
 

 
 

 
File Number  PL 22-143  

Contact  Chris Lee, clee@duluthmn.gov 

Type  MU-C Planning Review  
Planning Commission Date   September 13, 2022 

 
Deadline 
for Action 

Application Date  September 7, 2022 60 Days   September 19, 2022 

Date Extension Letter Mailed  September 7, 2022 120 Days   November 18, 2022 

Location of Subject  Sundby Road and W Page Street 

Applicant  Kinseth Hotel Corporation Contact  Aaron Mailey 

Agent  Northland Consulting Engineers Contact  David Bolf 

Legal Description Parcel ID Number 010-2710-04594 

Site Visit Date  September 1, 2022 Sign Notice Date  August 30, 2022 

Neighbor Letter Date  August 31, 2022 Number of Letters Sent  15 

 

Proposal 

The applicant is proposing to construct a 4-story hotel with 112 parking stalls. 
 
Staff Recommendation 

Staff is recommending that planning commission approve the planning review. 
 

 
Summary of Code Requirements  

50-15.3.E MU-C District – Planning review by the Planning Commission is required for most development and 
redevelopment.  Development Standards: 
1. The location, size and number of curb cuts shall be designed to minimize traffic congestion or hazard in the 
area. Any traffic control improvements required as a result of the proposal such as traffic signals, turning lanes, 
medians, signage and other types of improvements necessary to accommodate traffic flow to and from the 
proposed project shall be paid for by the property owner. Any additional right-of-way or easements needed shall 
be provided by the property owner at no cost to the city; 
2. Any necessary public easements over the subject property shall be dedicated, and any necessary 
improvements within such easements or other easements adjacent to the subject property shall be made. 

 Current Zoning Existing Land Use Future Land Use Map Designation 
Subject  MU-C  Undeveloped  Central Business Secondary 
North  MU-C  Undeveloped  Central Business Secondary 

South  MU-C  Undeveloped  Central Business Secondary 
East  MU-C  Undeveloped  Low Density Residential 
West  RR-1  Commercial - Retail  Open Space 



50-18.1 Shoreland, Flood Plains, Wetlands, Stormwater. 
50-23 Connectivity and Circulation – Focuses on pedestrian and bicycle accommodations. 
50-24 Parking and Loading – Addresses required parking spaces, loading docks, and snow storage. 
50-25 Landscaping and Tree Preservation – Landscaping requirements and tree preservation 
50-26 Screening, Walls, and Fences – Screening of equipment, loading areas, etc., plus fences & retaining walls.  
50-29 Sustainability Standards – Sustainability point system for new development.  
50-30 Design Standards – Building standards for multi-family, commercial, institutional, and industrial buildings. 
50-31 Exterior Lighting – Directs the minimum and maximum illumination values and lighting fixtures for a site. 
50-37.11 Planning Review – Planning Commission shall approve the Planning Review or approve it with 
modifications, if it is determined that the application complies with all applicable provisions of this Chapter. 

 
Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 
 
Governing Principles 
Governing Principle #4 – Support economic growth sectors, including tourism. 
  
Future Land Use 
Central Business Secondary: An area adjacent to and supporting the central business primary area or a stand -alone area 
providing a similar mix of destination land uses but at a lower intensity than the primary CB area. Includes mixed regional 
and neighborhood retail, employment centers, public spaces, medium density residential, and public parking facilities. 
 
 

 

Review and Discussion Items 
Staff finds: 

1) The applicant is proposing to construct a 4 story, 51’ tall hotel. The applicant will be required to verify the 
maximum height of the structure at the time of building permit application. 

2) 50-15.3 (MU-C District) –Not Applicable: The applicant is not proposing any public easements. 
3) 50-18.1.B (Wetlands) – Wetland delineation performed June 2022 show that wetlands are present on site, 

but will not be impacted. 
4) 50-18.1.E (Stormwater Management) –Storm water will be routed to two basins that will discharge to 

adjacent wetlands.   
5) 50-23 (Connectivity) – Not applicable as Sundby Road does not have sidewalks nor is it shown on any 

bikeways, trail, or pedestrian plan. 
6) 50-24 (Parking) – The plan shows 112 parking stalls which is the maximum (2 spaces per 3 guest rooms): 53 

in the front, 58 in the rear and side. 
7) 50-25 (Landscaping) – The landscape plan shows 21 trees, exceeding the required 19 for parking lot 

coverage.  The required frontage landscaping is met with 33 trees and 149 shrubs.   The applicant will must 
provide details of interior parking lot landscaping that meets the UDC requirements in 50-25.4.B 

8) 50-26 (Screening) – The applicant proposes UDC compliant trash enclosure in the north corner of the 
parking lot. Any ground mounted or roof mounted mechanicals are required to be screened.  

9) 50-27 (Signs) – None shown, but can be obtained via a separate permit. 
10) 50-29 (Sustainability) – This development will be required to obtain a minimum of 4 sustainability points. 
11) 50-30 (Design Standards) – The proposed plans meet requirements. 
12) 50-31 (Exterior Lighting) – The applicant has submitted a photometric plan that indicates UDC compliant 

lighting. 
13) No comments have been received from City or other agencies or the general public. 
14) Per UDC 50-37.1.N, an approved Planning Review will expire if the project or activity authorized is not 

begun within one year, which may be extended for one additional year at the discretion of the Land Use 
Supervisor 

 



 
Staff Recommendation 
 
Based on the above findings, Staff recommends that Planning Commission the Planning Review with the following 
conditions: 
 

1.) Applicant shall construct and maintain the project as identified in the attached exhibits. 
2.) Applicant shall verify that the height meets the maximum allowed in the MU-C zone district. 
3.) Applicant shall show on the landscaping plans that interior parking lot landscaping requirement is meet prior to staff 

approval of the building permit. 
4.) Applicant shall submit details of any mechanical screening prior to approval of the building permit. 
5.)  Applicant shall submit plans that indicate a minimum of 4 sustainability points are achieved. 
6.) 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 approval; however, no such administrative approval shall constitute 
a variance from the provisions of Chapter 50. 
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







:










TREE REPLACEMENT NOTE:

REPLACEMENT TREE QUANTITY CAN BE REDUCED BY CONTRIBUTING

CASH IN LIEU TO THE CITY TREE FUND. TREE QUANTITIES SHOWN ARE

USING SPECIAL TREE SPECIES (USING OTHER SPECIES WOULD

REQUIRE ADDITIONAL TREE PLANTINGS; SEE CHART 50-25.6).
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