
  

 

 

 
CITY OF CLOQUET 

City Council Agenda 

AMENDED 

Tuesday, June 7, 2016 

7:00 p.m. 

City Hall Council Chambers 

 

 

 

 

 

 

 

 

 

1. Roll Call 

 

2. Pledge of Allegiance 

 

3. Approval of Agenda 

 

 a. Approval of June 7, 2016 Council Agenda 

 

4. Approval of Council Minutes 

 

 a. Work Session minutes from the May 17, 2016 meeting 

 b.  Regular Council minutes from the May 17, 2016 meeting 

      

5. Consent Agenda 

 Items in the Consent Agenda are considered routine and will be approved with one motion 

without discussion/debate.  The Mayor will ask if any Council members wish to remove an item.  

If no items are to be removed, the Mayor will then ask for a motion to approve the Consent 

Agenda. 

 

a. Resolution No. 16-49, Authorizing the Payment of Bills and Payroll 

b. 2016-2017 Liquor and Related Business License Renewals 

c. Resolution No. 16-48, Queen of Peace Raffle and Bingo Permit 

d. Peddlers, Solicitors, & Transient Merchant License - Carlton County Farmers Market 

e. Peddlers, Solicitors, & Transient Merchants License - Generous Jerry’s Fireworks  

f. Outdoor Public Fireworks Display Permit – Pyrotechnics 

 

6. Public Hearings 

  

 None. 

 

7.  Presentations 

  

a. Mayor’s Proclamation, Saturday, June 11, 2016 as Family Fit N Fun Day, and June 

11-17, 2016 as Cloquet Bike and Walk to Work Week  

b. Police Officers Oath of Office (Andrew Wappes, Benjamin Waller) 

 

CITY COUNCIL WORK SESSION 

 
5:30 p.m. 2017 Budget and Capital Improvement Plan Process Overview 

 

                                            
   

   



 

 

 

 

 

CITY OF CLOQUET 

City Council Agenda 

AMENDED 

Tuesday, June 7, 2016 

7:00 p.m. 

City Hall Council Chambers 

 
   
8. Council Business 

  

a. Resolution No. 16-40, A Resolution Approving the Preliminary (Sketch) Site Plan for 

Sherman Associates Development LLC, 509 Carlton Avenue 

b. Resolution No. 16-43, A Resolution of City of Cloquet Support for the Housing Tax 

Credit Application by Sherman Associates to the State of Minnesota for the Adaptive 

Reuse of the Cloquet Middle School Building at 509 Carlton Avenue into Workforce 

Housing 

c. Scanlon Cooperative Merger Process 

d. Community Visioning Request for Proposal 

e. Resolution No. 16-50, A Resolution Authorizing the Cloquet Police Department to 

Enter into a Grant Agreement, in Partnership with the Carlton County Sheriff’s 

Department, to Act as the Primary Agency in the Administration of the Regional 

Towards Zero Deaths Grant 

f. AirFiber Antenna Lease Agreement 

g. Summer Seasonal Appointments 

h. HRA Board Appointment 

 

9.  Public Comments 

 Please give your name, address, and your concern or comments.  Visitors may share their 

concerns with the City Council on any issue, which is not already on the agenda.  Each person 

will have 3 minutes to speak.  The Mayor reserves the right to limit an individual’s presentation if 

it becomes redundant, repetitive, irrelevant, or overly argumentative.  All comments will be taken 

under advisement by the Council.  No action will be taken at this time. 

 

10. Council Comments, Announcements, and Updates 

 

11. Adjournment 































 

CLOQUET CITY COUNCIL WORK SESSION 

Tuesday, May 17, 2016 

Present:  Bjerkness, Kolodge, Maki, Rock, Wilkinson, Mayor Hallback 
 
Absent:  Langley 
 
Staff:  Fritsinger, Barclay, Butcher, Cottingham, Klassen  
 
Others:  Scott Boedigheimer, Lori Stigers, Jamie Lund, Pine Journal 
 
Residential Rental Housing Licensing 

 Mr. Cottingham gave a brief review on the history of the Rental Housing Licensing discussions.  

