
Documentation of Public Notice 



March 18, 2025 

RE:   Public Hearing Notice for a UDC Map Amendment/Rezoning on Woodland Ave, from R-1 to R-P, by City of Duluth 
(PLUMA-2502-0001) 

Dear Neighbor, 

This letter is to inform you of a proposal for a site near your property. State statute requires that the City provide 
written notice to property owners within 350 feet of a project area when certain zoning applications are submitted. If 
you have tenants at a property near the proposal, we also ask that you share this letter with your tenants. 

The City is proposing a UDC Map Amendment (rezoning) along Woodland Ave, between Hartley Rd to Minneapolis Ave, 
from Residential Traditional (R-1) to Residential Planned (R-P), as shown in the attached map. This rezoning is consistent 
with zoning already in place to the east and west of this area. The City’s review of this project is to ensure it complies 
with the City’s regulations as established in the Unified Development Chapter (Legislative Code Sec. 50-37.3). 

This matter is scheduled to be reviewed by the Planning Commission at 5:00 pm, on Thursday, March 27, 2025, in Rm 
330 at City Hall. If you wish to speak on this item you must do so in person or send comments to 
planning@duluthmn.gov or 411 West First Street, Room 160, Duluth, MN 55802. 

A previous version of this letter was sent to you that erroneously stated the day of the week and location the meeting is 
to be held. The correct meeting date, time and location is 5:00 pm, on Thursday, March 27, 2025, in Rm 330, as stated 
above. 

Please note that staff reports on agenda items, including more detailed information such as public agency comments 
and staff conclusions, are typically available on the Planning Division’s Web Site at http://www.duluthmn.gov/boards-
commissions/planning-commission/ about 5 or 6 days before the Planning Commission meeting. 

If you have any questions or would like more information, please send an email to jmozol@duluthmn.gov or 
planning@duluthmn.gov, or call 218-730-5331. 

Respectfully, 

Jason Mozol 
Planner II 

Attachment: Area Map 

mailto:planning@duluthmn.gov
http://www.duluthmn.gov/boards-commissions/planning-commission/
http://www.duluthmn.gov/boards-commissions/planning-commission/
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Additional Information from Applicant 
for PLUMA-2502-0001 

 
 

 
 
 
 
 
 
 
 
 
 



  

Titanium Partners, LLC 
1330 E Superior Street, Suite 202 ∙ Duluth, MN 55805 ∙ (218) 461-4344 

 

  
3/24/2025 
 
 
 
Jason Mozol 
Planner II City of Duluth 
411 West 1st Street, City Hall Rm 160 
Duluth, MN 55802 
 
RE: Response to Rezoning Application Staff Report 
  
Dear Jason: 
 
In response to the recently received Staff Report and the included community letters from City 
of Duluth Planning & Development Division, we think it is important to offer the following 
clarifications. 

 
 

1. In response to the concern about increased traffic: 
a. Recent County improvements made on Woodland Ave included city input. 
b. A left turn lane was added at the proposed project site in anticipation of future 

development 
c. Proposed development will exit onto Woodland Ave similar to Minneapolis and St. 

Paul Avenues . 
d. Current Traffic count is 9,000+ cars per day on Woodland Avenue.  An addition of 

approximately 150 car trips / day from this development is not considered a 
significant additional amount. 

 
2. Environmental Concerns: 

a. The project is required to meet the storm water section of the UDC.  Runoff for 
1,10 and 100yr events can not exceed predeveloped conditions. 

3. Rezoning from R-1 to R-P: 
a. R-P will be less disturbance to the site, storm water, habitat, and infrastructure 

than R-1 due to a consolidation of multiple units into less buildings as opposed 
to the requirements to create multiple single family lots. 

 
 

4. Market: 
a. The proposed development price point has not yet been established but the 

intention is to primarily be affordable housing opportunities for empty nesters 



  

Titanium Partners, LLC 
1330 E Superior Street, Suite 202 ∙ Duluth, MN 55805 ∙ (218) 461-4344 

 

interested in selling their single family homes, thereby opening up housing stock 
for families.   

b. The price point is intended to be more affordable and in the range of  the cost of 
a new starter home, not luxury condos. 
  

