATERIALS SHALL BECOME THE PROPERTY OF THE
CONTRACTOR AND SHALL BE DISPOSED OF OFF THE CONSTRUCTION SITE.

11. REFER TO THE UTILITY PLAN FOR SANITARY SEWER MAIN, WATER MAIN SERVICE LAYOUT AND
ELEVATIONS AND CASTING / STRUCTURE NOTATION.

12. CONTRACTOR IS RESPONSIBLE FOR CONSTRUCTION OF PAVEMENTS AND CURB AND GUTTER
WITH SMOOTH UNIFORM SLOPES TO PROVIDE POSITIVE DRAINAGE.

13. INSTALL A MINIMUM OF 4" CLASS 5 AGGREGATE BASE UNDER CURB AND GUTTER AND
CONCRETE SIDEWALKS.

14. UPON COMPLETION OF EXCAVATION AND FILLING, CONTRACTOR SHALL RESTORE ALL STREETS
AND DISTURBED AREAS ON SITE.  ALL DISTURBED AREAS SHALL BE RE-VEGETATED WITH A
MINIMUM OF 4" OF TOPSOIL.

15. ALL SPOT ELEVATIONS/CONTOURS ARE TO GUTTER / FLOW LINE UNLESS OTHERWISE NOTED.

16. GRADING FOR ALL ON SITE SIDEWALKS AND ACCESSIBLE ROUTES INCLUDING CROSSING
DRIVEWAYS SHALL CONFORM TO CURRENT ADA STATE/NATIONAL STANDARDS. IN NO CASE
SHALL ACCESSIBLE RAMP SLOPES EXCEED 1 VERTICAL TO 12 HORIZONTAL.  IN NO CASE SHALL
ON SITE SIDEWALK CROSS SLOPES EXCEED 2% . IN NO CASE SHALL ON SITE LONGITUDINAL
SIDEWALK SLOPES EXCEED 5%. IN NO CASE SHALL ACCESSIBLE PARKING STALLS OR AISLES
EXCEED 2% (1.5% TARGET) IN ALL DIRECTIONS. SIDEWALK ACCESS TO EXTERNAL BUILDING
DOORS AND GATES SHALL BE ADA COMPLIANT. CONTRACTOR SHALL NOTIFY ENGINEER
IMMEDIATELY IF ADA CRITERIA CANNOT BE MET IN ANY LOCATION PRIOR TO PAVING. NO
CONTRACTOR CHANGE ORDERS WILL BE ACCEPTED FOR A.D.A COMPLIANCE ISSUES.

17. MAINTAIN A MINIMUM OF 0.5% GUTTER SLOPE TOWARDS LOW POINTS.

18. CONTRACTOR TO PROVIDE 3" INSULATION BY 5' WIDE CENTERED ON STORM PIPE IF LESS THAN
4' OF COVER IN PAVEMENT AREAS AND LESS THAN 3' OF COVER IN LANDSCAPE AREAS.

19. ROOF DRAIN INVERT CONNECTIONS AT THE BUILDING SHALL BE AT ELEVATION 1304.68 OR
LOWER UNLESS NOTED OTHERWISE. REFERENCE MEP PLANS FOR ROOF DRAIN CONNECTION.

20. ALL STORM SEWER CONNECTIONS SHALL BE GASKETED AND WATER TIGHT INCLUDING
MANHOLE CONNECTIONS.

21. ALL STORM SEWER PIPE SHALL BE AIR TESTED IN ACCORDANCE WITH THE CURRENT PLUMBING
CODE.

22. MAINTAIN A MINIMUM OF 1.25% SLOPE IN BITUMINOUS PAVEMENT AREAS, 0.5% SLOPE IN
CONCRETE PAVEMENT AREAS.

23. CONTRACTOR SHALL REVIEW PAVEMENT GRADIENT AND CONSTRUCT "INFALL CURB" WHERE
PAVEMENT DRAINS TOWARD GUTTER, AND "OUTFALL" CURB WHERE PAVEMENT DRAINS AWAY
FROM GUTTER.

D
AT

E

C
H

EC
KE

D
 B

Y

SC
AL

E

D
ES

IG
N

ED
 B

Y

D
R

AW
N

 B
Y

KH
A 

PR
O

JE
C

T
16

07
34

01
3

12
/0

6/
20

22
AS

 S
H

O
W

N

AC
L

AC
L

BM
W

GRADING ENLARGEMENT
1" = 20'

PC Packet 03-14-2023 

Page 86 of 142



D

D

PDS SPOROBOLUS HETEROLEPIS PRAIRIE DROPSEED

PWW ECHINACEA X `POW WOW WILDBERRY` POW WOW WILDBERRY CONEFLOWER

WLC NEPETA X FAASSENII `WALKERS LOW` WALKERS LOW CATMINT

D

A N D E R S O N     
     

 R O A D

W E S T           C E N T R A L           E N T R A N C E

Y        N O.        1 9 4

A N D E R S O N     
     

 R O A D

W E S T           C E N T R A L           E N T R A N C E

REFER TO RESTAURANT PLANS
PREPARED BY OTHERS

REFER TO CAR WASH
PLANS PREPARED BY
OTHERS

FU
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T
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26
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SF
 ±

