
 
TO: 

Erik Birkeland, Provisional Director, Property, Parks and Libraries Patricia Fowler, DNR Liaison 
Jessica Peterson, Duluth Parks Cliff Bentley, MnDNR 
Cliff Knettel, Duluth Parks Brandon Kohlts, WLSSD 
Katie Bennett, Duluth Parks Anne Sims, SLC Assessor’s Office 
Jim Shoberg, Duluth Parks Jon Osterberg, SLC Accessors Office 
Abbie Hopper, Duluth Parks Ron Chicka, MIC 
Bryan Thoreson, Duluth Property & Facilities Stacy Caldwell Melcher, SLC County Land Dept 
Danielle Erjavec, Duluth Property & Facilities Jim Foldesi, St Louis Co. Public Works 
Henry Martinsen, Duluth Property & Facilities Jill Helmer, Minnesota Power 
Amanda Mangan, Duluth Attorney Dean Dulinski, Minnesota Power 
Nicholas Anderson, Duluth Attorney Sue Larkin, Lumen 
Jim Benning, Duluth Public Works & Utilities Joe Kutter, CenturyLink/Lumen 
Cari Pedersen, Chief Engineer of Transportation Michael Coughlin, CenturyLink/Lumen 
Patrick F. Loomis, Duluth Engineering Darren Kitchak, Charter Spectrum 
Cindy Voigt, Duluth City Engineer Chad Lawrence, Charter Spectrum 
Tom Johnson, Duluth Project Engineer Ben VanTassel, Planning and Economic Development Director 
Howard Smith, Chief Engineer of Utilities Jenn Reed Moses, Duluth Planning & Development 
Duncan Schwensohn, Duluth Public Works & Utilities Tricia Hobbs, Duluth Planning & Development 
Branden Heidelberger, Duluth Engineering Steven Robertson, Duluth Construction Services (CSI) 
Bill Byers, Duluth Engineering Blake Nelson, Building Inspector, CSI 
Greg Guerro, Duluth Utility Ops Manager Armella Bijold, Permitting Services Administrator, CSI 
Chris Kleist, Duluth Utility Operations Reina Owecke, Permit Coordinator, CSI 
Peggy Billings, Engineering Technician Tara Smith, Permit Coordinator, CSI 
Bill Bergstrom, Engineering Technician Emily Schouweiler, Permit Coordinator, CSI 
Andy Swanson, Duluth Utility Operations Kyle Deming, Planning & Development 
Ryan Granlund, Duluth Utility Programs Coordinator Suzanne Kelley, Planning & Development 
Shawn Krizaj, Duluth Fire Chief Jason Mozol, Planning & Development 
John Otis, Duluth Deputy Fire Chief Chris Lee, Planning & Development 
Lisa Consie, Fire Marshal Tom Church, Duluth Planning & Development 
Mike Ceynowa, Duluth Police Sam Smith, Duluth Planning & Development 
Mark Bauer, Duluth Parking Christian Huelsman, Duluth Planning & Development 
John Hinzmann, MnDOT James Gittemeier, Duluth Planning & Development 
Jim Miles, MnDOT Chris Belden, Duluth Transit Authority 
Clark Christensen, City of Duluth Forester Kariann Payton, Duluth GIS 
Bri Speldrich, Area Hydrologist DNR CoD, Duluth GIS 
  
  

DATE: December 17, 2025  
SUBJECT: Planning Commission Meeting Agenda Items for January 13, 2025  
 
The Duluth City Planning Commission has received 6 new application(s) for review. Please review the technical aspects 
and desirability of the proposals and provide comments at your earliest convenience. Note that City of Duluth 
reviewers with access to EPL can view the applications there as well, by searching for the project number under 
"Manage Plans"  

 
PLSUB-2512-0016 Minor Subdivision at 010-4500-03900 (N 59th Ave W) [RO] 
PLUMA-2512-0007 Rezone R-1 to R-P for Arris Townhomes [JM] 
PLUTA-2510-0003 Comprehensive Zoning Code Modernization 
PLVAC-2512-0012 Vacation of Slopes and Fills Easement at 404 E 5th St by Hanft Fride PA [CH] 
PLVAR-2512-0015 Variance to Shoreland Setbacks for the Chester Creek Ski Chalet and addition by LHB Inc. [RO] 
PLVAR-2512-0016 Variance to Side Yard Setbacks at 702 S 63rd Ave W by Theresa Corey [CH] 

 
We appreciate your time and input. If you have any questions, comments or need additional background 

information, please find the initials of the assigned planner at the end of the application item and contact the 
planner directly.  