5. Wildlife habitat : 
a. The R-P zoning change actually allows for the preservation of more of the 

existing forested areas than a R-1 development would. 
6. Developer’s plan to finish the project:’ 

a. Titanium Partners  is a local company that has a proven track record of 
successfully completing both residential and commercial development projects in 
the City of Duluth. 

7. Pedestrian safety and trail access: 
a.  Most trails that connect to the Hartley Nature Center area are on City of Duluth 

property and will not be affected.  Development will include new trail connections 
to existing city property. 

8. Connection to Allendale: 
a.  COD’s UDC states development shall plan for connectivity to existing 

neighborhoods.  In coordination with Planning staff a pedestrian path/trail meets 
that requirement.  Neither the COD or developer desire Allendale road to be 
connected to be extended to the site. 

9. Project Development Density: 
a. The project fits within the long range plan to provide housing options of various 

densities along major transportation routes. 
10. City utility infrastructure: 

a. The proposed development fits within the guidelines for existing utility 
infrastructure 

 



Additional Comments Relating to 
PLUMA-2502-0001 

 
 

 
 
 
 
 
 
 
 
 
 



3/24/25, 9:20 AM 

• Outlook

Mail - Jason Mozol - Outlook 

Sent: Friday, March 21, 2025 6:10 PM 

To: planning <planning@DuluthMN.gov> 

Cc: Council <Council@duluthmn.gov> 

Subject: Titanium Partners Rezoning -PLUMA 2502-0001 

Hello, Commissioners: 

I urge you to consider the following regarding the Titanium Partners rezoning application: 

Titanium Partners seeks to rezone an 8-acre parcel off Woodland Avenue from R-1 to R-P. Two 30-unit 

condo buildings are proposed for this parcel. The area is designated in the city's land use plan as 

appropriate for low-density traditional neighborhood development. The uses allowed in an R-P zone 

with R-1 underlying zoning is misunderstood by Titanium Partners.

The idea behind the R-P zone is to allow for a development project to make several adjustments to the 

requirements of the underlying zoning district. The adjustments are limited to the following(50-14. 7 .1 ): 

-Building Distance from property lines

-Building Lot frontage

-Building Lot area, general

-Building height

-Parking

-Landscaping

-Street cross-section

These "modifications", if any, are included in a "Regulating Plan" that also describes how the 

development project meets at least 3 of the priorities of an R-P zone district as described in Part C: 

Modifications. 

The Titanium proposal seeks an "end run" around the uses allowed in the existing R-1 zone(the 

underlying zone) by proposing a high-density multi-family development. However, the modifications 

allowed by the R-P ordinance simply don't include allowed uses. Therefore, only uses already allowed in 

the underlying R-1 zone can be part of an RP zone. 

The proposal narrative notes that allowable uses include multi-family. However, this is only true if the 

underlying zoning allows multi-family, which is not an allowable use in an R-1 zoning district. 
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3/24/25, 11:21 AM 

• Outlook

Mail - Jason Mozol - Outlook 

Sent: Monday, March 24, 2025 10:43 AM 

To: planning <planning@DuluthMN.gov> 

Subject: Woodland Development zoning change proposal 

Hello, 

I live on Butte Avenue in Hunters Park. I am very familiar with the property that the developer is 
asking for a zoning change. 

I will not be attending the meeting regarding that zoning change for the development of the 
condos, but I'm also a bit confused about exactly when it will be. It keeps changing. 

In any case, I do want to register my concerns. I am conditionally in support of the zoning 
change to multi family, because we need more multi family housing in Duluth, and in 
Woodland, and the project will likely result in the retention of the woods buffer between the 
houses on Minneapolis Ave and the buildings. I'm also not particularly concerned about traffic, 
unless the "trail" that they are proposing morphs into another entrance at Wadena/
Allendale. Increased traffic downhill as a way to avoid turning left onto Woodland in the 
mornings cannot be accommodated on Minneapolis or St. Paul Avenues. 

I also have concerns about impervious surface/parking lots, and its proximity to the wash 
that flows into Tischer Creek, which flows along the western side of the property. How big will 
the parking lots be? Will they be using asphalt or something else? 