EXISTING WETLAND

ENVIRONMENTALLY SENSITIVE
AREA. CONTRACTOR IS TO NOT

IMPACT EXISTING WETLAND

CO
FF

EE
 S

HO
P

66
4 

SF
 ±

AESTHETICSTUDIO3,502 SF

RESTAURANT
2,507 SF

6 - NF
10 - HA

4 - UO

4 - UO

3 - UO
3 - AH

3 - AH

3 - AH

3 - AH

3 - GJ

3 - GJ

3 - AH
4 - UO

5 - JC
11 - CS
5 - JC

4 - HL

3 - UO

3 - AH

3 - RVB

3 - WP

1 - UO

1 - UO

8 - RG

3 - MGP

3 - RG 3 - DH
3 - AH
3 - JB

3 - JW

3 - DH

3 - JB
3 - AH

3 - AH

3 - GJ

3 - AH

3 - DH

3 - AH

5 - KFG

4 - RG

59 - SDO

3 - DH57 - DAY
14 - PDS
22 - WLC

6 - WLC

21 - DAY

6 - WLC

22 - DAY

21 - DAY

6 - WLC

8 - KFG

9 - PDS

6 - PDS

6 - WLC

14 - DAY
3 - DH

15 - DAY

6 - WLC

3 - DH
5 - KFG
6 - PDS

8 - PDS

10 - WLC

12 - WLC

10 - KFG

A
B

C

B

PLANT SHRUBS ON
TOP OF BERM

B

E

C

C

C

A

B

A

B

C

C

B

B

C
C

C

B

A

A

C

C

B

C

C

A

A

33-161 3 - JC

B

B

B

B

4 - JM

11 - JC

8 - WLC
12 - KFG

17 - KFG
10 - WLC
3 - MGP
4 - WLC

17 - PDS

13 - KFG
5 - WLC

5 - MGP

C

12 - PWP

4 - BHS

1 - HL

7 - UO

25 - DAY

1 - HL

6 - DH

3 - RG

5 - DH
9 - PDS

8 - PDS
8 - WLC
9 - KFG

7 - PDS

4 - DH

B

B

B

B

B

B

B

4 - WLC

5 - WLC
33 - DAY

5 - AH2 - UO

3 - JC

3 - JC

3 - AH

10 - HA
6 - NF

3 - JC

3 - JC
6 - NF
10 - HA

3 - JC
6 - NF
10 - HA

A

A
A

B

B

B

1 - UO

APPROXIMATE CANOPY
COVERAGE

PROPOSEDCODE DESCRIPTION

REGULAR STREET FRONTAGE:
1 TREE PER 35 L.F. (+/- 626 / 35)
1 LARGE SHRUB PER 25 L.F. (+/- 626 / 25)

REQUIRED

18 TREES
48 SHRUBS

LANDSCAPE REQUIREMENTS

INTERIOR PARKING LOT LANDSCAPING:
15% OF INTERNAL PARKING LOT AREA TO
BE LANDSCAPED (14,286 X 0.15)

1 TREE PER 300 S.F. OF INTERNAL
LANDSCAPE AREA (2,143 / 300)

TREES IN INTERNAL LANDSCAPE AREAS
SHALL PROVIDE A MINIMUM OF 30%
CANOPY COVERAGE OF PARKING AREAS.
(14,286 X 0.30)

PAVED PARKING AREA:
14,286 SF

INTERNAL LANDSCAPING
REQUIRED: 2,143 SF

INTERNAL LANDSCAPING
TREES REQUIRED: 8

CANOPY COVERAGE
REQUIRED: 4,286 SF

PROPOSED INTERNAL
LANDSCAPING:
2,120 SF* INTERNAL PARKING
LOT LANDSCAPE AREA TO
BE CODE COMPLIANT AT
TIME OF FINAL
DEVELOPMENT

PROPOSED INTERNAL
LANDSCAPING TREES: 15

CANOPY COVER AREA:
7,730 SF**

APPROX 58% OF TOTAL
PARKING AREA

315 LF
18 TREES
25 +/- SHRUBS

REPLACEMENT TREES TREES REQUIRED: 46
SPECIAL TREES*

TREES PROPOSED: 46
(7 FUTURE + 39 PROPOSED)

*SPECIAL TREES: White pines (Pinus strobus), red (Norway) pines (Pinus resinosa), white cedars (Thuja occidentalis), white spruces
(Picea glauca), eastern hemlocks (Tsuga canadensis), sugar maples (Acer sacchrum), American basswoods (Tilia americana),
American elms (Ulmus americana, yellow birches (Betula alleghaniensis) and all oak species (Quercus).
**CANOPY COVER AREA: The parking lot canopy cover area was calculated by finding the area of parking lot trees mature spread
that overlaps the paved parking lot area.

A

B

C

D

LANDSCAPE KEYNOTES
EDGER (TYP.)

DOUBLE SHREDDED HARDWOOD MULCH (TYP.)

SOD (TYP.)

MAINTENANCE STRIP (TYP.)

