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Staff Report for PLVAR-2603-0006

Application Information:

Application Type: Shoreland Variance
Location of Subject: 2929 Minnesota Ave
Legal Description: 010-3110-01116

Applicant: Kristine & Owen Kosloski
Applicant Contact: n/a

Agent: Arrowhead Design & Drafting
Agent Contact: Benjamin Potter

Staff Contact: Reina Owecke, rowecke@duluthmn.gov

Proposal:

The applicant is seeking a variance from shoreland
setbacks from the required 50’ to 26.6’ for construction
of a new single-family home with attached garage.

Recommended Action:

Staff recommends approval with conditions.

Summary of Code Requirements:

Planning & Economic Development Division

218-730-5580 | planning@duluthmn.gov

Room 160 | 411 West First Street | Duluth, Minnesota 55802
www.duluthmn.gov

Deadline for Action:

Application Date: March 31, 2026

Date Extension Letter Mailed: April 3, 2026
60 Days: May 30, 2026

120 Days: July 29, 2026

Site Visit Date: April 29, 2026
Sign Notice Date: April 28, 2026

Neighbor Letter Date: April 22, 2026
Number of Letters Sent: 18 Letters

Zoning and Land Use:

Current  Existing Land

Future Land Use Map

Zoning Use 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

Lake Superior

West n/a
/ Harbor

Lake Superior Harbor

UDC Section 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 practical difficulties. The Planning Commission must find the following for a variance to be granted:

1. That the landowner is proposing to use the property in a reasonable manner;
That the need for relief from the normal regulations is due to circumstances unique to the property and not

caused by the landowner;

3. That granting the variance will not alter the essential character of the area;
4. That granting the variance is consistent with the intent of the UDC and the Comprehensive Plan.

The City of Duluth is an Equal Opportunity Employer.
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UDC Section 50-37.9.L — Standards for Variances in Shorelands: No variance shall be granted that compromises the
general purpose or intent of Section 50-18.1.D or result in adverse consequences to the environment. Variances shall
include a requirement for the applicant to mitigate the impacts of the variance on shoreland areas.

Comprehensive Plan Governing Principle and/or Policies and Current History (if
applicable):

Principle #1 — Reuse previously developed lands — The construction of a new single-family home and infilling an
otherwise underused lot will strengthen the neighborhood.

Principle #5 — Promote reinvestment in neighborhoods — The proposed redevelopment will fit and enhance the
surrounding neighborhood’s character.

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. 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, neighborhood extensions, and new traditional neighborhood use areas.

History: The property is currently occupied by a single-family home built in 1918.

Review and Discussion Items:

Staff finds:

1. The applicant is seeking a shoreland variance from minimum shoreland standards to build a new single-family
home with an attached garage. The plan includes the demolition of the existing principal structure.

2. The applicant requests to reduce the required structure setback and naturally vegetated buffer for General
Development Waters from 50’ to 26.6’ to allow for the construction of the proposed single-family home with
attached garage. This is further away from the shoreline than the existing home. The home will be entirely out
of the shore impact zone, which extends 25’ from the Ordinary High Water Level (OHWL).

3. Variance Criteria #1 (exceptional narrowness, shallowness, or shape): The property is 100’ deep. The front yard
setback of 20’ and the shoreland setback of 50’ leave only 30" within which to build. With the narrowness of the
lot, only 960 sq. ft. remains to incorporate a house and garage.

4. Variance Criteria #2 (circumstances unique to the property, not created by the property owner): The
circumstances necessitating the shoreland variance are unique to the property and were not created by the
property owner. The existing house currently sits within the shore impact zone and was constructed in the early
1900s when current shoreland standards were not in effect. The combination of the narrow lot and fixed
shoreline features are pre-existing and outside of the applicant’s control. The new structure will be further away
from the shoreline than the existing.

5. Variance Criteria #3 (circumstances are peculiar to this property and do not apply generally to other land or
buildings): The circumstances are especially unique to properties in the Park Point Neighborhood, specifically
the lots located on the harbor side of the peninsula, where the shoreland setback impedes on buildable area.
The physical characteristics, established before current development standards, are peculiar to this specific lot
and directly affect the ability to meet required shoreland setbacks. As such, circumstances necessitating the
variance do not generally apply to other land or buildings in the vicinity.