 
Christian Huelsman - chuelsman@duluthmn.gov  

Chris Lee - clee@duluthmn.gov 
Jason Mozol - jmozol@duluthmn.gov 

Reina Owecke – rowecke@duluthmn.gov 
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LOT 1
5025 SQ FT

Legal description: West Duluth 4th Division,
Westerly 67' of lots 1, 2 and 3, Block 106

LOT 2
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Legal description: West Duluth 4th Division,
Easterly 58' of lots 1, 2 and 3, Block 106
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Just Housing
2201 W 1st Street
Duluth, MN 55806
218-722-4323
just-housing.org

COMFORT AND JOY
DUPLEXES

Divine Konnections, Inc.
2122 Woodland Ave
Duluth, MN 55803
218-940-0480

DATE:12/1/25

EXISTING SITE INFORMATION

Parcel ID: 010-4500-03900

Legal Description: West Duluth 4th Division,
Lots 1,2, and 3, Block 106
Corner of N 59th Ave W and Nicollet St.
Proposed development will face Nicollet.

Zoning: R-1 (Residential - Traditional)

R-1 DIMENSIONAL STANDARDS,
TWO FAMILY DWELLING

Minimum Lot Area per Family: 2,000 sq ft
Minimum Lot Frontage: 40'

PLAT PLAN: PROPOSED MINOR SUBDIVISION
1/16"=1'-0"





SS

SS

SS

SS

SS

1

1

2

SS

III

I

I

I

I

I

I

IIII
I

III
I

I

I

I

I1314

2

EXCEPTION EXCEPTION

60

SS

X

X
X

X
X

X X X

X
X

X

X

X

SS

SS
SS

SS

PLAY SET

POOL

GA
RD

EN

EXCEPTION

CUL-DE-SAC

E PALM ST

EAST  ORANGE  ST

PROPOSED VACATED R.O.W.
OUTSIDE PROJECT BOUNDARY

PROPOSED VACATED R.O.W.
WITHIN PROJECT BOUNDARY

R.O.W. LINE

HA
RD

IN
G 

AV
EN

UE

SHORELAND
OVERLAY
BOUNDARY

SO
UT

H 
BL

AC
KM

AN
 A

VE
NU

E

R42'

SPECIAL TREE PRESERVATION AREA

WET

W
ETW

ET

WET

WET

WE
T

WETWET

W
ET

W
ETW
ET

W
ET

WET

W
ET

WET

WET

W
ET

W
ET

W
ET

WET

W
ET

WET

WET

W
ET

WET

(P
RO

PO
SE

D 
IM

PR
OV

EM
EN

T)

OVERLAND ST.
(Partial R.O.W.)

LEGEND

Common Open Space: 2.92 Ac. (30.6%)

R-P Development: 6.62 Ac. (69.4%)

R-P Boundary / Property Line 

Pedestrian Access / Bike Path

Vehicular Access

Shoreland Overlay Boundary

Special Tree Preservation Area

R-P Plan
ARRIS TOWNHOMES  •  Duluth, MN

Concept Plan  •  12.01.2025

NORTH

0 50

Landform® and Site to Finish® are registered service marks of Landform Professional Services, LLC.



PLUTA-2510-0003- UDC Text Amendments per Council 
Resolution 25-0520R 

Final code language will be available for review when the Planning Commission is 
published the week of January 5th. That packet can be found in the “Agendas” section at 

the below link.  

https://duluthmn.gov/boards-commissions/planning-commission/  

https://duluthmn.gov/boards-commissions/planning-commission/


411 West First Street
Duluth, Minnesota 55802City of Duluth

Legislation Details (With Text)

File #: 25-0520R Name:

Status:Type: Resolution Passed

File created: In control:6/12/2025 Finance

On agenda: Final action:6/16/2025 6/16/2025

Enactment date: Enactment #:

Title: RESOLUTION IN SUPPORT OF COMPREHENSIVE ZONING AND CODE MODERNIZATION TO
INCREASE HOUSING SUPPLY ACROSS ALL INCOME LEVELS.

