
 
File Number  PLUMA-2406-0001 Contact  Jenn Moses 

Type  UDC Map Amendment Planning Commission Date  August 20, 2024 

Deadline 
for Action 

Application Date  N/A 60 Days  N/A 

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

Location of Subject  E 4th Street, Between 4th and 6th Avenues W 

Applicant  City of Duluth Contact   

Agent   Contact   

Legal Description  See attached list of parcels 

Site Visit Date  August 5, 2024 Sign Notice Date  August 5, 2024 

Neighbor Letter Date  July 24, 2024 Number of Letters Sent  54 
 

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.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  
UDC Map Amendment (rezoning) to change the zoning of three half-blocks along E 4th Street from Mixed Use-Neighborhood 
(MU-N) and Mixed Use-Institutional (MU-I) to Form District 6 (F-6). 
 
Staff Recommendation  
Staff recommend that the Planning Commission recommend approval of the rezoning amendment to the City Council.  

 
  Current Zoning Existing Land Use Future Land Use Map Designation 

Subject  MU-N, MU-I  Mixed Use  Neighborhood Mixed Use, Institutional 
North  MU-N  Data center, parking lot  Neighborhood Mixed Use, Traditional N’hood 

South  MU-I  Hospital  Institutional 

East  F-6  Mixed Use   Neighborhood Mixed Use 
West  F-6  Mixed Use   Neighborhood Mixed Use 

    



 
 

Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 
 
Governing Principle #1 – Reuse previously developed lands: Directs new investment to sites which have the potential to 
perform at a higher level than their current state. This strengthens neighborhoods and supports reuse of existing public 
infrastructure. 
Governing Principle #5 – Promote reinvestment in neighborhoods: Land use and transportation should foster 
neighborhood reinvestment…strengthen neighborhood commercial centers, or diversify residential opportunities that fit 
the neighborhood’s character. 
Governing Principle #9 – Support private investment that contributes to the public realm: Private building construction 
and site design influence activity in adjacent public areas. Building form, height, setbacks, and detailing affect the adjacent 
areas. The uses and activities contained in the buildings directly impact the surroundings. 
Future Land Use – Neighborhood Mixed Use: A transitional use between more intensive commercial uses and purely 
residential neighborhoods. Includes conversions of houses to office or live-work spaces. May include limited commercial -
only space oriented to neighborhood or specialty retail markets. 
 
History: In 2012, the remainder of the 4th Street corridor, from Mesaba Avenue to 14th Avenue E, was rezoned to F-6 to 
implement the comprehensive plan. This section was not included in that rezoning due to uncertainty about future plans 
for the Essentia campus.  

 
Review and Discussion Items: 

Staff finds that: 
1. In 2009-2010, the City of Duluth engaged in updates to Chapter 50 of the City of Duluth Legislative Code; these updates 

included new zone districts and development standards and is known as the Unified Development Chapter (UDC). 
During this process, as part of implementing the 2006 Comprehensive Land Use Plan, the 4th Street corridor was 
identified as an important mixed-use corridor where building form influences the character of the adjacent 
neighborhoods, and where form-based zoning would implement the goals for walkability, transit connection, and 
neighborhood commercial nodes. The F-6 zone district was developed as the appropriate zone district for the 4th Street 
corridor. 

2. In 2012, after adoption of the UDC, City Staff rezoned the remainder of the corridor to F-6. Through conversations with 
Essentia Health, this two-block stretch was exempted from these rezoning actions at the time due to uncertainty about 
future plans for the Essentia campus. 

3. Essentia Health has now indicated that property it owns on these three half-blocks will not be needed for future 
campus development. Staff has evaluated the mix of existing uses and the existing building form and determined that 
F-6 zoning allows all existing uses to continue and, as Essentia properties may redevelop, requires future buildings to 
meet the existing building form, with buildings placed close to the sidewalk. 

4. It is possible that as uses continue to change with the evolution of the Essentia campus, a land use study may be 
needed for other areas of the campus where the comprehensive plan is less clear about the desired future 
development. 

5. The Minnesota Planning Act provides that zoning (an "official control") should implement the general objectives of the 
Comprehensive Plan. The comprehensive plan future land use designates a majority of this area as Neighborhood 
Mixed Use, the same as the remainder of the 4th Street corridor and consistent with the proposed F-6 district. Part of 
the area is shown as Institutional due to the previous existence of an Essentia building and helipad in the area; 
however, as noted above, Essentia has indicated this site is no longer needed as part of their campus, due to the new 
hospital construction.  