TREES QTY BOTANICAL NAME COMMON NAME CONT CAL SIZE
HL 6 GLEDITSIA TRIACANTHOS VAR. INERMIS `IMPERIAL` IMPERIAL HONEYLOCUST B & B 2.5" CAL.
UO 33 ULMUS AMERICANA 'LEWIS & CLARK' TM PRAIRIE EXPEDITION AMERICAN ELM 36" BOX

CONIFEROUS TREE QTY BOTANICAL NAME COMMON NAME CONT CAL SIZE
BHS 4 PICEA GLAUCA `DENSATA` BLACK HILLS SPRUCE B & B 6` HT.
PWP 12 PINUS STROBUS 'FASTIGIATA' PYRAMIDAL WHITE PINE B & B 8` HT.
WP 4 PINUS STROBUS WHITE PINE B & B 6` HT.

ORNAMENTAL TREE QTY BOTANICAL NAME COMMON NAME CONT CAL SIZE
RVB 3 BETULA NIGRA RIVER BIRCH MULTI-TRUNK B & B 6` HT.

SHRUBS QTY BOTANICAL NAME COMMON NAME CONT SPACING SIZE
AH 41 HYDRANGEA ARBORESCENS `ANNABELLE` ANNABELLE SMOOTH HYDRANGEA #5 CONT. 3.5` O.C.
CS 11 CORNUS SERICEA `CARDINAL` CARDINAL DOGWOOD #5 CONT. 5` O.C.
DH 38 DIERVILLA LONICERA DWARF BUSH HONEYSUCKLE #5 CONT. 3` O.C.
GJ 9 JUNIPERUS VIRGINIANA `GREY OWL` GREY OWL JUNIPER #5 CONT. 4` O.C.
JB 6 JUNIPERUS HORIZONTALIS 'BLUE PRINCE' BLUE PRINCE JUNIPER #5 CONT. 4` O.C.
JC 39 JUNIPERUS CHINENSIS `SEA GREEN` SEA GREEN JUNIPER #5 CONT. 4` O.C.
JM 4 JUNIPERUS SCOPULORUM `MEDORA` MEDORA JUNIPER #10 CONT. 5` O.C.
JW 6 JUNIPERUS HORIZONTALIS 'WILTONII' BLUE RUG JUNIPER #5 CONT. 4` O.C.
MGP 11 PINUS MUGO `SLOWMOUND` MUGO PINE #5 CONT. 5` O.C.
RG 18 RHUS AROMATICA `GRO-LOW` GRO-LOW FRAGRANT SUMAC #5 CONT. 5` O.C.

ANNUALS/PERENNIALS QTY BOTANICAL NAME COMMON NAME CONT SPACING SIZE
HA 40 HEMEROCALLIS X `APRICOT SPARKLES` APRICOT SPARKLES DAYLILY #1 CONT. 18" O.C.
NF 24 NEPETA X FAASSENII `WALKERS LOW` WALKERS LOW CATMINT #1 CONT. 18" O.C.

PERENNIALS QTY BOTANICAL NAME COMMON NAME CONT SIZE SPACING
DAY 208 HEMEROCALLIS X `APRICOT SPARKLES` APRICOT SPARKLES DAYLILY #1 CONT. 15" OC
KFG 79 CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` KARL FOERSTER FEATHER REED GRASS #1 CONT 30" OC
PDS 84 SPOROBOLUS HETEROLEPIS PRAIRIE DROPSEED #1 CONT 24" OC
SDO 59 HEMEROCALLIS X `STELLA DE ORO` STELLA DE ORO DAYLILY #1 CONT 18" O.C.
WLC 118 NEPETA X FAASSENII `WALKERS LOW` WALKERS LOW CATMINT #1 CONT 30" OC

PLANT SCHEDULE

LANDSCAPE LEGEND

EXISTING DECIDUOUS TREE  TO REMAIN (TYP.)

EXISTING CONIFEROUS TREE TO REMAIN (TYP.)

EXISTING SHRUB (TYP.)

EDGER (TYP.)

APPROXIMATE LIMITS OF SOD / IRRIGATION,
SOD ALL DISTURBED AREAS (TYP.)

SEEDING EDGE (TYP.)

RIP RAP (SEE CIVIL) (TYP.)

PAVED PARKING LOT AREA

PARKING LOT TREES MATURE SPREAD
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DOUBLE SHREDDED HARDWOOD MULCH

NOTES:

2X ROOT BALL WIDTH

SOD
4" TOPSOIL

PREPARED PLANTING BED AND
BACKFILL SOIL
(THOROUGHLY LOOSENED)

NOTES:

1. SCARIFY SIDES AND BOTTOM OF HOLE.
2. PROCEED WITH CORRECTIVE PRUNING OF TOP AND ROOT.
3. REMOVE CONTAINER AND SCORE OUTSIDE OF SOIL MASS TO REDIRECT

AND PREVENT CIRCLING FIBROUS ROOTS. REMOVE OR CORRECT STEM
GIRDLING ROOTS.

4. PLUMB AND BACKFILL WITH PLANTING SOIL.
5. WATER THOROUGHLY WITHIN 2 HOURS TO SETTLE PLANTS AND FILL

VOIDS.
6. BACK FILL VOIDS AND WATER SECOND TIME.
7. PLACE MULCH WITHIN 48 HOURS OF THE SECOND WATERING UNLESS

SOIL MOISTURE IS EXCESSIVE.
8. MIX IN 3-4" OF ORGANIC COMPOST.

