
 
File Number  PLUMA-2503-0003 Contact  Natalie Lavenstein, nlavenstein@duluthmn.gov 

Type  UDC Map Amendment-R-1 to R-P Planning Commission Date  June 10, 2025 

Deadline 
for Action 

Application Date  May 16, 2025 60 Days  July 15, 2025 

Date Extension Letter Mailed  May 16, 2025 120 Days  September 13, 2025 

Location of Subject  3901 E Superior St 

Applicant  SAS+ Associates Contact  Luke Sydow 

Agent  Northland Country Club Contact  Tony Yung 

Legal Description  010-2710-03550, 010-2710-03500, 010-3275-00032 

Site Visit Date  May 29, 2025 Sign Notice Date  May 26, 2025 

Neighbor Letter Date  May 19, 2025 Number of Letters Sent   42 
 

 

 
Summary of Code Requirements  

 UDC Sec. 50-14.7.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 regulating plan per Section 50-37.11. that governs the uses, 
location, density, dimensional standards and character of the proposed project.  

 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  
Applicant is requesting a UDC Map Amendment (rezoning) from R-1 to Residential-Planned (R-P) to construct 11 
townhomes (22 units total), 4 lots for single family homes (4 units total), and 2 bed and breakfast sites (4 units total). 
 
Staff Recommendation  
Staff recommends 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-1  Golf Course  Open Space, Traditional Neighborhood 
North  R-1  Gold Course  Open Space 

South  R-1  Residential  Traditional Neighborhood 
East  R-1  Country Club  Open Space  
West  P-1  Residential/ Church  Traditional Neighborhood 



 
 

 

Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 
Governing Principles 
Governing Principle #8 – Encourage mix of activities, uses, and densities.  
Cities have evolved to be a mix of land uses, building types and housing types that is an ever-constant balance for neighborhoods 
and the City as a whole. R-P rezonings allow for an expansion of uses and buildings with process to protect against development 
that is out of character with the area. 
 
Future Land Use 
Open Space: High natural resource or scenic value, with substantial restrictions and development limitations.  
 
Traditional Neighborhood:  Characterized by grid or connected street pattern, houses oriented with shorter dimensions to the 
street and detached garages, some with alleys.  
History 
The parcels contain an existing sport court and accessory buildings to support Northland County Club amenities.  

Review and Discussion Items: 
Staff finds that: 
1. The subject property incorporates a total of 13.4 acres. The area is currently zoned R-1 (Residential-Traditional). Applicant 

proposes rezoning to Residential-Planned (R-P). The R-1 district is identified in Table 50-14.7-2 as eligible to be rezoned to R-P. 
2. As part of the Map Amendment process, an R-P plan identifying uses, density, and height is required. A total of 4.8 acres of the 

applicant’s property is identified as residential area with a proposed density of 5 units per acre. The applicant proposes a 
maximum of 26 residential units. Another 6.4 acres of the applicant’s property is identified as common open space. 

3. As indicated in the attached memo, the applicant’s proposal would allow single-family and two-family homes. Also included in 
the attached memo is a proposal for Bed & Breakfast sites. These sites will require special use permits prior to operating.  

4. The applicant is not requesting an increase in the allowed maximum building height in the underlying R-1 standard as permitted 
in Table 50-14.7-1. 

5. The R-P district requires a minimum of 30% of the area be kept in open space and 66% of the remaining area (excluding common 
open space) for residential purposes; applicant is proposing 6.4 acres as common open space,  4.8 acres as residential, and 1.2 
acres of commercial.  The remaining one acre is for streets and infrastructure.  