Sponsors: Arik Forsman, Tara Swenson, Lynn Nephew, Azrin Awal

Indexes:

Code sections:

Attachments:

Action ByDate Action ResultVer.

adoptedCity Council6/16/2025 1

RESOLUTION IN SUPPORT OF COMPREHENSIVE ZONING AND CODE MODERNIZATION TO INCREASE
HOUSING SUPPLY ACROSS ALL INCOME LEVELS.

BY COUNCILORS FORSMAN, SWENSON, NEPHEW AND AWAL:
WHEREAS, it is the policy of the city of Duluth to increase housing supply for residents across all

income levels in all neighborhoods; and
WHEREAS, fostering a dynamic and accessible housing market that provides diverse housing options

helps create a thriving community and stabilizes housing prices; and
WHEREAS, only by intentionally creating and implementing policies to increase housing supply and

support new developments across the community, in all council districts, will the city create a culture of growth,
diversity, and affordability for all; and

WHEREAS, existing zoning codes and development standards, while well-intentioned, may
inadvertently create unnecessary complexities, increase development costs, slow the timely creation of
housing, and create a reliance on public incentives to help make housing development economical; and

WHEREAS, modernizing Duluth's land use regulations can streamline processes, optimize staff time,
and encourage innovative housing solutions that align with contemporary urban planning principles; and

WHEREAS, other leading municipalities have successfully implemented comprehensive zoning
reforms to address housing shortages by reducing regulatory burdens and promoting greater flexibility in
development;

NOW, THEREFORE, BE IT RESOLVED, that the council requests that the city administration
undertake a comprehensive review and propose amendments to the city's Unified Development Chapter
(UDC) and related codes, with a focus on easing unnecessary restrictions and simplifying standards to
facilitate housing development and increase housing access across all income levels.

BE IT FURTHER RESOLVED that the city administration is requested to evaluate and bring back for
city council consideration proposals including, but not limited to, the following:

(a) Proposals for simplifying and modernizing zoning regulations, including:
(1) Recommendation to reduce or eliminate overly complex and time-consuming standards

within the UDC to make the development process more predictable and efficient for developers, thereby
allowing for more efficient use of city staff time in review and approval processes.

(2) Recommendation to expand "by-right" development opportunities for a wider range of

City of Duluth Printed on 12/17/2025Page 1 of 2
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File #: 25-0520R, Version: 1

housing types, ensuring that projects strictly conforming to objective standards can proceed without
discretionary review or special approvals from the planning commission or city council.

(b) Proposals to increase housing density and diversity, including:
(1) Recommendation related to allowing for increased height and density in appropriate

areas, particularly along transit corridors and in mixed-use zones, to maximize development potential and
accommodate more housing units.

(2) Recommendation relating to facilitating the development of "missing middle" housing
types, such as duplexes and townhomes, by permitting them by-right in more residential zones and
simplifying associated development standards, including clarifying zero-foot setbacks for shared walls.

(3) Recommendation promoting high-density, low-rise housing options in suitable
neighborhoods to provide diverse housing forms that contribute to vibrant walkable communities.

(4) Recommendation relating to expedited review processes or additional by-right
considerations for housing developments that include affordable units.
(c) Proposals to implement modern zoning tools and streamlining processes, including:

(1) Recommendation related to transitioning existing "Form Districts" to "Main Street
Districts" or similar designations that encourage mixed-use, pedestrian-friendly development with a clear
emphasis on ground-floor commercial spaces and upper-story residential units, as well as limiting Vacation
Dwelling Unit (VDU) development.

(2) Recommendation relating to simplifying height and setback restrictions across various
residential and mixed-use districts to provide greater flexibility for developers while maintaining appropriate
urban design standards.