6. In addition to implementing the future land use map, the proposed rezoning implements many of the governing 
principles of the comprehensive plan, including reuse of existing developed area; investing in neighborhoods; and 
supporting private actions that contribute to the public realm. 

7. Essentia staff discussed the proposed rezoning in person with all properties in the area, which was followed by a letter 
from the City of Duluth explaining the proposed rezoning; this letter included information on allowed uses and heights. 
Subsequent to this, City staff placed all required public notices (legal notice, sign notices, letter to all properties within 
350’.) No public, city or agency comments have been received.  



 
 

 
 
 
 
 
 
 

8. This amendment will not create material adverse impacts on nearby properties; the F-6 district matches zoning to the 
east and west and requires a high degree of pedestrian-oriented design, and the intensity of uses under F-6 is similar or 
less than those under MU-N and MU-I. 

 
Staff Recommendation: 
 
Based on the above findings, staff recommends to Planning Commission the UDC Map Amendment 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 amendment is consistent with the future land use category of “Neighborhood Mixed Use,” as well as 

the character of the corridor. 
3) Material adverse impacts on nearby properties are not anticipated. 
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Permitted/Special Uses: F-6, MU-N, and MU-I Districts 
 
F-6: Permitted Uses 

Residential Uses 

• Dwelling, one-family 
• Dwelling, two-family 
• Dwelling, multi-family 
• Dwelling, live-work 
• Interim outdoor living site (Interim) 
• Residential care facility/assisted living (6 or 

fewer ) 
• Residential care facility/assisted living (7 or 

more) 
• Rooming house 
• Sober house (6 or fewer) 
• Sober house (7 or more) 

 
Public, Institutional, and Civic Uses  

Community and Cultural Facilities 
• Bus or rail transit station 
• Club or lodge (private) 
• Government building or public safety 

facility 
• Museum, library or art gallery 
• Park, playground or forest reserve 
• Religious assembly, small (less than 50,000 

sq. ft.) 
• Religious assembly, large (50,000 sq. ft. or 

more) 
Educational Facilities 

• Business, art or vocational school 
• School, elementary 
• School, middle or high 
• University or college 

Health Care Facilities  
• Medical or dental clinic 

Commercial Uses 

Agriculture and Animal-Related 
• Veterinarian or animal hospital 

Food, Beverage and Indoor Entertainment 
• Restaurant (less than 5,000 sq. ft.) 
• Restaurant (5,000 sq. ft. or more) 

Lodging 
• Bed and breakfast 
• Vacation dwelling unit (Interim)  

Offices 
• Bank 
• Office 
• Data center (Upper stories only) 

Personal Services 
• Preschool 

• Daycare facility, small (14 or fewer) 
• Daycare facility, large (15 or more) 
• Funeral home or crematorium 
• Personal service and repair, small (less than 

10,000 sq. ft.) 
• Personal service and repair, large (10,000 

sq. ft. or more) 
Retail Sales  

• Grocery store, small (less than 15,000 sq. 
ft.) 

• Retail store not listed, small (less than 
15,000 sq. ft.) 

Vehicle Related 
• Automobile and light vehicle, service 
• Filling station (small) 
• Filling station (large) 

 
Industrial Uses 

Manufacturing and Mining 
• Manufacturing, craft, artisan production 

shop or artisan studio 
• Manufacturing, craft, brewery or distillery 

 

 

 

F-6: Special Uses 

Agriculture and Animal-Related 
• Kennel 

Vehicle Related  
• Parking lot (primary use) 

Utilities 
• Electric power transmission line or 

substation 
• Major utility or wireless telecommunication 

facility 
• Water or sewer pumping stations/reservoirs 

 

 

 

 

 

 

 

 



Permitted/Special Uses: F-6, MU-N, and MU-I Districts 
 
MU-N: Permitted Uses 

Residential Uses 
• Dwelling, one-family 
• Dwelling, two-family 
• Dwelling, townhouse 
• Dwelling, multi-family 
• Dwelling, live-work 
• Co-housing facility 
• Interim outdoor living site (Interim) 
• Residential care facility/assisted living (6 or 

fewer ) 
• Residential care facility/assisted living (7 or 

more) 
• Rooming house 
• Sober house (6 or fewer) 

