
  
Heritage Preservation Commission 

Monday, March 11, 2024 – 12:00pm 
City Council Chambers, Third Floor City Hall, 411 W. First Street 

 
 
 

1. Call to Order/Determination of Quorum 
 

2. Public Hearings 
  

PL 23-224 Historic Resource Designation – Local Landmark Designation 2403 West 6th 
Street.  

 
3. Consideration of Minutes – February 12-2023 

 
4. Presentation 

  
Skyline Parkway/Bardon’s Peak – Duncan Schwensohn, PE, City of Duluth 

 
5. Communications 

 
6. Report of Final Disposition on Matters Previously Before the Commission 

 
7. Reports of Officers, Staff and Committees 

  
 PC Liaison Update 
 

8. Consideration of Matters Regarding Commission Action 
 

9.  Other Business 
 

 Consultation Regarding Hartley Park Green Infrastructure Improvements 
 
 Consultation Regarding Buckingham Creek Brook Trout Habitat Restoration 
 

10. Adjournment 
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Heritage Preservation Commission 
February 12, 2024 Meeting Minutes 

Council Chambers – City Hall 
 
 
Call to Order and Roll Call 
 
President Jessica Glander called to order the meeting of the Heritage Preservation  
Commission (HPC) at 12:00 p.m. on Monday, February 12, 2024.    
 
Attendance:   
Attending: Gary Eckenberg, Jessica Glander, Jess McCullough, and Kal Randa  
Absent:  Brandon Hartung, Ken Buehler 
Staff Present:  John Kelley, James Gittemeir, Miles Hansen 
Public: Mike Conlan 
 
Public Hearings 
None at this time 
 
Consideration of Minutes 
 
November 13, 2023 HPC Meeting 
MOTION/Second:   Glander/ McCullough approved the minutes 

 
VOTE:  (4-0) 

Presentation 
 
Minnesota Department of Transportation Section 106 process for the London Road/TH61 from 
26th Avenue to 60th Avenue, consisting of pavement resurfacing, lane configuration, 
roundabouts, and sidewalks, James Gittemeier, Senior Transportation Planner, City of Duluth 
addressed the commission.  James stated that London Road is a mill an overlay project, begins 
in 2026 for 2 years, and stays within existing curb and gutter. The project includes better 
pedestrian lighting, sidewalks, added bike lanes and left turn lanes. Creates a roundabout at 
26th Avenue East and 40th Avenue East, which will remove four houses.   
 
President Glander stated that the maps provided to commissioners are from an architecture 
survey each has an inventory number of houses that will be demolished.  President Glander 
asked if MnDot had looked at the neighborhood of London Rd for historic context and did 
MnDot contract this decision and research out? Their aerial that was provided in the packet is 
lacking in showing the homes to be demolished.  James indicated on a project map which 
homes were to be removed.  James also stated that the roundabout proposed at 60th Avenue 
East will not be constructed.  President Glander stated that there is a lot of historic 
infrastructure that uses London Rd and would hate for that to be endangered.  President 
Glander asked if MnDot had consulted the railroad on any of the proposed work.  James noted 
that he would ask MnDot.  Commissioner Randa asked if there was information on the homes to 
be removed such as history, age, use and construction.  James noted that he would look into 
the history of the homes and provide John Kelley with the information for the HPC.   
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Consideration of Matters Regarding Commission Action  
 
Heritage Preservation Commission acknowledged the application for a Historic Resource 
Designation – Local Landmark Designation at 2403 West 6th Street.   
Commissioners:  Commissioner Randa primary argument is that it’s a classic example of a 
corner store.  President Glander noted that there are findings of the criteria and an analysis will 
need to done.  McCullough stated that there are many examples of storefronts in e reused.  
neighborhoods throughout Duluth and that he did a tour of one.  Eckenberg read comments 
from the application and spoke about the corner store history of the building.   Eckenberg noted 
that the building could be reused for residential and commercial.   Mike Conlan who submitted 
the application spoke about the building and its history, and about potential reuse of the 
building.   
 