Also, these should not just become another place for vacation rentals. I'm not sure how 
likely that is, but the last thing this city needs is more of that nonsense. 

Any zoning change should be contingent upon agreements about vacation rentals and ensuring 
no run off into Tischer. 

Thanks for your attention, 

Heidi Bakk-Hansen 
2308 Butte Ave 
Duluth MN 

https://outlook.office365.com/mail/inbox/id/AAQkAGVhMzA5YzNjLTFiYTAtNDdkOC05NGI0LTU2NmE2OTUyYTNkMAAQAKBEjRWKTbpHstT2ktbCZ9... 1/1 





3/24/25, 9:00 AM 

• Outlook

FW: Woodland condo development 

To

Mail - Jason Mozol - Outlook 

Sent: Sunday, March 23, 2025 5:47 PM 

To: planning <planning@DuluthMN.gov> 

Subject: Woodland condo development 

Hello 

I am writing as a neighbor of the proposed condo development on Woodland Ave across from Hartley. 

I am in support of the development. We need all the housing we can get in Duluth, to help grow our 

population and workforce and broaden the tax base. 

The developer is local and wants to invest in our community. My understanding is that the project will 

maintain the wooded character of the lot, and benefit from being near Hartley and other trails. 

I am not concerned about traffic or any other issues. I look forward to living near this development. 

Thank you 

Elena Foshay 

Morley Heights 

https://outlook.office365.com/mail/inbox/id/AAQkAGVhMzA5YzNjLTFiYTAtNDdkOC05NGI0LTU2NmE2OTUyYTNkMAAQAGM9FWHq621MuB%2BOA... 1/1 





3/19/25, 3:24 PM 

• Outlook

Mail - Jason Mozol - Outlook 

First Name 

Janice 

Last Name 

Hille 

 

https://outlook.office365.com/mail/inbox/id/ AAQkAGVhMzA5YzNjL TFiYTAtN DdkOC05NGI0L TU2NmE2OTUyYTNkMAAQAJiLXfytrQxBtmq2cNejkUs%3D 1 /2 

Hello: I'm just writing to voice opposition to rezoning the 2732 

Woodland Avenue property from R1 to R-P. While some argue that 

we need housing, it doesn't appear that this is the first-time home 

buyer housing people suggest we need. I feel strongly that rezoning 

sets a precedent that the zoning code is only a suggestion, not a 

requirement. I value some of the green space we have in the city 

and don't think we should aspire to fill every corner as soon as 

possible. P.S., this is not in my backyard - I am at 1002 Grandview., 

in the east hillside. 



3/25/25, 10:35 AM 

• Outlook

Mail - Jason Mozol - Outlook 

FW: Woodland Condos 

Sent: Monday, March 24, 2025 4:55 PM 

To: planning <planning@DuluthMN.gov> 

Subject: Woodland Condos 

Dear folks: 

I got a flyer in my mailbox today encouraging me to "email my concerns" to this email address. I 
live at 2230 Woodland Ave., and have been living here since August, 1979, so 45 1/2 years. 

I have nothing against the condos. I love woods more than most anyone else, but I recognize 
that this is private property, and Duluth surely needs housing! I would have preferred if it were 
affordable housing, but I recognize that folks moving into upscale condos might be freeing up 
middle-income housing, which might free up some affordable housing as folks move on up. 

One "concern" I have is that the folks behind the flyer I got, would deny to others what they are 
enjoying, housing in what once was woods in this beautiful neighborhood. I also am concerned 
that they make a big deal about the "well used path" that goes through the property. Surely this 
was not a path when the Archer brothers lived there, and was just made by locals 
trespassing on private property after those Archer houses were removed. 

We can all be thankful for Hartley Park, and hope that Duluth is sufficiently wise to maintain 
and improve it. 

Thanks for all the work you folks put in trying to do what is best and right! 