 A Rental Housing Task Force was developed in 2013 and the rental housing registration process was 
developed in 2014 and adopted by the Council on March 1, 2015.  The plan was to look at implementing a 
residential rental housing licensing policy in possibly 2017.   

 Mr. Cottingham stated if the Council wishes move forward with a rental housing licensing process, it will 
require an additional staff position.  As we start the 2017 budget season, it needs to be included.  Mr. 
Cottingham estimates the licensing fees would come close to covering that position’s salary/benefits.   

 Licensing fees would include a $25/annual fee and a $100 inspection fee every 4 years.  There is no 
current fee for registering rental properties.  

 Ms. Wilkinson stated the greatest number of complaints to Council members are regarding rental 
properties.   

 Mr. Kolodge explained how Duluth has a crime free/drug free ordinance that includes administrative fees 
and “3 strikes” before revoking a rental license. 

 The rental housing position would not have to be a City employee as there are a number of contractors 
 available.  Mr. Bjerkness suggested to have an analysis done on which would be more beneficial. 

 Council agrees to continue moving incrementally towards the licensing process as entering the 2017 
budget season.   
 

Scanlon Cloquet Consolidation Study Discussion 

 Mr. Fritsinger explained the intent of tonight’s discussion is to see what has been done to this point and 
discuss how to move forward. Council had requested more detail from Ehler’s after the last presentation.  
The biggest challenge has been Mark Ruff leaving Ehlers and those taking over the project understanding 
why and what has been done to this point. 

 Not many significant changes with this most recent draft and no change in the context of the 
recommendation.  Mr. Ruff was very adamant in his recommendation to consolidate and both Liz and 
Todd from Ehlers agree to proceed. 

 Knife Falls is addressed as a 6 year phase-in, but also addresses there are no legal reasons it has to be over 
6 years. 

 Mr. Kolodge questioned the increase in Cloquet’s water bill shown in one of the graphs.  Mr. Fritsinger 
answered the increase shown has to do with inflation and future infrastructure improvements.   

 The Council agreed to hold a joint special meeting and have Ehlers present the updated study.   
 
Miscellaneous 

 Sherman Associates has gone back to revisit the parking issue.  They will present their new plan at the 
May 24

th
 Planning Commission meeting.  It will then go to Council on June 7

th 
if approved by the 

commission.  

 Discussion on miscellaneous items that need completion at Pinehurst Park.  
 
There being no further business, the meeting adjourned at 6:45 p.m.  
 
Respectfully Submitted, 
 
 
 
Brian Fritsinger 
City Administrator 

DRAFT 



 
 

43 
       Council Chambers, Cloquet, Minnesota 
       7:00 P.M.                      May 17, 2016   
 
Regular Meeting 
 
Roll Call 
 
Councilors Present: Bjerkness, Kolodge, Maki, Rock, Wilkinson, Mayor Hallback 
 
Councilors Absent: Langley 
 
Pledge of Allegiance 
 
AGENDA 
 
MOTION: Councilor Bjerkness moved and Councilor Wilkinson seconded the motion to approve the 

May 17, 2016 agenda.  The motion carried unanimously (6-0). 
 
MINUTES 
 
MOTION: Councilor Rock moved and Councilor Bjerkness seconded the motion to approve the 

minutes of the Work Session and Regular Meeting of May 3, 2016.  The motion carried 
unanimously (6-0). 

 
CONSENT AGENDA 
 
MOTION: Councilor Kolodge moved and Councilor Maki seconded the motion to    
  adopt the consent agenda of May 17, 2016 approving the necessary motions and   
  resolutions.  The motion carried unanimously (6-0). 
 

a. Resolution No. 16-44, Authorizing the Payment of Bills  
b. Renewal of 2016-2017 Liquor and Related Business Licenses 
c. Resolution No. 16-47, VFW Post 3979 Bingo at Veterans Park 

 
PUBLIC HEARINGS 
 
There were none. 
 
PRESENTATIONS 
 

 There were none. 
 