6. Variance Criteria #4 (proposes to use in a reasonable manner not permitted by code): The proposed single-family
home with attached garage is a reasonable and expected use within the R-1 zoning district, and along Minnesota




10.
11.

12.

13.

Ave. However, due to the property’s narrow configuration, the required shoreland setback cannot be met while
still accommodating a home of a functional size. The proposed redevelopment does not intensify the use of the
property beyond what is typical for the neighborhood. Instead, it maintains the established residential
character, while incorporating substantial shoreline restoration measures, including vegetated riprap, vegetated
buffers, and a rain garden, all while remaining outside of the 25’ shore impact zone.

Variance Criteria #5 (not impair light/air, increase congestion, or impair public safety or property values): The
proposed redevelopment is not expected to impair access to light or air for neighboring properties, increase
congestion, or negatively affect public safety or property values. Because the redevelopment maintains the
existing residential character and includes ecological enhancements, it is not anticipated to diminish neighboring
property values or create adverse impacts on public health, safety, or welfare.

Variance Criteria #6 (will not impair the intent of this Chapter or alter the essential character of the locality): The
proposed redevelopment will not alter the essential character of the surrounding neighborhood or shoreline.
The property is located within an established residential area, where that is the predominant use. Rebuilding a
single-family home is consistent with surrounding development and will maintain the residential character of
the area.

Standards for variances in shorelands (does not compromise intent of shoreland regulations and mitigates
impacts). The proposed shoreland variance will not result in adverse consequences because the applicant will
mitigate the impacts of construction within the shoreland area by performing the following: (1) vegetated riprap
with dormant cuttings of Dogwood or Elderberry to anchor the stone naturally, (2) a shrub and perennial buffer,
(3) a “no mow” edge with deep-rooted species such as Little Bluestem and Prairie Cordgrass, (4) a rain garden
covering a portion of the property along the southern boundary which will collect water run-off from the patio
and second-story deck.

Variance criteria #7-9 do not apply to this application.

One agency comment was received from the Minnesota Department of Natural Resources (MnDNR), which
identified concerns of initial encroachment on the Shore Impact Zone. The applicant responded with revised
plans that moved the structure further towards Minnesota Ave, reduced the square footage of the rear yard
patio, and implemented a wider and more extensive naturally vegetated buffer.

Staff find that the applicant has demonstrated practical difficulty due to the necessity of replacing the existing
residence. Strict compliance with the shoreland setback would prevent reasonable use of the residential
property.

Per UDC Section 50-37.1.N, approved variances lapse if the project or activity authorized by the permit has not
begun within one year.

Staff Recommendation:

Based on the above findings, Staff recommends that Planning Commission approve the variance request with the

following conditions:

1. The project shall be constructed and limited to the plans submitted with the application, prohibiting new
construction within 25 ft of the Ordinary High Water Level.

2. The applicant shall follow the shoreland mitigation plan included in their landscape design that includes a minimum
25-foot-wide buffer of native vegetation that shall be maintained in perpetuity.

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 action; however, no such administration approval shall
constitute a variance from the provisions of Chapter 50.
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Figure 1.
Aerial imagery captured in 2025, showing Parcel #010-3110-01116 outlined on the west side of South Lake Avenue north

of 30th Street, a property shown to exist within the General Development Shoreland Overlay Zone.

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.




We strive to ensure digital accessibility for all users and comply with the Americans with Disabilities Act (ADA) and Web
Content Accessibility Guidelines (WCAG) standards. This document is provided in the original format in which it was
submitted. If you require an accessible version or alternative format, please contact us at info@duluthmn.gov.
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Site Plan

1. Zone A: Naturalized Riprap (0-3 £t from OHWL)
Structure: Use natural, clean rock (6-30 inches in diameter) placed at a 31 slope to improve the existing riprap.

Naturalization: Instead of plastic fabrie, use a gravel/crushed rock filter beneath the riprap to allow plants to take root between stones.
Planting: Install "Live Stakes' (dormant cuttings) of Dogwood or Elderberry directly into the rock joints. These will sprout and anchor the stone

naturally.

