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Staff Report for PLCUP-2603-0006

Application Information:

Application Type: Concurrent Use Permit Deadline for Action:

Location of Subject: 715 101 Ave W. Application Date: March 9'", 2026

Legal Description: 010-3430-13830 & 010-3430-14140 Date Extension Letter Mailed: March 17, 2026
60 Days: May 8", 2026

Applicant: ISD 709 120 Days: July 7th 2026

Applicant Contact: Bryan Brown, Facilities Manager

Agent: n/a Site Visit Date: March 23", 2026

Agent Contact: n/a Sign Notice Date: March 20%, 2026

Staff Contact: Reina Owecke, rowecke@duluthmn.gov Neighbor Letter Date: n/a

Number of Letters Sent: n/a

Proposal: Zoning and Land Use:
Applicant is proposing to pave and stripe the easterly Current  Existing Future Land Use Map
section of the 101% Ave W right-of-way to formalize a Zoninc i andl eI D esienation
parking area for Stowe Elementary. Subject | R-1 School Institutional
North R-1 Residential | Open Space

Recommended Action:

. L South R-1 Residential = Traditional Neighborhood
Staff recommends that Planning Commission PP

) . East R-1 Residential | Open Space
recommend approval to the City Council. West R-2 Residential = Traditional Neighborhood

Summary of Code Requirements:

UDC Section 50-37.7.C. The Planning Commission shall review the application, and Council shall approve the application
or approve it with modifications, if it determines that:

1. The proposed concurrent use will not harm or inconvenience the health, safety and general welfare of the City;

2. Any proposed skywalk will significantly improve the circulation of pedestrians in the City without exposure to
weather conditions;

3. No portion of a public easement proposed for use is being physically used or occupied by the public.

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

Principle #11 — Consider Education Systems in Land Use Actions — This project supports and provides safety and
walkability to a neighborhood-based school.

The City of Duluth is an Equal Opportunity Employer.
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Future Land Use:

e |Institutional — Applicable to medical, university/college, public school, religious, or governmental campuses. Can
include adjacent areas that support them, with related commercial and/or office uses, and residential uses in
the fringe areas of the district.

e Open Space — High natural resource or scenic value, with substantial restrictions and development limitations.
Primarily public lands but limited private use is anticipated subject to use and design controls. Examples include;
city parks and recreation areas, primary viewsheds, shorelands of the lake and streams, wetlands and
floodplains, and high-value habitat.

History: Stowe Elementary was built in 1915 at 101 Ave W and Stowe St, serving as the primary school building for the
Gary-New Duluth neighborhood. The school was reconstructed in 1994, continuing the school’s presence in the
neighborhood. The gravel corridor in the 101 Ave W right-of-way has likely been used for parking since the school’s
reconstruction in the late 90s.

Review and Discussion Items:

Staff finds:

1. The applicant is seeking a concurrent use permit to pave and stripe the existing gravel pad within the eastern
portion of the 101t Ave W right-of-way, creating additional, and more formal, parking for Stowe Elementary.
Although the area is currently being used for parking, no concurrent use permit was previously received for the area.

2. The area proposed for the concurrent use permit will not take away from the public’s ability to use the public right-
of-way, nor will it harm or inconvenience the health, safety and general welfare of the City. Conversely, paving and
striping the area will make it safer for the public.

3. The paved area will not impede upon the improved right-of-way. 26 ft of right-of-way will remain available for public
use — 13 ft for each drive lane.

4. The parking area will have a total of 32 on-street parking stalls. These stalls will be 9 ft wide and 20 ft long.

5. There is an existing on-site parking area that will be re-paved and re-striped. This on-site area has 9 parking stalls
and 4 accessible stalls which will remain.

6. The northern most parking stall within the on-street parking area will be striped and identified as a “no-parking” stall
to further extend and protect the existing crosswalk to access the school.

7. The proposed parking area will not trigger landscaping requirements as the concurrent use permit is being used to
formalize the existing parking area, not create a new one.

8. Concurrent use permits are approved by the City Council via an ordinance. Unlike street right-of-way vacations,
concurrent use permits are not recorded at with St. Louis County as they are voidable agreements between the City
and property owners.

9. The City of Duluth requires concurrent use permits to include liability insurance to indemnify the City against all
occurrences in the right-of-way. Other protections for the City and public may be included in any ordinance
approving a concurrent use permit adopted by the City Council.

10. City Engineering supports the proposed location for additional parking.

11. No other City, agency, or public comments were received.

12. Per UDC Section 50-37.1.N, approved Concurrent Use Permits 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 recommend approval of the Concurrent Use

Permit request to the City Council with the following conditions:

1. Applicant construct and maintain the project as identified in the attached exhibits.

2. Applicant provide annual proof of liability insurance and agree to indemnify the City against any occurrences in the
right-of-way that are due to items covered under this permit.

3. Applicant will remove the obstructions at the applicant’s expense if directed to by the City with appropriate notice.

4. 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.



Staff Report Map for PLCUP-2603-0006:
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Figure 1.
Aerial imagery captured in 2024, showing a proposed Concurrent Use area near 715 101st Ave W, located within the
right-of-way west of 715 101st Ave W.

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.
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