6. An R-P district requires a level of public benefit that exceeds what would be required in the underlying zone district. As shown 
in the attached memo, the applicant proposes the following three public benefits: 1) Preservation of Natural Resources and 
Undeveloped Areas: More compact two-family dwellings allow for clustered development, thereby preserving a larger 
contiguous tract of land. Approximately 4.2 acres directly adjacent to the 40th Ave Creek will be kept in preservation; this allows 
for creek, trees, and wildlife habitat to be maintained in its current state. 2) A Higher Level of Sustainability: Standards will be 
set to ensure this development achieves higher sustainability than otherwise required; staff recommends a minimum of 4 points 
in accordance with Sec. 50-29. 3) More Efficient & Effective Use of Streets: By extending an existing developed area to create 
single and two-family residential opportunities, there will be less environmental impact, utility work and road construction 
necessary to achieve development. Keeping the new access road to the proposed homes as a private street will eliminate the 
need for City plow and maintenance services.  

7. As adopted with the comprehensive plan (Imagine Duluth 2035), the Future Land Use for the area is primarily Open Space with 
some areas as Traditional Neighborhood. The Open Space designation is a reflection of the property’s long-standing use as a 
golf course. Staff finds it reasonable for a golf course to include adjacent housing. The establishment of common open space 
meets the goals of the Open Space designation by substantially restricting development of areas with high natural resource 
value. This proposed R-P district implements the future land uses, development goals, and natural resource preservation goals 
of the comprehensive plan. 

8. A public meeting is required in advance of an application for a UDC Map Amendment to R-P. A meeting was held on Monday, 
April 29, 2024, with 26 people in attendance. Attached is an outline of the discussion topics from the meeting. The applicant 
was strongly encouraged to host an additional public meeting due to the time between the public meeting and application. 
However, the single meeting does meet the requirements of Sec. 50-14.G.  

9. No public, City, or agency comments have been received.  
10. This amendment will not create material adverse impacts on nearby properties due to the requirements contained in City 

ordinances such as stormwater, landscaping and buffering, shielding of exterior lighting, screening of trash and mechanical 
equipment, and the establishment of a vegetated buffer surrounding the site.  

11. The development must receive approval of a regulating plan in accordance with Sec 50-14.7.H and follow all applicable building 
and fire code standards and other regulations related to life safety.   



 
 

 
 
 

Staff Recommendation: 
 
Based on the above findings, staff recommends to Planning Commission that the proposed amendment to change the 
building, lot configuration, and use of the R-P Regulating Plan as depicted in the attached Exhibits 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 R-P District is reasonably related to the overall needs of the community and to existing land use. 
3) Material adverse impacts on nearby properties are not anticipated or will be mitigated.  
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LEGAL DESCRIPTION

PARCEL I.D. - 010-3275-00032

PLAT NAME: MISQUAH DIVISION DULUTH

DESCRIPTION: ELY 43 FT

LEGAL DESCRIPTION

PARCEL I.D. - 010-2710-03550

CITY OF DULUTH

SECTION 12       TOWNSHIP 50       RANGE 14
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PROPOSED REZONING INFORMATION

PROPOSED GENERAL USE OF THE PROPERTY IS FOR SINGLE FAMILY  &

DUPLEX/ TOWNHOME OWNERSHIP; A COUPLE UNITS WILL BE USED AS "PLAY &

STAY" FOR THE CLUB (UNDER THE BED & BREAKFAST MODEL - UDC 50-20.3.F)

PROPERTY TO BE REZONED 13.4 AC

CURRENT ZONING R-1

PROPOSED ZONING R-P

PROPOSED SINGLE-FAMILY LOTS 4

PROPOSED TOWNHOMES

11 (22 UNITS TOTAL)

PROPOSED BED AND BREAKFAST

2 (4 UNITS TOTAL); 1.2 AC

RESIDENTIAL SITE AREA

4.8 AC (69%)

COMMON OPEN SPACE

6.4 AC (48%)

MAX BUILDING HEIGHT 30 FT

50' CREEK BUILDING

SETBACK

 OPEN SPACE

(2.2 ACRES)

TOWNHOME DEVELOPMENT

(+/- 2.8 ACRES; FINAL

LOCATIONS TO BE DETERMINED

DURING PROJECT DESIGN)

PEDESTRIAN ACCESS

(FOR RESIDENTS, CLUB

MEMBERS, EMPLOYEES &

GUESTS OF CLUB)

GENERAL DEVELOPMENT

SHORELAND AREA, TYP.