2. Zone B: Shrub & Perennial Buffer (3-5 £t from OHWL)
High/Low Shrubs: Plant a mix of Ninebark, Chokecerry, or Nannyberry. These should be spaced 6-14 feet apart in an alternating, natural pattern

rather than rows.
Funetion: This layer provides "screening' as viewed from the water, a common requirement for variance approval

3. Zone (. Transition Grasses (4-8 ft from OHWL)
Native Grasses: Use deep-rooted species like Little Bluestem, Bluejoint grass, or Prairie Cordgrass.

The "Mow Edge" Establish a clear border using a natural mulch path or a no-mow fescue strip. This creates a distinet visual boundary for the "yield'

to your mowed backyard, preventing accidental encroachment during maintenance.

Planting Density: DNR standards often require upland plants (grasses/perennials) to be spaced 13 feet apart to ensure quick coverage and erosion

control.

Rain Garden: 10" deep mix of black dirt, gravel and sand. A 6' berm along the West perimeter. Planting to be low shrubs (Leatherwood, Sweet Gale).

Jover the soil with 3" deep wood chips. Collect water run-off from the deck using 4' non-perforated drain tile to direct water to garden.
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KOSLOSKI KRISTINE & OWEN

GROSS PROPERTY AREA
8,003 Sq. Feet @®
0.18 Acres

PID NO. 010-3110-01116

LEGEND
(M)-FIELD MEASURED DIMENSION & GAS METER
(R)-RECORD DIMENSION I TELECOM PEDESTAL
== SHORELINE POST/BOLLARD
- RETAINING WALL SPOT ELEVATION

OVERHEAD UTILITIES © FOUND IRON PIPE
- ggETEggRUONUEND WATER LINE © FOUND SPIKE
_ R OE Wt € FOUND CAPPED REBAR
. BOUNDARY LINE AS SURVEYED ~ () SET SPIKE
(O SET CAPPED REBAR RLS. NO. 49505
-O- UTILITY POLE
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———— EXISTING PLAT LINE

LEGAL DESCRIPTION

Lot 215, LOWER DULUTH, MINNESOTA AVENUE, according to the recorded plat thereof, St. Louis

County, Minnesota.

AND

Lot 216, LOWER DULUTH, ST. LOUIS AVENUE, according to the recorded plat thereof, St. Louis
County, Minnesota.

/ 0 30

SCALE IN FEET

SURVEYOR'S NOTES

1. THIS SURVEY HAS BEEN PREPARED WITHOUT BENEFIT OF A TITLE COMMITMENT OR TITLE OPINION.
A TITLE SEARCH FOR RECORDED OR UNRECORDED EASEMENTS WHICH MAY BENEFIT OR ENCUMBER
THIS PROPERTY HAS NOT BEEN COMPLETED BY ALTA LAND SURVEY COMPANY. THE SURVEYOR
ASSUMES NO RESPONSIBILITY FOR SHOWING THE LOCATION OF RECORDED OR UNRECORDED
EASEMENTS OR OTHER ENCUMBRANCES NOT PROVIDED TO THE SURVEYOR AS OF THE DATE OF THE
SURVEY.

2. BEARINGS ARE BASED ON THE ST. LOUIS COUNTY TRANSVERSE MERCATOR COORDINATE SYSTEM OF
1996. (NAD 83 2011)

3. BUILDING DIMENSIONS SHOWN ARE FOR HORIZONTAL & VERTICAL PLACEMENT OF STRUCTURE
ONLY. SEE ARCHITECTURAL PLAN FOR BUILDING FOUNDATION DIMENSIONS.

4, NO SPECIFIC SOILS INVESTIGATION HAS BEEN COMPLETED ON THIS LOT BY ALTA LAND SURVEY
COMPANY. THE SUITABILITY OF SOILS TO SUPPORT THE SPECIFIC STRUCTURE PROPOSED IS NOT
THE RESPONSIBILITY OF ALTA LAND SURVEY COMPANY OR THE SURVEYOR.

CERTIFICATE OF SURVEY
VALTA

CLIENT-ARROWHEAD DRAFTING &
DESIGN, C/0 BEN POTTER LAND SURVEY COMPANY
PHONE: 21072775211
w

ADDRESS:2929 MINNESOTA AVENUE

DULUTH, MN 55802

DATE:12-02.2025 JOB NO:25-368 |SHEET 1 OF L
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No. Description Date
Site Plan

Project number 25123
Date 4/15/2026
Drawn by BP
Checked by Checker
Scale 1" =10-0"

4/20/2026 12:03:52 PM
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