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Staff Report for PLSUP-2605-0007 

Application Information: 
Application Type: Special Use Permit 
Location of Subject: 507-511 W College St 
Legal Description: 010-4280-00410 and 010-4280-
00390 

Applicant: Minnesota Power 
Applicant Contact: Claudia CIganik 
Agent: SEH 
Agent Contact: Matt Henderson 

Staff Contact: Jason Mozol, jmozol@duluthmn.gov 

Deadline for Action: 
Application Date: May 4, 2026 
Date Extension Letter Mailed: June 2, 2026 
60 Days: July 3, 2026   
120 Days: September 1, 2026 

Site Visit Date: May 21, 2026 
Sign Notice Date: May 26, 2026 

Neighbor Letter Date: May 26, 2026 
Number of Letters Sent: 24

Proposal: 
Applicant is requesting a Special Use Permit to construct 
an electric power substation. 

Recommended Action: 
Staff recommends approval with conditions. 

Zoning and Land Use: 
Current 
Zoning 

Existing 
Land Use 

Future Land Use Map 
Designation 

Subject R-1 Vacant/Resi
dential 

Institutional 

North R-1 Parking Institutional 
South MU-I Institutional Institutional 
East MU-I Residential Institutional 
West R-1 Residential Traditional Neighborhood 

Summary of Code Requirements: 
Sec. 50-37.10 . Special Use Permits. Planning Commission shall approve the application or approve it with modifications, 
if it is determined that the application meets the following criteria: 

1. The application is consistent with the Comprehensive Land Use Plan;
2. The application complies with all applicable provisions … including any use-specific standards …, and is

consistent with any approved district plan for the area;
3. The Commission may deny any application that would result in a random pattern of development with little

contiguity to existing or programmed development or would cause anticipated negative fiscal or environmental
impacts.

Sec. 50-20.4.C. Use Standards for Electric Power Substation. (applicable) 

1. All structures shall be located and designed in such a way that they are compatible with surrounding land uses,
scenic views and existing transmission structures with regard to height, scale, material, color and design;
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2. Electromagnetic noise and interference with radio and television reception, as well as audible hum outside the 
line right of way, shall be minimized. 

Sec. 50-24.5. Parking Standards. All residential parking areas must be surfaced in a dust free, hard surface material… 
except for rear yards which may be surfaced in gravel. 

Sec. 50-25.3. Street Frontage Landscaping (paraphrased). One tree per 35 feet of linear frontage and one large shrub 
per 25 feet of linear frontage. 

Sec. 50-25.5. Landscaping Between Differing Land Uses (paraphrased). Landscaping buffers and/or opaque fences must 
be provided to screen the use from adjacent, differing land uses. 

Sec. 50-25.9 Tree Preservation Requirements (paraphrased). Removal of special tree species 20 inches diameter at 
breast height (DBH) or greater is prohibited unless… The land use supervisor determines that the location of the tree is 
preventing development or redevelopment that cannot be physically designed to protect the tree 

Sec. 50-26.1.B.2. Screening Ground Mounted Mechanicals (paraphrased). Ground-mounted mechanical equipment 
shall be screened from view from adjoining properties and public right-of-way… of a height equal to or greater than the 
height of the mechanical equipment being screened. If landscaping is used for screening, it must provide 75 percent 
opacity one year after planting. 

Comprehensive Plan Governing Principle and/or Policies and Current History (if 
applicable): 
Principle #1 – Reuse previously developed lands – This project reuses land that was previously impacted by residential 
development. 

Future Land Use: 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. 

History: The property is currently occupied by a two-bedroom, single family home built in 1903 and two detached 
garages both built in the 1960’s. Another single-family home previously existed on the property and was demolished in 
2007. 

Review and Discussion Items: 
Staff finds: 
1. Applicant is requesting a Special Use Permit for construction of an electric power substation.  
2. The proposed substation is needed to meet increasing electric demand while maintaining system reliability. This 

location was selected because it is near existing infrastructure, including several distribution feeders serving the 
surrounding area, will tie into additional vault system infrastructure to be developed along College St when the 
street is reconstructed, and is near a limited number of existing residences. The applicant expressed that locating a 
substation in developed areas of the City is challenging but this location limits impacts to natural resources and 
residential areas while satisfying the need to be near users and existing infrastructure. 