Communications  
 
The HPC commissioners inquired about their annual meeting.   Commissioners asked about 
vacancies on the HPC and asked about renewal of appointments to HPC.  Planner Kelley will 
check on these items and report back to HPC.   
 
Report of Final Disposition of Matters Previously Before the Commission – 
 
 
Reports of Officers, Staff and Committees 
 
Planning Commission overview – Gary Eckenberg gave an overview. The pc meeting is 
tomorrow night. The Historic Resource Designation -Local Landmark Designation application for 
2403 West 6th Street will be reviewed by the Planning Commission.  Commissioner Eckenberg 
asked staff if the PC needed to make a recommendation.  Planner Kelley stated no 
recommendation is required and that it was for discussion and comment.   
 
Other Business 
 
N/A 
 
Adjournment  
Meeting adjourned at 12:55 p.m.   
 
Respectfully, 

 
 
    
Ryan Pervenanze – Manager  
Planning and Development Division 



 

MEMORANDUM 
 
 
DATE:  March 5, 2024 
 
TO:  Historic Preservation Commission 
 
FROM:  John Kelley, Planner II 
 
SUBJECT: Application for Historic Resource Designation – Local landmark nomination (PL 23-224) – Multifamily 

Residential/Commercial Store Front building (Belanger Block – 1916) at 2403 West 6th Street. 
 
 
Proposal: 
The applicant is seeking an Historic Resource Designation – Local landmark nomination (PL 23-224) for a Multifamily 
Residential/Commercial Store Front building (Belanger Block – 1916) at 2403 West 6th Street in the Lincoln Park 
Neighborhood.  
 
Designation process:  
Per UDC Section 50-37.8, the HPC can nominate properties for historic designation and, in so doing, shall report on the 
historical, cultural, and architectural significance of the proposal, as well as economic status of the property. The 
Planning Commission shall forward comments on the potential effects on the surrounding neighborhood, economics, 
environment, and other planning considerations.  
 
On February 12, 2024, the HPC discussed the Multifamily Residential/Commercial Store Front building (Belanger Block – 
1916) at 2403 West 6th Street for historic designation. The nomination form with all appendices is available under the 
HPC section of the City’s web site, at http://www.duluthmn.gov/community-planning/commissions-committees/  and is 
attached to this memo. On February 13, 2024, the Planning Commission discussed the nomination. 
 
A public hearing is scheduled at the HPC meeting on March 11, 2024, after which the HPC can formally vote on the 
recommendation. City Council will make the final decision to approve, approve with modifications, or deny the 
designation based on the historic criteria in UDC 50-37.8.C. 
 
If approved, the next step is writing and submitting a Preservation Plan to the HPC for adoption. This Preservation Plan 
would define how to proceed with maintenance, improvements, and changes to the railroad in the future. Any future 
change to the railroad would require a Historic Construction and Demolition Permit, which would need to be approved 
by the HPC. Historic Construction and Demolition Permits require conformance with the Preservation Plan for the site as 
well as with historic resource criteria developed by the National Park Service. 
 
Background 
The Multifamily Residential/Commercial Store Front building (Belanger Block – 1916) at 2403 West 6th Street was 
constructed in 1916.  The building is 4,432 square feet and is located on the northwest corner of West 6th Street and 
North 24 Avenue West in the Lincoln Park Neighborhood.   
 

http://www.duluthmn.gov/community-planning/commissions-committees/


 
The commercial building has two principle exterior elevations, one facing West 6th Street and the other facing North 24th 
Avenue West.  The masonry of the exterior elevations consists of hardfired dark brown brick.  The ground level 
storefront has a recessed entrance reflective of 1916 storefront treatments.   The west side of the front façade has a 
recessed covered porch for the lower level apartment while the upper porch unit has an enclosed structure with metal 
siding and aluminum windows.   The building housed an operating grocery store for approximately 35 years with 3 
apartments, one on the lower level and two on the upper level.  The building has been vacant for a number of years.   
  
