
  
File Number  PL 21-112 

 
Contact  Steven Robertson 

Type  Amend Existing R-P Concept Plan  
Planning Commission Date 

 August 10, 2021 

 
Deadline 
for Action 

Application Date  July 27, 2021 60 Days  N/A  

Date Extension Letter Mailed  N/A 120 Days  N/A 

Location of Subject  5019 Ramsey Street and 411 North 50th Avenue West  

Applicant  City of Duluth Contact   

Agent   Contact   

Legal Description  See Attached Map 

Site Visit Date  July 27, 2021 Sign Notice Date  July 27, 2021 

Neighbor Letter Date  July 27, 2021 Number of Letters Sent  42 

 
 

 

 
 
 
 
 
 
 
 

 
Proposal  
The City, acting as the applicant, is requesting to amend an approved R-P concept map and plan.  Any amendment to the 
concept map and plan that involves changes to land use, density, or height are required to follow the rezoning process, 
including a public hearing by the Planning Commission and final ordinance approval from City Council. If approved, the 
amendment would allow Type VIII (Mixed Use Commercial and Residential) at 5019 Ramsey Street and Type IV (Townhome) 
at 411 North 50th Avenue West.  
 
Staff Recommendation  
Staff recommend 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-P  Commercial/Residential  Urban Residential 

North  R-P  Residential  Urban Residential 

South  I-G  Highway/Industrial  General Industrial 

East  MU-B  Highway/Industrial  General Industrial 

West  R-P  Commercial/Residential  Urban Residential 



 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Summary of Code Requirements  

- UDC Sec. 50-37.3.B: Planning Commission shall review the application, conduct a public hearing ... with public notice ... and 
make a written recommendation to council. 

- UDC Sec. 50-37.3.B.3 Where a proposed amendment to the zoning map would change any property from a residential 
district to a mixed use, form or special purpose district, a planning commission hearing and a notice of three weeks shall be  
required. In addition, the affirmative vote of 2/3 of the council shall be required if the city has not received the written 
consent of the owners of 2/3 of those properties located wholly or partially within 100 feet of the property … to be rezoned; 

- 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.  

 

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 as a mix of land uses, building types, housing types, and activities. Accommodating choice while protecting 
investment is a balance to strike in land use regulation. Mixed uses provide opportunity for a diversity of activity that 
segregated, uniform uses do not provide. 
 
Future Land Use 
Urban Residential:  Greatest variety of building types, medium to high densities. Applicable to larger infill areas close to 
downtown, entertainment or activity centers, and waterfront residential areas. May include student housing areas, live/work 
units, and limited neighborhood retail. Connected or adjacent to parks and open space.  

 

Recent History 

The Ramsey Village Plan has had several zoning map amendments to allow additional building types including:  

• PL 13-119 to allow Type VII, eight-unit apartment structures at the NE corner of Ramsey Street and North Central 
Avenue Alley,  

• PL 16-087 to allow Type VIII, a mixed use residential and commercial structure at 5103 Ramsey Street,  
• PL 17-058 to a Type VII, eight-unit multi-family near Ramsey and North 53rd and 54th Avenues West,  

• PL 18-044 to allow a Type VII, eight-unit multi-family structure on the west side of N. 54th Ave. W. near Wadena St,  
• PL 19-032, to allow a Type IV, a townhouse, near Ramsey Street and North 53rd Avenue West. 

This rezoning is similar to PL 16-087 at 5103 Ramsey Street (rezoning to allow Type VIII structures, mixed 
commercial/residential).   
 
 



Review and Discussion Items: 
1) The City, acting as the applicant, is requesting to amend an approved R-P concept map and plan.  The zoning application
is to allow Type VIII (Mixed Use Commercial and Residential) at 5019 Ramsey Street and Type IV (Townhome) at 411 North
50th Avenue West.  Note that several of these parcels within the rezoning area are owned by the City of Duluth, but are
either undeveloped or used for right of way purposes (Mike Colalillo Drive).

2) When the UDC became effective on November 19, 2010, all existing Traditional Neighborhood Design (TND) zone districts
were rezoned to the Residential-Planned (R-P) zone districts. Ramsey Village and Harbor Highlands were the two TND
districts that were immediately rezoned to R-P.

3) A planned development (either R-P or MU-P) is a zoning designation that provides more flexibility than a traditional zone
district.  Rezoning to a planned development is a two-step process.  The first step involves a Concept Plan, which identifies
proposed land uses (such as residential, commercial, industrial, etc.), densities (such as 10 housing units per acre, etc.), and
heights for structures in these areas.  Following the approval of a rezoning ordinance and concept plan by the City Council,
the second step is for the applicant to submit a detailed Regulating Plan for approval by the Land Use Supervisor. To amend
an approved concept plan requires a new rezoning process, a new ordinance, and a new public hearing process.

4) The Minnesota Planning Act provides that zoning (an "official control") should implement the general objectives of the
Comprehensive Plan, and appellate courts have issued decisions that zoning must comply with the Comprehensive Plan or be
considered arbitrary and capricious. Good zoning practice requires that zone districts be consistent with the future land use
category identified for the area and the generally applicable provisions of the adopted comprehensive plan.  A residential
planned development is an appropriate zone district for an urban residential future land use, and conditions have been
proposed to address conformity to the comprehensive plan.

5) The future land use designation of this area is Urban Residential.  Areas with Open Space future land use designation are
typically zoned either R-2, Residential-Urban, but a few areas are also zoned R-P, Planned Development.

6) Applicant seeks to amend the approved plan to allow Type IV and Type VIII on the parcels, as shown, while retaining the
existing allowed building types.

7). The proposal to change to the allowed building types is not in conflict with the original TND Plan. This amendment will not 
create material adverse impacts on nearby properties.  

8) Based on) the character of the neighborhood in general and the proposed rezoning area in particularly, and the purpose
statement of the R-2 zone district and Ramsey Plan, the rezoning as proposed is appropriate for this property.

9) No comments were received, but an email of support was received from the owners of 5019 Ramsey Street and the
adjacent undeveloped parcel.

Staff Recommendation: 
Based on the above findings, staff recommends that the Planning Commission recommend approval to the City Council of the 
rezoning for the following reason:  

1) This proposal is consistent with the Comprehensive Land Use Plan,
2) The proposal amendment to the concept plan is consistent with the future land use category “Urban 

Residential” and the original Ramsey Plan TND.
3) Material adverse impacts on nearby properties are not anticipated.
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