1. SCARIFY SIDES AND BOTTOM OF HOLE.
2. PROCEED WITH CORRECTIVE PRUNING.
3. SET PLANT ON UNDISTURBED NATIVE SOIL OR

THOROUGHLY COMPACTED PLANTING SOIL.
INSTALL PLANT SO THE ROOT FLARE IS AT OR UP
TO 2" ABOVE THE FINISHED GRADE WITH BURLAP
AND WIRE BASKET, (IF USED), INTACT.

4. SLIT REMAINING TREATED BURLAP AT 6"
INTERVALS.

5. BACKFILL TO WITHIN APPROXIMATELY 12" OF THE
TOP OF THE ROOTBALL, THEN WATER PLANT.
REMOVE THE TOP 1/3 OF THE BASKET OR THE TOP
TWO HORIZONTAL RINGS WHICHEVER IS
GREATER.  REMOVE ALL BURLAP AND NAILS FROM
THE TOP 1/3 OF THE BALL.  REMOVE ALL TWINE.
REMOVE OR CORRECT STEM GIRDLING ROOTS.

6. PLUMB AND BACKFILL WITH PLANTING SOIL.
7. WATER THOROUGHLY WITHIN 2 HOURS TO

SETTLE PLANTS AND FILL VOIDS.
8. BACK FILL VOIDS AND WATER SECOND TIME.
9. PLACE MULCH WITHIN 48 HOURS OF THE SECOND

WATERING UNLESS SOIL MOISTURE IS EXCESSIVE.
10. FINAL LOCATION OF TREE TO BE APPROVED BY

OWNER.

PLANTING SOIL

ON CENTER SPACING
AS STATED ON PLAN.

EXTEND HOLE EXCAVATION WIDTH
A MINIMUM OF 6" BEYOND
THE PLANTS ROOT SYSTEM.

FINISHED GRADE

EDGER, AS SPECIFIED

TREE PLANTING DETAIL
SCALE:  N.T.S. L1.11 SHRUB / PERENNIAL PLANTING DETAIL

SCALE:  N.T.S. L1.12

1/
2"

FINISHED GRADE AT LAWN, 
1/2" BELOW TOP OF DIVIDER.

LAWN SIDE

"BLACK DIAMOND" EDGING BY
VALEEY VIEW SPECIALTIES CO.
USE 20 FT. LENGTHS.  USE
KNURLED CONNECTOR AT SPLICES, 
USE CORNER, TEE, VEE, OR WIDE
ANBLE CONNECTORS AT ANGLE

10" X 7/8" METAL ANCHOR
STAKES AT 48" O.C., AND AT

CHANGES.

EACH END.

PLASTIC DIVIDER:

FINISHED GRADE AT
SHRUBS/ PERENNIALS, 1" BELOW TOP
OF DIVIDER.

PLANTING BED

1"

POLY EDGER DETAIL
SCALE:  N.T.S. L1.13 SPADED EDGE DETAIL

SCALE: 1-1/2"=1' L1.14

MULCH AT PLANTING AREA

SPADED EDGE "V" SHAPED, 4" WIDTH,
4" DEPTH, MORE VERTICAL ON LAWN
SIDE

LAWN GRASS

FINISHED GRADE

BUILDING, EXTERIOR WALL

PROVIDE POSITIVE DRAINAGE
AWAY FROM BUILDING
SPECIFIED ROCK MULCH

2' MAINTENANCE STRIP

EDGER, AS SPECIFIED
SOIL MIX TO BE MINIMUM
OF 4" BELOW EDGING TOP
TO ALLOW FOR ADEQUATE
LIP FOR MULCH.

SPECIFIED SOIL MIX

FINISH GRADE FOR LAWN

MAINTENANCE STRIP DETAIL
SCALE: 1-1/2"=1' L1.15

4"
1"

1. CONTRACTOR SHALL CONTACT COMMON GROUND ALLIANCE AT 811 OR CALL811.COM TO
VERIFY LOCATIONS OF ALL UNDERGROUND UTILITIES PRIOR TO INSTALLATION OF ANY PLANTS
OR LANDSCAPE MATERIAL.

2. ACTUAL LOCATION OF PLANT MATERIAL IS SUBJECT TO FIELD AND SITE CONDITIONS.

3. NO PLANTING WILL BE INSTALLED UNTIL ALL GRADING AND CONSTRUCTION HAS BEEN
COMPLETED IN THE IMMEDIATE AREA.

4. ALL SUBSTITUTIONS MUST BE APPROVED BY THE LANDSCAPE ARCHITECT PRIOR TO
SUBMISSION OF ANY BID AND/OR QUOTE BY THE LANDSCAPE CONTRACTOR.

5. CONTRACTOR SHALL PROVIDE TWO YEAR GUARANTEE OF ALL PLANT MATERIALS.  THE
GUARANTEE BEGINS ON THE DATE OF THE LANDSCAPE ARCHITECT'S OR OWNER'S WRITTEN
ACCEPTANCE OF THE INITIAL PLANTING.  REPLACEMENT PLANT MATERIAL SHALL HAVE A ONE
YEAR GUARANTEE COMMENCING UPON PLANTING.