Public, Institutional, and Civic Uses  
Community and Cultural Facilities 

• Bus or rail transit station 
• Club or lodge (private) 
• Government building or public safety 

facility 
• Museum, library or art gallery 
• Park, playground or forest reserve 
• Religious assembly, small (less than 50,000 

sq. ft.) 
• Religious assembly, large (50,000 sq. ft. or 

more) 
Educational Facilities 

• Business, art or vocational school 
• School, elementary 

Health Care Facilities  
• Medical or dental clinic 
• Nursing home 

Commercial Uses 
Agriculture and Animal-Related 

• Agriculture, community garden 
• Veterinarian or animal hospital 

Lodging 
• Bed and breakfast 
• Vacation dwelling unit (Interim) 

Offices 
• Office 

Personal Services 
• Preschool 
• Daycare facility, small (14 or fewer) 
• Daycare facility, large (15 or more) 
• Personal service and repair, small (less than 

10,000 sq. ft.) 
Retail Sales  

• Grocery store, small (less than 15,000 sq. 
ft.) 

• Retail store not listed, small (less than 
15,000 sq. ft.) 

Industrial Uses 
Manufacturing and Mining 

• Manufacturing, craft, artisan production 
shop or artisan studio 
 

MU-N: Special Uses 

Residential Uses 

Household Living: 
• Manufactured home park 
• Cottage home park 

Group Living: 
• Sober house (7 or more) 

 
Public, Institutional, and Civic Uses  
Community and Cultural Facilities 

• Cemetery or mausoleum 
Educational Facilities 

• School, middle or high 
 
Commercial Uses 
Agriculture and Animal-Related 

• Agriculture, farmers market 
• Agriculture, urban 

Food, Beverage and Indoor Entertainment 
• Restaurant (less than 5,000 sq. ft.) 
• Theater 

Lodging 
• Hotel or motel 

Offices 
• Bank 
• Data center 

Personal Services 
• Commercial support services 
• Funeral home or crematorium 
• Personal service and repair, large (10,000 

sq. ft. or more) 
Vehicle Related 

• Automobile and light vehicle, service 
• Car wash (primary use) 
• Filling station (small) 
• Parking lot (primary use) 

 
Industrial Uses 
Utilities 

• Electric power transmission line or 
substation 

• Major utility or wireless telecommunication 
facility 

• Water or sewer pumping stations/reservoirs 
 



Permitted/Special Uses: F-6, MU-N, and MU-I Districts 
 
MU-I: Permitted Uses 

Residential  

Household Living: 
• Dwelling, multi-family 
• Dwelling, live-work 

Group Living: 
• Interim outdoor living site (Interim) 
• Residential care facility/assisted living (7 or 

more) 
• Rooming house 
• Sober house (7 or more) 

 
Public, Institutional, and Civic Uses  

Community and Cultural Facilities 
• Bus or rail transit station 
• Club or lodge (private) 
• Government building or public safety 

facility 
• Park, playground or forest reserve 
• Religious assembly, small (less than 

50,000 sq. ft.) 
• Religious assembly, large (50,000 sq. ft. or 

more) 
Educational Facilities 

• Business, art or vocational school 
• School, elementary 
• University or college 

Health Care Facilities  
• Hospital 
• Medical or dental clinic 
• Nursing home 
• Other institutional support uses not listed in 

this table 

Commercial Uses 

Agriculture and Animal-Related 
• Agriculture, community garden 
• Veterinarian or animal hospital 

Food, Beverage and Indoor Entertainment 
• Restaurant (less than 5,000 sq. ft.) 
• Restaurant (5,000 sq. ft. or more) 

Lodging 
• Bed and breakfast 
•  Hotel or motel 

Offices 
• Bank 
• Office 
• Data center (Upper stories only) 

 
 

Personal Services 
• Preschool 
• Daycare facility, small (14 or fewer) 
• Daycare facility, large (15 or more) 
• Funeral home or crematorium 
• Personal service and repair, small (less than 

10,000 sq. ft.) 
• Personal service and repair, large (10,000 

sq. ft. or more) 
Retail Sales  

• Retail store not listed, small (less than 
15,000 sq. ft.) 

Vehicle Related 
• Parking lot (primary use) 
• Parking structure 

 
Industrial Uses 

Industrial Service 
• Research laboratories 

Manufacturing and Mining 
• Manufacturing, light 

 

 

 

MU-I: Special Uses 

Public, Institutional, and Civic Uses  

Community and Cultural Facilities 
• Cemetery or mausoleum 

Educational Facilities 
• School, middle or high 

 
Commercial Uses 

Agriculture and Animal-Related 
• Agriculture, farmers market 
• Agriculture, urban 
• Kennel 

Utilities 
• Electric power transmission line or 

substation 
• Major utility or wireless telecommunication 

facility 
• Solar, geothermal or biomass power facility 

(primary use) 
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