(3) Recommendation to evaluate and potentially eliminate confusing or overly burdensome
provisions, such as certain Planned Unit Developments (PUD), where standard zoning regulations can
achieve similar or better outcomes with less administrative complexity.

(4) Recommendation to Implement modern zoning tools like Transit-Oriented Development
(TOD), by establishing targeted zoning overlays or districts that encourage higher-density, mixed-use
development within a half-mile radius of major transit stops.

(d) Proposals to enhance efficiency and predictability, including:
(1) Recommendation to reviewing and update the entire Unified Development Chapter to

reduce duplication, simplify language, and ensure consistency, thereby making it easier for developers and
staff to navigate.

(2) Recommendation to establish clear and objective criteria for administrative approvals for
a broader range of housing projects, thereby reducing the number of projects requiring formal Planning
Commission and City Council review and expediting timelines.

BE IT FURTHER RESOLVED that the city administration is requested to engage with residents,
developers, the Affordable Housing Coalition, and other stakeholders to gather input and ensure that proposed
changes promote efficiency while supporting vibrant, diverse neighborhoods that balance growth within our
community.

BE IT FURTHER RESOLVED that the city administration is requested to present its findings and
specific recommendations, including any necessary amendments to the city’s Unified Development Chapter or
administrative procedures, to the council for further consideration within 150 days from passage of this
resolution.

STATEMENT OF PURPOSE: The purpose of this resolution is to affirm the city of Duluth’s commitment to
expanding housing supply and diversity across all neighborhoods and income levels. By modernizing and
streamlining our zoning and development codes, the goal is to remove unnecessary barriers that delay or
complicate housing production, promote innovative and inclusive housing solutions, and foster thriving,
connected communities. This resolution requests that the city administration undertake a comprehensive
review and propose thoughtful amendments to the city’s land use regulations-grounded in community
engagement and best practices to create a more predictable, efficient, and equitable development process.
Through these efforts, Duluth will cultivate a culture of growth, diversity, and housing opportunity that meets
the needs of all residents today and in the future.
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SURVEYOR'S NOTES
1. PORTION OF LOTS 70, 72 AND 74, DULUTH PROPER FIRST DIVISION, EAST FIFTH

STREET CONDEMNED BY THE CITY OF DULUTH FOR SLOPE EASEMENT PER
INSTRUMENT RECORDED IN THE OFFICE OF THE ST. LOUIS COUNTY RECORDER
ON MAY 10, 1890 IN BOOK C OF CONDEMNATION PLATS, PAGE 211.

2. THIS IS NOT A BOUNDARY SURVEY.

I hereby certify that this survey, plan, 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.

______________________________ David R. Evanson
DATE:11-11-2025    MN License #49505

PHONE: 218-727-5211
LICENSED IN MN & WI

WWW. ALTALANDSURVEYDULUTH.COM

ALTA
LAND SURVEY COMPANY

DATE:11-11-2025 JOB NO:24-048

ADDRESS:EAST 5TH STREET
DULUTH, MN 55805

SHEET 1 OF 1

CLIENT:ONE ROOF COMMUNITY HOUSING REVISIONS:

VACATION EXHIBIT

Approved by the City Engineer of the
City of Duluth, MN this______day
of_______20__

By____________________________

LEGAL DESCRIPTION OF SLOPE EASEMENT VACATION

All that part of Lots 70, 72 and 74, DULUTH PROPER FIRST
DIVISION, EAST FIFTH STREET, according to the recorded plat
thereof, St. Louis County, Minnesota described as follows:

Commencing at the North most corner of said Lot 74; thence on
an assumed bearing of South 41 degrees 37 minutes 52 seconds
West, along the Southeasterly right of way line of said East Fifth
Street 35.11 feet to the point of beginning; thence continue South
41 degrees 37 minutes 52 seconds West, along said
Southeasterly right of way line 75.11 feet; thence North 52
degrees 56 minutes 25 seconds East 10.20 feet to the
Southwesterly line of said Lot 72; thence North 46 degrees 25
minutes 19 seconds East 25.14 feet; thence North 36 degrees 50
minutes 23 seconds East 25.14 feet to the Southwesterly line of
said Lot 74; thence North 34 degrees 02 minute 10 seconds East
15.13 feet to the point of beginning.  Said parcel contains 178
square feet.
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This petition is supported by a majority of the person(s) who own a majority of the lineal frontage of the 