6. ALL PLANTS TO BE SPECIMEN GRADE, MINNESOTA-GROWN AND/OR HARDY.  SPECIMEN GRADE
SHALL ADHERE TO, BUT IS NOT LIMITED BY, THE FOLLOWING STANDARDS:

ALL PLANTS SHALL BE FREE FROM DISEASE, PESTS, WOUNDS, SCARS, ETC.
ALL PLANTS SHALL BE FREE FROM NOTICEABLE GAPS, HOLES, OR DEFORMITIES.
ALL PLANTS SHALL BE FREE FROM BROKEN OR DEAD BRANCHES.
ALL PLANTS SHALL HAVE HEAVY, HEALTHY BRANCHING AND LEAFING.
CONIFEROUS TREES SHALL HAVE AN ESTABLISHED MAIN LEADER AND A HEIGHT TO WIDTH
RATIO OF NO LESS THAN 5:3.

7. PLANTS TO MEET AMERICAN STANDARD FOR NURSERY STOCK (ANSI Z60.1-2014 OR MOST
CURRENT VERSION) REQUIREMENTS FOR SIZE AND TYPE SPECIFIED.

8. PLANTS TO BE INSTALLED AS PER MNLA & ANSI STANDARD PLANTING PRACTICES.

9. PLANTS SHALL BE IMMEDIATELY PLANTED UPON ARRIVAL AT SITE.  PROPERLY HEEL-IN
MATERIALS IF NECESSARY; TEMPORARY ONLY.

10. PRIOR TO PLANTING, FIELD VERIFY THAT THE ROOT COLLAR/ROOT FLAIR IS LOCATED AT THE
TOP OF THE BALLED & BURLAP TREE.  IF THIS IS NOT THE CASE, SOIL SHALL BE REMOVED
DOWN TO THE ROOT COLLAR/ROOT FLAIR.  WHEN THE BALLED & BURLAP TREE IS PLANTED, THE
ROOT COLLAR/ROOT FLAIR SHALL BE EVEN OR SLIGHTLY ABOVE FINISHED GRADE.

11. OPEN TOP OF BURLAP ON BB MATERIALS; REMOVE POT ON POTTED PLANTS; SPLIT AND BREAK
APART PEAT POTS.

12. PRUNE PLANTS AS NECESSARY - PER STANDARD NURSERY PRACTICE AND TO CORRECT POOR
BRANCHING OF EXISTING AND PROPOSED TREES.

13. WRAP ALL SMOOTH-BARKED TREES - FASTEN TOP AND BOTTOM.  REMOVE BY APRIL 1ST.

14. STAKING OF TREES AS REQUIRED; REPOSITION, PLUMB AND STAKE IF NOT PLUMB AFTER ONE
YEAR.

15. THE NEED FOR SOIL AMENDMENTS SHALL BE DETERMINED UPON SITE SOIL CONDITIONS PRIOR
TO PLANTING.  LANDSCAPE CONTRACTOR SHALL NOTIFY LANDSCAPE ARCHITECT FOR THE
NEED OF ANY SOIL AMENDMENTS.

16. BACKFILL SOIL AND TOPSOIL TO ADHERE TO MN/DOT STANDARD SPECIFICATION 3877 (SELECT
TOPSOIL BORROW) AND TO BE EXISTING TOP SOIL FROM SITE FREE OF ROOTS, ROCKS LARGER
THAN ONE INCH, SUBSOIL DEBRIS, AND LARGE WEEDS UNLESS SPECIFIED OTHERWISE.
MINIMUM 4" DEPTH TOPSOIL FOR ALL LAWN GRASS AREAS AND 12" DEPTH TOPSOIL FOR TREE,
SHRUBS, AND PERENNIALS.

17. MULCH TO BE AT ALL TREE, SHRUB, PERENNIAL, AND MAINTENANCE AREAS.  TREE AND SHRUB
PLANTING BEDS SHALL HAVE 4" DEPTH OF DOUBLE SHREDDED HARDWOOD MULCH.  DOUBLE
SHREDDED HARDWOOD MULCH TO BE USED AROUND ALL PLANTS WITHIN TURF AREAS.
PERENNIAL AND ORNAMENTAL GRASS BEDS SHALL HAVE 2" DEPTH DOUBLE SHREDDED
HARDWOOD MULCH.  MULCH TO BE FREE OF DELETERIOUS MATERIAL AND COLORED DARK
BROWN, OR APPROVED EQUAL.  ROCK MULCH TO BE DARK GREY TRAP ROCK, 1 1/2" TO 3"
DIAMETER, AT MINIMUM 3" DEPTH, OR APPROVED EQUAL.  ROCK MULCH TO BE ON COMMERCIAL
GRADE FILTER FABRIC, BY TYPAR, OR APPROVED EQUAL WITH NO EXPOSURE.  MULCH AND
FABRIC TO BE APPROVED BY OWNER PRIOR TO INSTALLATION.  MULCH TO MATCH EXISTING
CONDITIONS (WHERE APPLICABLE).