VFW TEMPORARY ON-SALE LIQUOR LICENSE/STREET DANCE/LIVE MUSIC 
 
MOTION: Councilor Bjerkness moved and Councilor Kolodge seconded the approval for the VFW Post 

3979 for the issuance of a Temporary On-Sale Liquor License for a fund raising event to be 
held at the VFW June 17-18, 2016 with the City waiving the fee for security for one day of the 
event.  The motion carried unanimously (6-0).  

  
CITY ENGINEER / DIRECTOR OF PUBLIC WORKS APPOINTMENT 
 
MOTION: Councilor Wilkinson moved and Councilor Kolodge seconded the motion to   
  approve the one year probationary appointment of Caleb Peterson to the position of City  
  Engineer/Director of Public Works effective June 6, 2016 and to authorize the City  
  Administrator to initiate an external hiring process for the Assistant City Engineer  
  position.  The motion carried unanimously (6-0). 

 
SUMMER SEASONAL APPOINTMENTS 
 
MOTION: Councilor Bjerkness moved and Councilor Rock seconded the motion to    
  approve the appointments of Sean Kedrowski, Trace Dreschler, Joshua Keith and Austin  
  Parenteau as temporary summer seasonal Public Works employees and Anthony Klassen  
  and Patrick Kempter as temporary summer Engineering Interns.  The motion carried  
  unanimously (6-0). 
 
FDL SKI TRAIL AGREEMENT 
 
MOTION: Councilor Rock moved and Councilor Maki seconded the motion to    
  approve the Agreement with FDL for operation and maintenance of the Pine Valley west  
  ski trail.  The motion carried unanimously (6-0).  
 
 
CITY HALL SECURITY IMPROVEMENT  

 DRAFT 
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MOTION: Councilor Rock moved and Councilor Maki seconded the motion to accept the proposal  
  from Per Mar Security in the amount of $24,925 to upgrade the security system at City  
  Hall.  The motion carried unanimously (6-0).  
 
HOLMES DRIVE MILL AND OVERLAY PROJECT BID AWARD 
 
MOTION: Councilor Kolodge moved and Councilor Rock seconded the motion to adopt   
  RESOLUTION NO. 16-45, A RESOLUTION AWARDING HOLMES DRIVE  
  MILL AND OVERLAY PROJECT.  The motion carried unanimously (6-0). 
 
  WHEREAS, The City has completed an engineering study to mill and overlay Holmes  
  Drive from Doddridge Avenue to Trunk Highway 33; and  
 
  WHEREAS, Public information meetings were held on April 14, 2016 at which time all  
  persons desiring to be heard were given an opportunity to be heard thereon; and 
 
  WHEREAS, A resolution of the Council adopted on April 19th, 2016, ordered the  
  improvement and directed the City Engineer to solicit bids for the project; and 
 
  WHEREAS, The City of Cloquet advertised and received the following bids for the  
  project: 

Bidder   Bid Amount  
Northland Constructors, LLC  $  274,269.60 
Ulland Brothers, Inc.  $  276,645.55 
Hardrives, Inc.  $  289,209.16 
Sinnott Contracting, LLC  $  334,759.82 

 
  AND WHEREAS, The apparent low bid from Northland Constructors, LLC. was found  
  to meet the minimum bid requirements. 
 
  NOW, THEREFORE, BE IT RESOLVED, BY THE CITY COUNCIL OF THE  
  CITY OF CLOQUET, MINNESOTA, That the bid from Northland Constructors, LLC.  
  in the amount of $274,269.60 is hereby accepted. 
 
CARL STREET AND SOUTH HIGHWAY 33 FRONTAGE ROAD IMPROVEMENT PROJECT 
BID AWARD 
 
MOTION: Councilor Rock moved and Councilor Bjerkness seconded the motion to adopt   
  RESOLUTION NO. 16-46, A RESOLUTION AWARDING THE CARL STREET  
  AND SOUTH HIGHWAY 33 FRONTAGE ROAD IMPROVEMENT BID.  The  
  motion carried unanimously (6-0). 
 