Tim 

Timothy B Holst 

Professor Emeritus of Geology 

University of Minnesota Duluth 
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3/23/25, 7:54 PM 

• Outlook

Mail - Jason Mozol - Outlook 

Re: UDC Map Amendment for a Rezone from R-1 to R-P at 2732 Woodland Ave by FORCE 1 LLC 

Date Sun 3/23/2025 11 :52 AM

23 March 2025 

To the Planning Commission, Re: 2732 Woodland Avenue rezoning: 

Duluth has a housing crisis. Our city has been stuck with a population in the 80,000 range 
for the past 30 years contrasted with growth in all surrounding communities. Duluth 
additionally has very low turnover in existing housing stock impacting those entering, 
upgrading, or downsizing homeownership. Having the oldest housing stock in the state 
doesn't help either. As an older person looking to downsize, where would I go to find 
accessible living in outdoor accessible space? 

Attitudes in our community about home development also impact our growth. Of course, 
there have been economic restrictions on growth but equally difficult is an historically 
negative view of new housing development in Duluth. It is well known inside and outside 
of our community: we have a reputation for being unfriendly to development. I know first­
hand, since my husband, George, was involved in developing property in Duluth for his 
60-year career. The recent petition drive against development in Woodland is an example 
of Duluth's storied NIMBY behavior. These attitudes have created the housing crisis 
Duluth now faces.

I have a personal interest in the proposed development at 2732 Woodland Avenue. My 
husband and I purchased the property from Hartley Nature Center when the Center, for a 
variety of very good reasons, decided it had no use for it. George and I were excited 
about the possibilities associated with these 8+ acres. Its size and "insulated" nature well­
separates it from surrounding houses, making it ideal for a self-contained 
development. We worked on a number of plans, including "condominiumized" housing 
ideas platted by Kent Worley, Landscape Architect to preserve the existing woods. Each 
approach reflected the best use of this land as well as the preservation of its best features 
- vistas and woods. When George became ill, he and I felt that we didn't have the energy
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3/26/25, 10:30 AM 

• Outlook

FW: 60 condo unit 

Mail - Jason Mozol - Outlook 

Sent: Tuesday, March 25, 2025 7:57 PM 

To: planning <planning@DuluthMN.gov> 

Subject: 60 condo unit 

I oppose this project because of the 
Increased water run off in Tisser creek which causes erosion and flooding in the yards of homes 
which boarder the creek. 
Allowing this project and allowing additional development above the dam in Hartley field will 
increase flooding and erosion on the lots on the creek below the condo project. This will mean 
that the bridges will have to be rebuilt to accommodate the additional water run off. 
Why should the tax payers in woodland be assessed additional amounts of money because of 
the granting of the condo project developement above heartily and bridge replacement? 
The additional salt will enter Tissue creek which comes from salting the roads and parking lots 
of this project. 
The additional traffic on woodland avenue overloads the already busy road. 
The 60 unit condo defeats the intent of the covenants of the subdivisions of glen avon as they 
were put in place to provide an individual family setting and not a high rise apartment like 
building. 
Why should this land be developed? 

https://outlook.office365.com/mail/inbox/id/AAQkAGVhMzA5YzNjLTFiYTAtNDdkOC05NGI0LTU2NmE2OTUyYTNkMAAQAEPuTau4r8BMn29bLy8kwB... 1/1 



3/25/25, 10:36 AM 

• Outlook

FW: Woodland Condos 

Mail - Jason Mozol - Outlook 

Sent: Monday, March 24, 2025 5:24 PM 

To: planning <planning@DuluthMN.gov> 

Subject: Woodland Condos 

We live at 2135 Woodland Avenue. We are extremely concerned about the possibility of a 
change in zoning to allow condos to be built near Hartley Nature Center. There are so many 
reasons that this is a bad idea. 
The traffic on Woodland is already infamously bad ... too fast, too dangerous, and too loud. 
Foremost is the law. What is the purpose of building codes? The overcrowding of the area 
which would result would certainly not warrant an exception to the rules. 
We would be losing another Duluth neighborhood ... especially the homes abutting this 
monstrous development...homes on Wadena St. and Minneapolis Avenue ... all of whom could 
look forward to a precipitous drop in home values. 
How many of these condos would end up being rental units? AirBnbs? Student rentals? 
There would be an horrific wildlife and forest degradation including removal of a vital bird 
habitat. 
In short, the entire environment of the Woodland area will be negatively affected. 
I strongly hope there is some wisdom involved in this important decision. 
Thank you 
Richard L. Kronzer 

https://outlook.office365.com/mail/inbox/id/AAQkAGVhMzA5YzNjLTFiYTAtNDdkOC05NGI0LTU2NmE2OTUyYTNkMAAQALS0ynK2LnlHnb8j%2BBtUo... 1/1 