18. EDGING TO BE COMMERCIAL GRADE VALLEY-VIEW BLACK DIAMOND (OR EQUAL) POLY EDGING
OR SPADED EDGE, AS INDICATED.  POLY EDGING SHALL BE PLACED WITH SMOOTH CURVES AND
STAKED WITH METAL SPIKES NO GREATER THAN 4 FOOT ON CENTER WITH BASE OF TOP BEAD
AT GRADE, FOR MOWERS TO CUT ABOVE WITHOUT DAMAGE.  UTILIZE CURBS AND SIDEWALKS
FOR EDGING WHERE POSSIBLE.  SPADED EDGE TO PROVIDE V-SHAPED DEPTH AND WIDTH TO
CREATE SEPARATION BETWEEN MULCH AND GRASS.  INDIVIDUAL TREE, SHRUB, OR
RAIN-GARDEN BEDS TO BE SPADED EDGE, UNLESS NOTED OTHERWISE.  EDGING TO MATCH
EXISTING CONDITIONS (WHERE APPLICABLE).

19. ALL DISTURBED AREAS TO BE SODDED OR SEEDED, UNLESS OTHERWISE NOTED.  SOD TO BE
STANDARD MINNESOTA GROWN AND HARDY BLUEGRASS MIX, FREE OF LAWN WEEDS.  ALL
TOPSOIL AREAS TO BE RAKED TO REMOVE DEBRIS AND ENSURE DRAINAGE.  SLOPES OF 3:1 OR
GREATER SHALL BE STAKED.  SEED AS SPECIFIED AND PER MN/DOT SPECIFICATIONS.  IF NOT
INDICATED ON LANDSCAPE PLAN, SEE EROSION CONTROL PLAN.

20. PROVIDE IRRIGATION TO ALL PLANTED AREAS ON SITE.  IRRIGATION SYSTEM TO BE
DESIGN/BUILD BY LANDSCAPE CONTRACTOR.  LANDSCAPE CONTRACTOR TO PROVIDE SHOP
DRAWINGS TO LANDSCAPE ARCHITECT FOR APPROVAL PRIOR TO INSTALLATION OF IRRIGATION
SYSTEM.  CONTRACTOR TO PROVIDE OPERATION MANUALS, AS-BUILT PLANS, AND NORMAL
PROGRAMMING.  SYSTEM SHALL BE WINTERIZED AND HAVE SPRING STARTUP DURING FIRST
YEAR OF OPERATION.  SYSTEM SHALL HAVE ONE-YEAR WARRANTY ON ALL PARTS AND LABOR.
ALL INFORMATION ABOUT INSTALLATION AND SCHEDULING CAN BE OBTAINED FROM THE
GENERAL CONTRACTOR.

21. CONTRACTOR SHALL PROVIDE NECESSARY WATERING OF PLANT MATERIALS UNTIL THE PLANT
IS FULLY ESTABLISHED OR IRRIGATION SYSTEM IS OPERATIONAL.  OWNER WILL NOT PROVIDE
WATER FOR CONTRACTOR.

22. REPAIR, REPLACE, OR PROVIDE SOD/SEED AS REQUIRED FOR ANY ROADWAY BOULEVARD
AREAS ADJACENT TO THE SITE DISTURBED DURING CONSTRUCTION.

23. REPAIR ALL DAMAGE TO PROPERTY FROM PLANTING OPERATIONS AT NO COST TO OWNER.

24. MAINTAIN TREES, SHRUBS, AND OTHER PLANTS UNTIL PROJECT COMPLETION, BUT IN NO CASE,
LESS THAN FOLLOWING PERIOD; 1 YEAR AFTER PROJECT COMPLETION. MAINTAIN TREES,
SHRUBS, AND OTHER PLANTS BY PRUNING, CULTIVATING, AND WEEDING AS REQUIRED FOR
HEALTHY GROWTH. RESTORE PLANTING SAUCERS. TIGHTEN AND REPAIR STAKE AND GUY
SUPPORTS AND RESET TREES AND SHRUBS TO PROPER GRADES OR VERTICAL POSITION AS
REQUIRED. RESTORE OR REPLACE DAMAGED WRAPPINGS. SPRAY AS REQUIRED TO KEEP
TREES AND SHRUBS FREE OF INSECTS AND DISEASE. REPLENISH MULCH TO THE REQUIRED
DEPTH. MAINTAIN LAWNS FOR 45 DAYS AFTER INSTALLING SOD INCLUDING MOWING WHEN SOD
RECITES 4" IN HEIGHT. WEED PLANTING BEDS AND MULCH SAUCERS AT MINIMUM ONCE A
MONTH DURING THE GROWING SEASON. PROVIDE A MONTHLY REPORT TO THE OWNER ON
WEEDING AND OTHER MAINTENANCE RESPONSIBILITIES.

LANDSCAPE NOTES
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MEMORANDUM 

Date: December 5, 2022 
  

To: Launch Properties 
  
From Jacob Rojer, P.E., PTOE 

Brian Wurdeman, P.E. 
 

Subject: Launch Properties Jigsaw Site – Trip Generation Memo 
W Central Entrance at Anderson Road, Duluth, MN 

 

INTRODUCTION 

Launch Properties is proposing to develop an +/- 3.77-acre site located on the southwest corner of W 
Central Entrance and Anderson Road in Duluth, MN. This memorandum will discuss the trip 
generation of the site and compare it to the initial Traffic Impact Analysis completed in 2018.  