  WHEREAS, The City has completed an engineering study to reclaim Carl Street from the 
  South Highway 33 Frontage Road to Walter Avenue and the South Highway 33 Frontage  
  Road from Moorhead Road to Highway 33; and  
 
  WHEREAS, A resolution of the Council adopted on February 2, 2016, set a public  
  hearing on Carl Street and a resolution of the Council adopted on July 21, 2015, set a  
  public hearing on the South Highway 33 Frontage Road improvements; and 
 
  WHEREAS,  Public hearings were held on both projects at which time all persons  
  desiring to be heard were given an opportunity to be heard thereon and the City Council  
  ordered the improvements; and 
  
  WHEREAS, The City of Cloquet advertised and received the following bids for the  
  project: 

Bidder   Bid Amount  
Northland Constructors, LLC.  $ 231,271.59 
Ulland Brothers, Inc.  $ 240,659.20 
Hardrives, Inc.  $ 274,189.38 

 
  AND WHEREAS, The apparent low bid from Northland Constructors, LLC was found to 
  meet the minimum bid requirements. 
   
  NOW, THEREFORE, BE IT RESOLVED, BY THE CITY COUNCIL OF THE  
  CITY OF CLOQUET, MINNESOTA, That the bid from Northland Constructors, LLC  
  in the amount of $231,271.59 is hereby accepted. 
 
AUTHORIZATION TO BID 2016 VETERANS AND FAULEY PARKS IMPROVEMENT 
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MOTION: Councilor Wilkinson moved and Councilor Maki seconded the motion to    
  authorize the solicitation of bids for planned park improvements at Veterans and Fauley  
  Parks.  The motion carried unanimously (6-0). 
 
ORDINANCE NO. 456A, AN ORDINANCE TO AMEND CHAPTER 17 OF THE MUNICIPAL 
CODE PERTAINING TO OM-OFFICE/MANUFACTURING DISTRICT 
 
MOTION: Councilor Bjerkness moved and Councilor Rock seconded the motion to adopt   
  ORDINANCE NO. 456A, AN ORDINANCE TO AMEND CHAPTERS 8 AND 17  
  OF THE MUNICIPAL CODE PERTAINING TO COMMERCIAL KENNELS  
  AND THE OM-OFFICE / MANUFACTURING DISTRICT.  The motion carried  
  unanimously (6-0). 
 
  The City Council of the City of Cloquet does hereby ordain as follows: 
 
  Section 1. Section 17.6.16 Subd. 3, Conditional Uses is amended to add:  
 

  C. Humane Societies and commercial kennels.  A humane society  
  or commercial kennel shall be constructed of impervious materials  
  and all structures, areas and appurtenances shall be so designed as  
  to facilitate thorough and convenient cleaning.  Commercial   
  kennels shall be adequately ventilated, and all doors, windows and  
  other openings shall be screened.  Commercial kennels shall be   
  provided with adequate water supplies and sanitary facilities for   
  disposal of wastes.  

 
  Section 2. Section 8.1.01, Subd 5, Commercial Kennels is amended to read: 
 

  “Commercial Kennel” shall mean any place located within the FR,  
  RC or OM Zoning Districts as shall be defined in the City Zoning  
  Code or Ordinance and where the business of keeping, raising,   
  selling, boarding, breeding, or showing, of dogs or cats is   
  conducted, in full conformance with applicable Zoning District   
  regulations including, but not specifically limited to, per shops,   
  animal hospitals and grooming facilities. Commercial kennels are  
  allowed as a conditional us within the City. (Refer to Chapter 17,   
  Zoning Ordinance, for the conditional use requirements.) 

 
  Section 3. Effective Date.  This ordinance shall take effect and be in force   
    from and after its passage and publication in accordance with law. 
 
MOTION: Councilor Bjerkness moved and Councilor Wilkinson seconded the motion to deny the  
  request for fees to be waived.  Motion carried (5-1), Councilor Maki opposed. 
 
CONDITIONAL USE PERMIT – FRIENDS OF ANIMALS 
 
MOTION: Councilor Kolodge moved and Councilor Maki seconded the motion to adopt   
  RESOLUTION NO. 16-39, A RESOLUTION APPROVING THE CONDITIONAL  
  USE PERMIT FOR FRIENDS OF ANIMALS, HUMANE SOCIETY IN THE OM- 
  OFFICE / MANUFACTURING DISTRICT.  The motion carried unanimously (6-0).   
 