4
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SINGLE FAMILY

DEVELOPMENT

(+/- 2 ACRES)

PROPOSED BED AND

BREAKFAST FOR  "PLAY

& STAY" (MIN. 1.2 AC)

SPORT COURT &

PEDESTRIAN PLAZA

CREEK/ WETLAND/ TREE/ WILDLIFE HABITAT

PRESERVATION AREA & OPEN SPACE (+/- 4.2 AC)
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MEMO 
 
PROJECT:  Northland Country Club (NCC) Re-Zoning 
 

PROJECT #:  17200 
 

TOPIC:  R-P Re-Zoning Documentation 
 

DATE:  14 May 2025  
 

FROM:  SAS+ Associates 
 

TO:   City of Duluth  
 

cc:   Northland Country Club   
       
   

PROJECT NARRATIVE 
 

REQUESTED ACTION: RE-ZONE FROM R-1 to R-P 
 
 

SITE DESCRIPTION 
 

Total Site Area       13.4 acres 
Minimum Common Open Space Required (30% of Site Area) 4.0 acres 
Proposed Common Open Space Site Area    6.4 acres (48%) 
 
Residential Site Area       4.8 acres (69% of non-Open Space) 
Proposed Density- Units/ Acre of Residential Area   5 per acre (maximum 26 units) 
Proposed Density- Units/ Acre of Total Site    2 per acre  
 
Bed and Breakfast Site Area      1.2 acres 
     
SITE USES (as permitted per UDC Table 50-19.8) 
- Dwelling, Single Family 
- Dwelling, Two Family 
- Lodging (Commercial), Bed and Breakfast 
 
 
NARRATIVE OF PUBLIC BENEFITS 
The proposed change to R-P zoning will benefit the public in several ways, as outlined below (Numbers 
refer to City of Duluth UDC 50-14.7.C ‘Modifications’): 
 
1.  Preservation of Natural Resources and Undeveloped Areas 

o More compact two-family dwellings allow for clustered development, thereby the opportunity to 
preserve a larger contiguous tract of land. 

o Approximately 4.2 acres directly adjacent to the 40th Ave Creek will be kept in preservation; this 
allows for wetland/ creek, trees, and wildlife habitat to be maintained in its current state. 
 

2.  A Higher Level of Sustainability 
o Through the Regulating Plan (UDC 50-14.7-H.2), standards will be set to insure this 

development achieves a minimum of 4 points in accordance with UDC Section 50-29.  
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This will be accomplished through Location, Energy Efficiency, Alternative Energy, Stormwater 
Retention, Vegetation and/ or Transportation intentional design practices. 
 

3.  More Efficient & Effective Use of Streets 
o By extending an existing developed area to create single and two-family residential opportunities, 

there will be less environmental impact, utility work and road construction necessary to achieve 
development. Keeping the new access road to the proposed homes as a private street will 
eliminate the need for City plow and maintenance services as well.  
 

4.  Recreational Facilities & Mass Transit 
o This development will provide pedestrian access through the residential area, existing Club 

facilities, and out to Superior Street where a City of Duluth bus stop and sidewalk are present. 
o The pedestrian access (details of which will be laid out in the Regulating Plan) will be used by 

residents, Club members, employees and guests of the Club. 
 

7.  Pedestrian Services 
o To further enhance the development and create inviting spaces for residents, members, and 

guests, benches and pedestrian-scaled, dark sky-friendly lighting will be provided. 
 
*8.  Public Water Line Easement/ Installation 

o While this is not categorized in one of the seven public benefit ‘modifications’, NCC has, as part 
of this potential development, allowed the City of Duluth to install a 12” water main through NCC 
property in order to create a secondary service line to thousands of Lakeside residents, 
businesses and schools. This easement/ water line truly serves as a public benefit that hopefully 
will be taken into consideration as an additional R-P benefit, as was discussed with City of Duluth 
Engineering staff during the early stages of this R-P process. 

 
 
 
 
 
 
 
 
 

END OF MEMO 