2018 TRAFFIC STUDY TRIP GENERATION 

The trip generation for the 2018 proposed development was prepared based on information provided 
in the Institute of Transportation Engineers (ITE) Trip Generation, 10th Edition. For each of the land 
use categories, the average rate for the peak hour of the adjacent street was used. Trips related to 
the 7,500 SF of retail space were generated using Land Use Code (LUC) 820, Shopping Center. The 
2,100 SF of restaurant space with the drive-through window was considered LUC 937 (Coffee/Donut 
Shop with Drive-Through Window) based on the proposed tenant. The remaining 7,600 SF of 
restaurant space was considered LUC 930 (Fast Casual Restaurant). Internal capture was applied to 
the forecasted trip generation to account for shared trips and trips that are already on the roadway 
network, and was calculated consistent with ITE’s Trip Generation Handbook, 3rd Edition. Internal 
capture was calculated between the retail and restaurant uses. Pass-by for the coffee shop was 
calculated based on rates for the fast-food with drive-through land use. Pass-by for the other 
restaurants was calculated based on rates for a high-turnover (sit-down) restaurant. Table 1 provides 
a summary of the trip generation calculation.  
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Table 1: 2018- Traffic Study Proposed Site Trip Generation 

Land Use Description Intensity PM Peak Hour 

In Out Total 

Shopping Center (ITE 820) 7,500 SF 13 15 28 

Fast Casual Restaurant (ITE 930) 7,600 SF 60 49 109 

Coffee/Donut Shop with Drive-Through Window (ITE 937) 2,100 SF 46 46 92 

Total Traffic 119 110 229 

Retail Internal Capture Reduction  -7 -4 -11 

Restaurant Internal Capture Reduction  -4 -7 -11 

Total Driveway Traffic 108 99 207 

Retail Pass-By Capture (34%) -2 -2 -4 

Restaurant Pass-By Capture (43%) -25 -25 -50 

Coffee Shop Pass-By Capture (50%) -22 -22 -44 

Net New Vehicle Trips 59 50 109 

PROPOSED TRIP GENERATION  

The trip generation for proposed development has been prepared based on information provided in 
the Institute of Transportation Engineers (ITE) Trip Generation, 11th Edition. For each of the land use 
categories, the average rate for the peak hour of the adjacent street was used. Trips related to the 
3,502 SF for Chapter Aesthetic Studio were generated using Land Use Code (LUC) 822, Strip Retail 
Plaza (<40k). The 2,507 SF of restaurant space without the drive-through was considered using LUC 
933 (Fast Food Restaurant w/o Drive-Through) and the 2,265 SF of restaurant with the drive-through 
window was considered LUC 934 (Fast Food Restaurant with Drive-Through) based on the proposed 
tenant. 600 SF of drive thru coffee was considered using LUC 937 (Coffee/Donut Shop with Drive-
Through Window) and a 1 tunnel automatic car wash was considered using LUC 948 (Automated Car 
Wash). Internal capture was applied to the forecasted trip generation to account for shared trips and 
trips that are already on the roadway network, and was calculated consistent with ITE’s Trip 
Generation Handbook, 3rd Edition. Internal capture was calculated between the retail and restaurant 
uses. Pass-by for the coffee shop was calculated based on rates for the fast-food with drive-through 
land use to remain consistent with the original 2018 traffic study. Pass-by for the other restaurants 
was calculated based on rates for a high-turnover (sit-down) restaurant. Table 2 provides a summary 
of the trip generation calculation.  
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Table 2: Proposed Site Trip Generation 

Land Use Intensity 
AM Peak Hour PM Peak Hour 

Total  In  Out Total  In  Out 

Strip Retail Plaza (<40k) (ITE 822) 3,502 SF 8 5 3 23 11 12 

Fast Food w/o Drive-Through (ITE 933) 2,507 SF - - - 83 42 41 

Fast Food with Drive-Through (ITE 934) 2,265 SF 101 52 49 75 39 36 

Coffee/Donut Shop with Drive-Through (ITE 937) 600 SF 52 27 25 23 12 11 

Automated Car Wash (ITE 948) 1 Tunnel - - - 78 39 39 

Total Trips  161 84 77 282 143 139 

Internal Capture Reduction  0 0 0 -80 -40 -40 

Total Driveway Traffic 161 84 77 202 103 99 

 Pass-By Capture -93 -48 -45 -49 -27 -22 

Net New Vehicle Trips 68 36 32 153 76 77 

TRIP GENERATION COMPARISON 

The previous 2018 traffic study only analyzed PM peak hour trips. Table 3 shows a comparison of the 
2018 assumed land uses and the proposed land uses. It is anticipated that the proposed site will 
generate a similar number of trips in the PM peak hours as the 2018 traffic study. All 
recommendations and conclusions from the 2018 Traffic Study remain valid for the site.   