3/25/25, 10:38 AM 

• Outlook

FW: Luxury condos in woodland 

Mail - Jason Mozol - Outlook 

Sent: Monday, March 24, 2025 8:19 PM 

To: planning <planning@DuluthMN.gov> 

Subject: Luxury condos in woodland 

Hello, 

I am a resident of Duluth and live in the Woodland neighborhood. I'm emailing you today to ask 
that you say No to the condos that are proposed to be built across from Hartley nature center in 
Woodland. Specifically at 2732 Woodland Ave. 

Woodland is a beautiful neighborhood full of stately older homes, and has tons of people 
walking the paths, sidewalks, and trails in and around Hartley nature center daily. I see so 
many wild animals in the woods up here, many of whom take a path to Hartley right through the 
land where the proposed condos are located. 

These condos not only do not belong in this neighborhood, but they would be a huge 
disturbance and disruption to what makes this area so peaceful and unique. Besides that the 
last thing the road around Hartley nature center needs is more traffic. The road was just 
converted to one lane in each direction, when it was previously two. It makes it more pedestrian 
and snow plow friendly, but it has changed the pace of traffic during all hours of the day. Why 
would we now want a multi-unit housing development to congest the traffic right in the middle of 
this new traffic pattern? 

On top of the myriad of practical reasons that I, and many other members of my neighborhood 
can tell you about, please consider that this a neighborhood that is beautiful because of the 
nature that surrounds it. Mowing down a forested hillside for condos is both ugly and unwanted. 

Please, do not take the woods out of Woodland. Preserve our neighborhood, and it's natural 
beauty. There have to be plenty of other spaces to choose from for condos that don't feature as 
a major visual staple in Woodland. I get that that hillside has a desirable view of Hartley, but 
only a limited number of families or individuals would get to enjoy it. For the rest of us, it would 
be an eye sore and a disruption to the beauty and charm that led us to move to this 
neighborhood in the first place. Don't urbanize woodland with condos. It's not beneficial to 
anyone. 

Please, say No to the condos in Woodland. 

Thank you for your time, 
Libby Anderson 
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3/24/25, 9:14 AM 

• Outlook

FW: Condos on Woodland Ave 

Mail - Jason Mozol - Outlook 

Sent: Saturday, March 22, 2025 10:47 AM 

To: planning <planning@DuluthMN.gov> 

Subject: Condos on Woodland Ave 

We don't need more luxury housing destroying the natural beauty. We need more 
affordable housing in every single other part of Duluth. Don't degrade the nature center to 
make apartments half the city won't be able to afford. 

Alex Pilon

https://outlook.office365.com/mail/inbox/id/AAQkAGVhMzA5YzNjLTFiYTAtNDdkOC05NGI0LTU2NmE2OTUyYTNkMAAQAFS4sD4RyuVNrz73K5Zvfig... 1/1 







3/24/25, 9:02 AM 

• Outlook

Mail - Jason Mozol - Outlook 

Sent: Sunday, March 23, 2025 9:33 AM 

To: planning <planning@DuluthMN.gov> 

Subject: Support for proposed condos across from Hartley 

I received a flier in my mailbox encouraging me to voice opposition to the proposed condos 
across from Hartley at 2732 Woodland Ave, but I disagree with this group's stance. Fortunately, 
they included the email address for the Duluth Planning Commission so now I can email and 
show my support for this project. 

I have lived in Woodland at 240 W Faribault St. for 24 years and I support this project. I think it 
will be a great way for older adults to stay in the neighborhood, move into maintenance-free 
housing, and open up their homes for young families to purchase. Many people who live in the 
neighborhood cannot imagine moving away because it has the perfect mix of amenities. Having 
these condos in the neighborhood will be a great option for people to stay in the neighborhood 
while they downsize. Plus, selling their homes to younger families will help keep the 
neighborhood vibrant and potentially increase the odds of gaining another restaurant or store 
near the intersection of Woodland and Calvary. 