Staff Findings 
Per the attached nomination form, the Multifamily Residential/Commercial Store Front building (Belanger Block – 1916) 
meets the following historic criteria: 
a.  Criterion A: It has character, interest, or value as part of the development, heritage, or cultural characteristics of the 
City of Duluth, State of Minnesota, or the United States.  

• The City of Duluth historically had many grocery stores located in neighborhoods.  The Belanger Block 
represents a fine example of an iconic corner store in a traditional neighborhood.  The property meets criterion 
A. 

b.  Criterion B: Its location was the site of a significant historical event. 

• The property was not the site a significant historical event.  The property does not meet Criterion B. 
c.  Criterion C: It is identified with a person or persons who significantly contributed to the cultural development of the 
City of Duluth, State of Minnesota, or the United States.   

• The property is not known to be associated with person or persons who significantly contributed to the cultural 
development of the City of Duluth.   The property does not meet Criterion C. 

d.  Criterion D: It embodies a distinguishing characteristic of an architectural type;   

• The building does have an identifiable architectural style as a commercial corner store with a brick façade but 
does it does reflect a distinctive architectural style.  The property does not meet Criterion D. 

e.  Criterion E: It is identified as the work of an architect or master builder whose individual work has influenced 
the development of the city or state; 

• According to the application materials the architect and builder are not know.  The property does not meet 
Criterion E. 

f.  Criterion F: It embodies elements of architectural design, detail, materials or craftsmanship that represents 
significant architectural innovation; 

• The property does not embody elements of architectural design, detail, materials or craftsmanship that 
represents significant architectural innovation.  The property does not meet Criterion F. 

g.  Criterion G: Its unique location or singular physical characteristics represent an established and familiar visual feature 
of a neighborhood, community, or the City as a whole. 

• As previously stated grocery stores were located throughout many neighborhoods in Duluth that served nearby 
residents.  The buildings basic form as an iconic corner store with apartments has remained in tact for over 100 
years.  As stated in the applicant’s documents “these corner store markets strengthened and solidified 
traditional neighborhoods, and by there presence were an essential part of the fabric of the city.”   The property 
meets criterion A. 

 
 
 



 
Economic impacts:  Designating the property a Duluth Historic Landmark may provide assistance in funding 
opportunities to have the building restored and repurposed, which will further promote the site and provide potential 
financial benefits. 
 
Environmental impacts: The building is surrounded by a residential neighborhood. Designation as a Duluth Historic 
Landmark is not expected to change the building or site and will have no environmental impact. 
 
Recommendation 
The Multifamily Residential/Commercial Store Front building (Belanger Block – 1916) meets satisfactory criteria for 
historic resources.  Designating the building and property as a Duluth Historic Landmark will provide opportunities to 
have the building renovated and repurposed for residential and possible commercial uses.   
 
Comments Received 
One written comment was received and is attached to this memo. Two neighbors also called with questions. Generally, 
neighbors are concerned regarding the current blighted state of the building. 
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MINNESOTA STATE HISTORIC PRESERVATION OFFICE  

50 Sherburne Avenue ▪ Administration Building 203 ▪ Saint Paul, Minnesota 55155 ▪ 651-201-3287 

mn.gov/admin/shpo ▪ mnshpo@state.mn.us 

AN EQUAL OPPORTUNITY AND SERVICE PROVIDER 

February 19, 2024 
 
Mr. John Kelley 
City of Duluth Planning Division 
411 W First Street  
Duluth MN 55802-1102 
 
RE: Local designation of the F. Belanger Block, 2401 6th St W., SHPO Referral Number 2024-0826 
 
Dear Mr. Kelley, 
 
Thank you for the opportunity to comment on the above referenced local designation. It has been reviewed 
pursuant to Minnesota Statute §471.193, subd. 6., and Section 50-36.3.C.3 of the UDC for the City of Duluth. 
 