land abutting upon the portion of the public easement proposed to be vacated.  A copy of the signature of 

these persons is attached hereto and made a part hereof.2 

The petitioner(s) agree to provide the city with a plat of the easement(s) as required by Section 50-37.6B(3) 

of the Duluth City Code upon approval of the vacation.  We understand that the vacation cannot occur 

without the submission of the required plat.  We understand that the cost of producing the plat is the 

responsibility of the petitioner(s).  We also understand that the approval will lapse and be of no effect if 

the plat and clerk certification is not recorded with the county recorder within 90 days after final approval. 

                           

Signature(s):_________________________________________________________________ 

  ___________________, as ________________ 

                        of St. Mary’s Medical Center 

 

Date:       ______________, 2025. 

 

Notice:  This is public data. 

  

 
2 If a property is owned in joint tenancy or by tenants in common, each individual with an ownership 

interest will be counted to determine if a majority of owners have signed the petition.  An owner cannot sign for 

another owner unless legally authorized to do so, i.e. power of attorney, trustee, or court approved guardianship 

or conservatorship. 

December 2

Vice President, Finance



Lots 70, 72 and 74,

DULUTH PROPER,

1ST DIVISION, EAST

FIFTH STREET





A NEW SURVEY IS IN PROCESS. WE
WILL REPLACE THIS WITH THE
UPDATED SURVEY AS SOON AS WE
HAVE IT, LIKELY THIS WEEK.
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SURVEYOR'S
NOTES1. VACATION OF FARRELL ST ALSO KNOWN AS

WATER STREET PERDOCUMENT NO.
627357.2. THIS SURVEY HAS BEEN PREPARED WITHOUT

BENEFIT OF A TITLECOMMITMENT OR TITLE OPINION. A TITLE
SEARCH FOR RECORDEDOR UNRECORDED EASEMENTS WHICH MAY
BENEFIT OR ENCUMBERTHIS PROPERTY HAS NOT BEEN COMPLETED BY
ALTA LAND SURVEYCOMPANY. THE SURVEYOR ASSUMES NO
RESPONSIBILITY FORSHOWING THE LOCATION OF RECORDED
OR UNRECORDEDEASEMENTS OR OTHER ENCUMBRANCES NOT
PROVIDED TO THESURVEYOR AS OF THE DATE OF
THE SURVEY.3. BEARINGS ARE BASED ON THE ST. LOUIS

COUNTY TRANSVERSEMERCATOR COORDINATE SYSTEM OF
1996. (NAD 83 2011)4. BUILDING DIMENSIONS SHOWN ARE FOR

HORIZONTAL & VERTICALPLACEMENT OF STRUCTURE ONLY. SEE
ARCHITECTURAL PLAN FORBUILDING FOUNDATION
DIMENSIONS.

I hereby certify that this
survey, plan, 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.______________________________
David R. Evanson DATE:11-24-
2025 MN License #49505

PHONE:
218-727-
5211

LICENSED IN MN & WI
WWW.
ALTALANDSURVEYDULUTH.COM
LAND SURVEY COMPANY

ALTA

DATE:11-24-2025 JOB
NO:25-352

ADDRESS:702 S
63RD AVE W,DULUTH,
MN 55807

SHEET 1
OF 1

CLIENT:Theresa Corey REVISIONS:

CERTIFICATE OF SURVEY

LEGAL DESCRIPTION PER DOCUMENT
NO. 1509477Lots 29 and 30, Block 24, Re-arrangement of

Block 24 HuntersGrassy Point Addition to
Duluth.LEGAL DESCRIPTION PER CERTIFICATE OF

TITLE NO. 5301Lot 31 RE-ARRANGEMENT OF BLOCK 24
HUNTERS GRASSYPOINT ADDITION TO

DULUTHLot 32 RE-ARRANGEMENT OF BLOCK 24
HUNTERS GRASSYPOINT ADDITION TO

DULUTH
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