I appreciate that the developer has mapped out positioning of the condo buildings that will 
require very few trees to be removed and will allow a feeling of privacy for neighboring houses 
and the condos. I am not concerned about additional traffic because I think it will be 
negligible, plus it will be positioned on a bus line. In other neighborhoods, people have 
expressed fears of unmanageable traffic with housing developments &/or restaurants but these 
fears have proven unfounded in nearly every situation. Condos will add significantly less traffic 
than a retail store or restaurant. 

Thanks to the Duluth Planning Commission for continued support of smart, reasonable, and 
responsible developments that keep our city vibrant and livable. 

Christopher Thorson 
240 W. Faribault St. 
Duluth, MN 55803 

https://outlook.office365.com/mail/inbox/id/AAQkAGVhMzA5YzNjLTFiYTAtNDdkOC05NGI0LTU2NmE2OTUyYTNkMAAQAKVCoWCig5xDsBoXLb7Pb... 1/1 

























Dear Planning and Development

Our family has lived in Woodland since 1975.  Our first home was on East Mankato.  In 1986 we
moved to East Anoka St. to have a home that would accommodate our growing family.  Because
we loved the Woodland area, we decided we did not want to move out of Woodland.   As we have
aged, we knew we would need to consider modifying our current home or move.  After much
consideration and discernment, we decided to remain on East Anoka and make a few
modifications so we could continue to age in place in the neighborhood we love.

A few months ago, we learned about the proposed rezoning of the section of Woodland next to
the Woodland Community Center/Fryberger Hockey Arena and across from the Hartley Nature
Center.   We are extremely concerned about this proposed development for a multitude of
reasons related to public safety, neighborhood integrity and environmental issues. 

Safety concerns

+ Woodland Ave. is the main entry/exit for residents in Woodland and beyond.  Last summer it
had an extensive repair/remodel which reduced the size from a two-lane road in each direction to
a one lane road.  As we understand the proposed plan, there will only be one entry/exit driveway/?
road in and out of the proposed development.  It appears this is planned to connect with
Woodland slightly above a particularly hazardous curve in the road.  We estimate the new
development will add 60 to 120 additional vehicles to the area which will all be entering or exiting
onto Woodland.  We don/t know if there will be children/families in these Condos but if so, we are
concerned about safety of children utilizing school buses and also about other residents that may
choose to use city buses.

+ Who will be responsible for snow removal on the new entry road, the sidewalk below the
complex and the bus boarding areas.  Will there be a crossing signal allowing people to cross
Woodland at the site?  The sidewalk below the proposed area is not always plowed adequately so
pedestrians often walk in the street which is very dangerous.  Only having one entry/exit road
could pose problems.  Woodland often gets a huge amount of snow.  People who live in
Woodland have learned which alternate roads to take when driving is hazardous.  For example,
our home has at least three alternate streets we can take to get to our home if the weather is bad.
The new complex would be compromised if they only have one entry/exit road.

+ Fire/Emergency responders - Is the city Fire Department prepared and is staffing adequate to
provide services to the increased population and the three-story buildings?

Environmental concerns

+ Increase in rainwater runoff due to increased asphalt/concrete/buildings.  Instead of being
absorbed by vegetation, rainwater will cascade down the hill into the roadway eroding the hillside
along the way and leaving massive debris on the sidewalk and road. It’s hard to imagine that
parking for this project can be developed without cutting an extensive number of trees, taking the
wood out of Woodland.



+ Noise pollution during construction and from the increased number of residents/cars in a
congested complex.  We imagine there will need to be some blasting during construction as the
hill is a rocky outcropping.  As proposed this project is going to spread out over several years
extending the amount of time alternate routes will be needed.  When the Woodland repair was
done last summer it created dangerous situations for the streets used as detours.  Increased
traffic and persistent speeding by drivers endangered the neighborhoods children.

+ Increase in CO exhaust from cars.  Increased congestion, particularly during commute times.

+ Light pollution.  This complex will be built on the top of a ridge across from Hartley Park.  This
part of Woodland has been appreciated as an area where people can enjoy the dark sky attributes
and nighttime wildlife.  Not only will the new complex add a substantial amount of extra light but
because it is on a hill it will act as a beacon.