Table 3: Proposed Site Trip Generation Comparison  

Scenario 
AM Peak Hour PM Peak Hour 

Total  In  Out Total  In  Out 

Proposed Site Driveway Trips  161 84 77 202 103 99 

2018 Traffic Study Driveway Trips - - - 207 108 99 

Change in Trips N/A N/A N/A -5 -5 0 
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File Number  PL 23-032 Contact  Jenn Moses 

Type  UDC Map Amendment Planning Commission Date  March 14, 2023 

Deadline 
for Action 

Application Date N/A 60 Days  N/A 

Date Extension Letter Mailed  N/A 120 Days  N/A 

Location of Subject  South of W 1st Street, Between 19th Avenue W and 20th Avenue W 

Applicant  City of Duluth Contact   

Agent   Contact   

Legal Description  Parcels 010-1120-05620, 010-1120-05560, 010-1120-05560, 010-1120-05520, 010-1120-05540, 010-1120-05541,  
 010-1120-05550 

Site Visit Date  February 27, 2023 Sign Notice Date  February 28, 2023 

Neighbor Letter Date  February 27, 2023 Number of Letters Sent  53 
 

Summary of Code Requirements  

 UDC Sec. 50-37.3.B: Planning Commission shall review the application, conduct a public hearing ... with public notice ... 
and make a written recommendation to council. 

 UDC Sec. 50-37.3.C: The Planning Commission shall review the application, and Council shall approve the application or 
approve it with modifications, if it determines that the application: 1. Is consistent with the Comprehensive Land Use 
Plan; 2. Is reasonably related to the overall needs of the community, to existing land use, or to a plan for future land 
use; 3. Is required by public necessity, convenience, or general welfare, or good zoning practice; 4. Will not create 
material adverse impacts on nearby properties, or if material adverse impacts may be created they will be mitigated to 
the extent reasonably possible.  

 
 

Proposal  
UDC Map Amendment (rezoning) to change the zoning of one-half block from Mixed Use-Business (MU-B) to Form District 5 
(F-5). 
 
Staff Recommendation  
Staff recommend that the Planning Commission recommend approval of the rezoning amendment to the City Council.  

 
  Current Zoning Existing Land Use Future Land Use Map Designation 

Subject  MU-B  Vacant, Commercial 

 

 Central Business Secondary 
North  MU-B  Residential, Light Industrial  Central Business Secondary 

South  F-5  Commercial  Central Business Secondary 

East  MU-B  Light Industrial  Central Business Secondary 
West   MU-B  Light Industrial  Central Business Secondary 
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Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 
 
Governing Principle #1 – Reuse previously developed lands: Directs new investment to sites which have the potential to 
perform at a higher level than their current state. This strengthens neighborhoods and supports reuse of existing public 
infrastructure. 
Governing Principle #5 – Promote reinvestment in neighborhoods: Land use and transportation should foster 
neighborhood reinvestment,…strengthen neighborhood commercial centers, or diversify residential opportunities that fit 
the neighborhood’s character. 
Future Land Use – Central Business Secondary: Encompasses a broad range of uses and intensities, such as governmental 
campuses, retail, entertainment and lodging, and high-density housing. High height and density limits; form-based 
guidelines; pedestrian-oriented design. 
 
History: Most of the site was previously used for a creamery (Kemps), demolished in 2022. 

 

 
 
 
 

Review and Discussion Items: 

Staff finds that: 
1. This site was formerly home to the Kemps Creamery, a building that was built in 1914. For many decades, this stretch 

of W 1st Street through Lincoln Park has been primarily industrial in nature, and the current zone district of MU-B has 
been appropriate for these types of uses. 

2. As noted in the 2015 Lincoln Park Small Area Plan, “the area is slowly transitioning from more intensive land use 
activity such as industrial and manufacturing to a neighborhood and destination commercial use.” As manufacturing 
industries have declined, Lincoln Park has reinvented itself with new businesses and craft industries. The sale of the 
Kemps Creamery site and subsequent building demolition continues this trend of land use transition. 

3. The Minnesota Planning Act provides that zoning (an "official control") should implement the general objectives of the 
Comprehensive Plan. The comprehensive plan future land use designates this area as Central Business Secondary; as 
noted above, Central Business Secondary includes a broad range of uses and form-based design standards. This is 
consistent with the proposed zone district of F-5. 

4. The property owners for majority of the area have expressed interest in finding a developer to redevelop the site with 
uses that will complement the mix of housing and commercial in the Lincoln Park Craft District. Building Types allowed 
in the F-5 district include Main Street Building II, Corridor Building II, and Iconic. The maximum height for these 
buildings is 55’. 

5. Form districts require that buildings adhere to a build-to zone along primary streets. As part of this rezoning, Staff 
recommends that 19th and 20th Avenues be considered primary streets; the avenues are the narrowest dimensions of 
the lots, which also meets the UDC definition of lot frontage, and the avenues provide the key pedestrian circulation 
that connect to W Superior Street and the center of this form district. 

6. This amendment will not create material adverse impacts on nearby properties; the F-5 district matches zoning to the 
south and requires a high degree of pedestrian-oriented design; UDC development standards such as landscaping, 
trash, screening, etc. will also apply to any future development. 

7. No public, agency, or City comments were received. 
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Staff Recommendation: 
 
Based on the above findings, staff recommends to Planning Commission the UDC Map Amendment be recommended for 
approval by City Council for the following reasons: 
 

1) This proposal is consistent with the Comprehensive Land Use Plan. 
2) The proposed amendment is consistent with the future land use category of “Central Business Secondary.” 
3) Material adverse impacts on nearby properties are not anticipated. 
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Rezone from MU-B to F-5
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