  WHEREAS, Friends of Animals is proposing a Conditional Use Permit for 
  a humane society in the Office/Manufacturing District; and 

 
  WHEREAS, As required by ordinance, notification was advertised in the 
  Pine Journal and property owners within 350 feet were sent notice.  A  
  public hearing  was held to consider the application at the regular meeting 
  of the Cloquet Planning  Commission on May 10, 2016 at which time  
  Zoning Case / Development Review No. 16-06 was heard and discussed;  
  and 

 
  WHEREAS, the property of the proposed Conditional Use Permit is  
  located at 500 Commerce Way and is legally described as follows: 
 

 Lots 2 and 3, Block 4, Cloquet Business Park, Carlton County,  
  Minnesota. and 

 
  WHEREAS, the Planning Commission reviewed the staff report and  
  recommends approval of the Conditional Use Permit. 
 
  NOW, THEREFORE, BE IT RESOLVED, BY THE CITY COUNCIL 
  OF THE CITY OF CLOQUET, MINNESOTA, that it approves Zoning 
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  Case 16-06 to the Cloquet City Council to allow a humane society in the  
  Office/Manufacturing District subject to the following conditions: 
 

1. The two lots must be consolidated into one tax parcel. 
2. A Building Permit must be issued prior to beginning any work.  
3. Animals shall not be left outside unattended. 
4. The outside kennels proposed to be constructed on the site must be 
 screened. 

   
PRELIMINARY SITE PLAN FOR COMMONWEALTH DEVELOPMENT CORPORATION ON 
BEHALF OF CLOQUET HOUSING AND REDEVELOPMENT AUTHORITY 
 
MOTION: Councilor Bjerkness moved and Councilor Wilkinson seconded the motion to adopt  
  RESOLUTION NO. 16-41, A RESOLUTION APPROVING A PRELIMINARY  
  (SKETCH) SITE PLAN FOR COMMONWEALTH DEVELOPMENT   
  CORPORATION ON BEHALF OF CLOQUET HOUSING AND    
  REDEVELOPMENT AUTHORITY, 950 14TH STREET.  The motion carried   
  unanimously (6-0). 
 
  WHEREAS, Commonwealth Development Corporation for Cloquet Housing and  
  Redevelopment Authority is proposing a Preliminary (Sketch) Site Plan in the R3 –  
  Multiple Family Residence District for a 35 unit apartment building; and  
 
  WHEREAS, the property of the proposed Preliminary (Sketch) Site Plan is located at 950 
  14th Street (PIN’s 06-390-0020, 06-390-0040, 06-390-0060, 06-390-0080, 06-390-1100,  
  06-390-1120, 06-390-1140, 06-390-1160, 06-390-1180, 06-390-1200, 06-390-1220, 06- 
  390-1240, 06-390-1260, 06-390-1280 and 06-390-1300) and is legally described as  
  follows:  
  

 Lot 1, Block 1 except the north 21 feet; Lot 2, Block 1 except the north 21 feet of the west 
 47.96 feet; Lot 3, Block 1; Lot 4, Block 1 except the east 50 feet; that portion of vacated 
 Dewey Avenue located between Block 1 and Block 4; and, all of Block 4, City of City of 
 Cloquet A. J. White’s Addition, Carlton County, Minnesota. And,  

 
  WHEREAS, the Planning Commission reviewed the staff report and recommends  
  approval of the Preliminary (Sketch) Site Plan.  
 
  NOW, THEREFORE, BE IT RESOLVED, BY THE CITY COUNCIL OF THE  
  CITY OF CLOQUET, MINNESOTA, that the City Council approves Zoning Case 16- 
  07 for a Preliminary (Sketch) Site Plan for Commonwealth Development Corporation for  
  Cloquet Housing and Redevelopment Authority for a 35 unit building. 
   
CLOQUET HRA HOUSING TAX CREDIT APPLICATION 
 
MOTION: Councilor Bjerkness moved and Councilor Wilkinson seconded the motion to adopt  
  RESOLUTION NO. 16-42, A RESOLUTION BY THE CITY OF CLOQUET  
  SUPPORTING THE HOUSING TAX CREDIT APPLICATION BY THE   
  CLOQUET HOUSING AND REDEVELOPMENT AUTHORITY TO THE STATE 
  OF MINNESOTA FOR A WORKFORCE HOUSING PROJECT.  The motion  
  carried unanimously (6-0). 
 