Constructed in 1916, the F. Belanger Block is a located on the corner of West 6th Street and N 24th Ave West in 
Duluth’s Lincoln Park neighborhood. The commercial brick building stands two stories in height and features a 
storefront with a recessed entrance flanked by large plate glass windows and a transom above. Double hung sash 
windows with concrete sills pierce the second floor. A wide cornice with modillion blocks wraps around the 
building on the 6th Street and 24th Avenue elevations. There is a raised center brick parapet with “F. BELANGER 
BLOCK – 1916” spelled out. The 6th Street elevation features a two-story section that is stepped back from the 
primary block, which features a first floor porch and second floor deteriorated enclosed porch. 
 
The Belanger Block is significant under Criterion A of the Duluth UDC as a good example of a neighborhood corner 
store, a once common property type throughout Duluth. Economic growth that spurred residential expansion in 
Duluth was fueled during the late nineteenth and early twentieth centuries by the lumber, grain, and iron ore 
industries. As residential neighborhoods expanded, small scale commercial properties were constructed on corners 
to serve the surrounding population. Such corner stores were at one time commonly found in Duluth’s 
neighborhoods but are becoming increasingly rare. For this reason, we concur that the Belanger Block is a good 
candidate for local designation.  
 
FYI, I was curious about who the owner of the building might be and found this reference from the Duluth News 
Tribune, dated Oct. 29, 1922: “Frank Belanger, 2401 W. Sixth St., yesterday celebrated his 40th year of continuous 
service in the employ of the Northern Pacific Railway Company. Belanger, who will be 63 years old next March, is 
the oldest employee of the railroad in Duluth.” 
 
If you have any questions regarding our assessment of this designation, please contact me at 651.201.3291 or 
michael.koop@state.mn.us. 
 
 
Sincerely, 

 
Michael Koop 
State Historic Preservation Office 
 
cc: Jessica Glander, President, Duluth HPC 

mailto:michael.koop@state.mn.us


From: John Hanson   

Sent: Tuesday, February 27, 2024 7:25 PM 

To: planning <planning@DuluthMN.gov> 

Subject: 2403 W. 6th St. Historic Resource Designation 

 

Hello, 

 

My name is John Hanson, I live on the 600 block of 24th Ave West St, and I am writing to you today in 

relation to the public notice I received for the application for historic resource designation for 2403 W. 

6th Street.  As a nearby resident to the structure listed, I would like to voice my opposition to the 

structure receiving a historical resource designation.  While the structure may have had some historical 

value at some point, it has since fallen into intense disrepair to the point where I feel it no longer has 

any viability to the community as a historical artifact.   

 

Even without being able to asses the interior or structure of the building, I can say just looking form the 

outside that the building is far from being habitable. Any exterior wood on the building is either rotten 

or destroyed, most of the windows in the building are either shattered or boarded up, there is 

significant graffiti on the building, the grass is completely overgrown, the yard is covered in trash and 

rotting construction materials, I have observed racoons and other vermin coming and going from the 

building, the roof structures on the front and rear of the building looks to be failing, and satellite images 

from google maps appears to show a hole in the roof. 

 

Although I am not an expert by any means, I would guess that the amount of funds and resources it 

would take to restore the building to where it would be useful as a historical resource would be far 

beyond what would be economically viable for this building.  Even if the petitioner did have the 

resources to restore this building, the fact that in the two years I have lived next to this building the 

owner has not so much as mowed the lawn shows to me that they do not have the ability or serious 

desire to restore it. 

 

At some point this committee could reassess the historical value of this building, maybe after a serious 

effort has been made to restore the building, or at least to make it habitable.  Until then, it remains an 

unfortunate blight that I must see every day from my front porch. 

 

John Hanson 
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