3. UMD maintains an easement of the SE corner of the site that was imagined as a space for a future UMD sign. UMD is 
not proposed to be a tenant of this site. Signs for off-premises entities are not allowed in this zone district. No action 
by Planning Commission should be construed to provide approval for a sign by an off-premises user on this site.  

4. Use Specific Standards (50-20.4.C): 



 

 

 

a. To make the proposed substation compatible with the surrounding area, the site and associated mechanical 
structures will be screened by landscaping discussed in items 6 and 7 below. 

b. Applicable MPCA noise limits at the property line are 60 dBA (daytime) and 50 dBA (nighttime). 50 dBA is 
comparable to the hum of a refrigerator or a moderate rainfall. The project will adhere to the applicable 50 dBA 
limit. 

c. The mechanical units will be enclosed and designed in accordance with standard utility and industry practices. 
The applicant does not anticipate electromagnetic noise, interference with radio or television reception.  

5. Parking Standards (50-24.5): The proposed driving areas are depicted as gravel, which are not compliant. All driving 
surfaces must be finished in a dust free, hard surface material approved by the Land Use Supervisor. 

6. Street Frontage Landscaping (50-25.3): Trees and shrubs meeting the code minimums have been proposed. 
7. Landscaping Between Differing Land Uses (50-25.5): The applicant proposes to use landscaping to buffer between 

adjacent uses. All code required minimums have been met except that there are not enough large shrubs along the 
west property line. 22 large shrubs are required and 13 are depicted. Compliant site plans depicting at least 22 large 
shrubs along the west property line must be submitted to the Land Use Supervisor. 

8. Tree Preservation Requirements (50-25.9): Tree removals for this site do not exceed the threshold requiring 
replacement except for one white spruce, a special tree species, over 20” in DBH. This tree is centrally located within 
the site and proper protection of the tree and root system would prevent redevelopment. This impact is offset by 
proposed protection of several other mature trees on the site and planting of additional trees. 

9. Screening Ground Mounted Mechanicals (50-26.1.B.2): The landscaping requirements discussed in items 6 and 7 
above also screen the mechanical units within the site. It is unclear if the landscaping, as proposed, will fully satisfy 
the mechanical screening requirements. The applicant must propose additional landscaping or fencing to screen the 
mechanical units or demonstrate the proposed landscaping fully satisfies Sec 50-26.1.B.2. 

10. Special Use Permit Criteria (50-37.10):  
a. This project is consistent with the comprehensive plan’s future land use designation and will comply with all 

applicable provisions of Chapter 50.  
b. This project is built on existing City infrastructure and will not result in negative fiscal impacts to the City or 

community.  
c. This project is proposed to be built on land previously impacted by residential development. Runoff from the 

site will be treated before entering the storm sewer system. Due to these facts, negative environmental impacts 
are not anticipated. 

11. No public, agency, or City comments were received. 
12. Per UDC Section 50-37.1.N, approved special 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 approve the Special Use Permit with the 
following conditions: 
1. The project must be constructed and limited to the plans submitted with the application. 
2. No action by Planning Commission should be construed to provide approval for a sign by an off-premises user on 

this site. 
3. Amended plans depicting all driving surfaces finished in a dust free, hard surface material must be submitted to and 

approved by the Land Use Supervisor prior to building permit approval. 
4. Amended plans depicting at least 22 large shrubs along the west property line must be submitted to and approved 

by the Land Use Supervisor prior to building permit approval. 
5. Amended plans depicting additional landscaping or fencing to screen the mechanical units or information 

demonstrating the proposed landscaping fully satisfies Sec 50-26.1.B.2 must be provided to the Land Use Supervisor 
prior to building permit approval. 



 

 

 

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 review; however, no such administration approval shall 
constitute a variance from the provisions of Chapter 50 



Map for PLSUP-2605-0007: 

Legend 

11111 Road or Alley ROW 

Figure 1. 

Aerial imagery captured in 2025, showing Parcels #010-3110-01780, #010-3110-01780, and #010-3120-03940 outlined 
at the southwest corner of South Lake Avenue and South 36th Street, a property shown to exist within the R-1 

(Residential-Traditional) zone district. 

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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LEGEND

FILE:..\250655\300 Design\Regulatory\City UDC\Tree Preservation Report\250655vSURV.dwg
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250655PROJ NO: 

21 W. Superior St., Ste. 500 | Duluth, MN 55802 | 218.727.8446
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