  WHEREAS, the Cloquet Housing and Redevelopment Authority owns a previously  
  undeveloped site located at 930 14th Street, Cloquet, MN that has easy access to shopping, 
  dining, parks, professional services, banking and educational amenities; and 
 
  WHEREAS, Commonwealth Development Corporation has been selected by the Housing 
  and Redevelopment Authority to perform Development Services related to said site; and 
 
  WHEREAS, the Cloquet Housing and Redevelopment Authority (HRA) proposes to  
  construct a 35-unit affordable rental project to be owned by the HRA, to meet a locally- 
  identified housing need of low to moderate income housing and further describe in the  
  Cloquet/Scanlon Housing Study (2014, Stantec Consulting); and 
 
  WHEREAS, the City of Cloquet supports the application of the Cloquet Housing and  
  Redevelopment Authority for Low Income Housing Tax Credits through Minnesota  
  Housing; and 
 
  WHEREAS, the 2014 Cloquet/Scanlon Housing Task Force, which was composed of  
  members from the City of Cloquet, City of Scanlon, Cloquet HRA, Carlton County,  
  elected officials, area housing developers, area housing managers, Fond du Lac   
  Reservation, and Arrowhead Regional Development Commission, identified additional  
  housing in this location per Goal #6 and Goal #5 in its recommendations; and 
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  WHEREAS, the Housing and Redevelopment Authority project will utilize existing  
  infrastructure including water and sewer lines etc.; and 
 
  WHEREAS, the proposed project is in accordance with the Workforce Housing   
  Cooperatively Developed Plan and Planned Community Development Plan as endorsed by 
  the Cloquet Housing Institute in May, 2016; and 
 
  WHEREAS, the Cloquet HRA is required to make Payment in Lieu of Taxes per   
  Minnesota State Statute 469.040; and 
 
  NOW, THEREFORE, BE IT RESOLVED, that City Council of the City of Cloquet  
  adopts this resolution of support related to the proposal by the Cloquet Housing and  
  Redevelopment Authority and Commonwealth Development Corporation to Minnesota  
  Housing Finance Agency for housing tax credit funding for affordable workforce housing  
  and as evidence of its commitment to provide ongoing assistance to bring the project to  
  completion as deemed to be appropriate in the sole discretion of the City Council and the  
  Economic Development Authority. 
 
MOTION: Councilor Bjerkness moved and Councilor Rock seconded the motion to approve a  
  payment in lieu of taxes (PILOT) in the amount of five (5) percent.  The motion carried   
  unanimously (6-0).   
 
LABOR DAY CELEBRATION 
 
MOTION: Councilor Rock moved and Councilor Kolodge seconded the motion to approve the  
  closure of Cloquet Avenue for the parade, the closure of Avenue C and 13th Street for the  
  car show, the closure of 14th Street, the use of Pinehurst Park, and the closure of Pinehurst  
  Park Drive, including the waiver of the rental fee, for amusement  purposes for area youth  
  consistent with previous Labor Day celebrations sponsored by the Central Labor Body.   
  The motion carried unanimously (6-0).  
 
4TH OF JULY PARADE AND RELATED CELEBRATION 
 
MOTION: Councilor Rock moved and Councilor Wilkinson seconded the motion to approve   
  the following items:  recognize the Event Committee as a City Committee coordinating the 
  event; closure of Cloquet Avenue from 8th to 22nd Street from 9:30 a.m. to 1:00 p.m. on  
  Monday, July 4, 2016 for the parade; a contract with Pyrotechnical Display for fireworks;  
  and, a contract with Stipes Carnival for the carnival on Dunlap Island.  The motion carried 
  unanimously (6-0). 
 