+ Loss of habitat for deer, geese/migrating birds, raccoons, fox, bats, turtles, bears, butterflies
etc.  The added noise, light and air pollution from the 60+ congested units will negatively impact
our wildlife.  We are concerned that it could have a disrupting effect on migration routes.

+ Is this project subject to an environmental impact statement?  If so, has one been done?

Neighborhood Integrity

+ Who is responsible for the costs of bringing water, gas, sewer, electricity to the new complex?
Will there be assessments made to Woodland residents?

+ Loss of green space and historic land.  We have watched as the Woodland neighborhood
slowly had slices of green spaces, developed and removed from public use.  Woodland residents
are proud of our neighborhood and particularly our green spaces.  Much of them were gifted to the
people of Duluth by G.G. Hartley to be used for public recreation and the common good in
perpetuity.   We are the guardians of these precious spaces.  We have a duty to honor Mr.
Hartley’s incredible gift by preserving the integrity and the unique characteristics of the
neighborhood. Woodland has the look and feel of a small town, yet it is just minutes away from
vital small businesses and services (Fire Station, grocery, hardware, restaurants, churches, gas
station, bank, laundromat, hair salon and even a golf course).

+ As we have seen in other areas of Duluth, too frequently projects like this one, promise to bring
in much needed housing options to a neighborhood.  We understand like many cities, Duluth is in
need of additional housing.  A major problem, however, is that what is being built tends to be
housing for the wealthy, not low or middle- income people.  Middle income people cannot afford a
$600,00 or higher home.
Another problem is the purchase of available housing by out of city or out of state people who
snatch up desirable housing units but often do not actually live here as a Duluth resident.  They
use these homes as 2nd or 3rd homes and often operate them as rental, Air B and B or similarly
operated enterprises. This type of behavior does not add to a neighborhood as the owners do not
really want to be long-term or permanent residents.



Summary

+ Woodland was built to be a neighborhood of overwhelmingly single- family houses.  When the
1918 Fire hit the area many Woodland people were killed and homes destroyed.  During the fires,
neighbors helped other neighbors escape to safety. Some people stayed behind, tying themselves
to their chimney so they could continue to spray water on their and their neighbors’ homes to save
them.  After the fires, the people of Woodland courageously remained and rebuilt their single-
family homes. To our knowledge we have only one or two apartment style complexes in
Woodland to this day.  We are concerned that the zoning change for this one project, from
residential single to residential planned will open the door for many more such endeavors.  We
strongly object as this will destroy the peaceful character of Woodland.  We ask that it be allowed
to remain a neighborhood of primarily single- family homes - not a compound of gigantic
monolithic buildings.

Sincerely,

Ramona and Gary Kruchowski

109 E. Anoka St.

Duluth



4/7/25, 9:33 AM Mail - Jason Mozol - Outlook 

• Outlook

FW: Woodland housing development 

Woodland rezoning public comment 

Subject: Woodland housing development 

I live a few blocks from the proposed housing development across from Hartley park. Should 
this pass, please ask the developer create a public space within the property, where neighbors 
can still enjoy a view of Lake Superior and connect with nature and each other. Currently, the 
area is home to owls, deer and bear. I will cherish the memory of this, should they be 
displaced, and hope for a connection with any potenial new neighbors. 

Please also keep in mind the impact of increased traffic on quality of life. The Woodland Ave. 
traffic was re-routed onto my street during reconstruction, degrading air quality and pedestrian 
safety and elevating noise and light pollution. 

Thank you for considering my point of view. Kathleen Peippo 
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4/21/25, 9:09 AM 

• Outlook

FW: Woodland condo concerns 

Mail - Jason Mozol - Outlook 

Woodland rezoning public comment 

Sent: Friday, April 18, 2025 5:25 PM 

Subject: Woodland condo concerns 

Hello again. I continue to have concerns about the Woodland development planned for my 
neighborhood. In addition to the footprint of the buildings themselves, trees will be impacted by 
utiltiies: water, sewage, gas lines, electric lines and fiber optics. Even if trees are not cut down, 
root systems can be harmed by how the work is done, ultimately killing or weaken the trees left 
in the area. Thank you for considering my concerns. Kathleen Peippo 
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