AVENUE C RESTAURANT (RIVDOGG LLC) ECONOMIC DEVELOPMENT LOAN 
 
MOTION: Councilor Rock moved and Councilor Bjerkness seconded the motion to approve a  
  loan in the amount of $75,000 from Fund 203, in the form of a 10-year term SBA 7A loan 
  participation with NBC Bank (Duluth) to Rivdogg LLC for the Avenue C Restaurant  
  project at an interest rate of 6.25%.  The motion carried unanimously (6-0).  
 
PUBLIC COMMENTS 
 
There were none. 
 
COUNCIL COMMENTS, ANNOUNCEMENTS, AND UPDATES 
 
Councilor Kolodge requested to revisit item 8.a. to determine which day the City will absorb the cost for 
security at the VFW’s fund raising event on June 17-18, 2016. 
 
MOTION: Councilor Bjerkness moved and Councilor Kolodge seconded the motion for the City to  
  pay for cost of security on Saturday, June 18, 2016 from 3:00 pm to 11:00 pm.  The  
  motion carried unanimously (6-0).  
 
Councilor Rock thanked the design committee for the memorial wall at Veterans Park.  He finds the design 
amazing.  
 
City Administrator Fritsinger informed the Council he will be at the State Capitol on May 19th to discuss 
fire district issues with our legislators.  
 
On a motion duly carried by a unanimous yea vote of all members present on roll call, the Council 
adjourned.  
 
    ________________________________________________  
    Brian Fritsinger, City Administrator 

































































M a y o r ’ s  P r o c l a m a t i o n  

C i t y  o f  C l o q u e t  

WHEREAS,  Cloquet Community Education and Recreation promotes, provides, and facilitates learning opportunities and social activities to serve all 

individuals and families, while bridging generations, inspiring collaboration and building community, and the Cloquet Active Transportation Coalition has 

the vision to create an environment that promotes a citywide transportation system connecting resources through walking, bicycling, and transit use to 

improve the wellness and safety of residents and visitors; and 

WHEREAS,  Community Ed, Cloquet Area Fire District, Community Memorial Hospital and Cloquet Active Transportation Coalition (supported by the 

Statewide Health Improvement Program—SHIP/Healthy Northland) are sponsoring a free family fit n fun day; and 

WHEREAS,  On Saturday, June 11, 2016 Community Ed and other organizations have committed to a Family Fit N Fun Day promoting family, health, safety, 

and fitness; and 

WHEREAS,  Such an event helps develop strong , healthy, safe, and fit families while enjoying fun outdoor activities; and 

WHEREAS, Family Fit N Fun Day on June 11th will kick off Cloquet Bike and Walk Week 2016 that includes daily walk/bike activities for residents to 

encourage participation in active living and active transportation involvement; and 

NOW, THEREFORE, I, Dave Hallback, Mayor of the City of Cloquet, do hereby proclaim 

Saturday, June 11, 2016 as Family Fit N Fun Day, and Saturday, June 11 through Friday, June 17, 2016 as 

Cloquet Bike and Walk Week in Cloquet, Minnesota. 

          

       Dave Hallback, Mayor 

       City of Cloquet 
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REQUEST FOR COUNCIL ACTION 
 
 
To:   Mayor and Cloquet City Council 
From:   Holly Butcher, Community Development Director 
Reviewed By:  Brian Fritsinger, City Administrator 
Date:   May 27, 2016 
 
 
ITEM DESCRIPTION: SUPPORT FOR THE HOUSING TAX CREDIT APPLICATION 

BY SHERMAN ASSOCIATES  
 

 
Proposed Action 
Staff recommends the Council move to adopt RESOLUTION NO. 16-43, A RESOLUTION OF CITY 
OF CLOQUET SUPPORT FOR THE HOUSING TAX CREDIT APPLICATION BY SHERMAN 
ASSOCIATES TO THE STATE OF MINNESOTA FOR THE ADAPTIVE REUSE OF THE 
CLOQUET MIDDLE SCHOOL BUILDING AT 509 CARLTON AVENUE INTO WORKFORCE 
HOUSING.   
 
Background/Overview 
In February 2015 the Cloquet School District (ISD 94) successfully passed a referendum to construct a 
new middle school building which once constructed would vacate the existing 1921 Cloquet Middle 
School (CMS) building located at 509 Carlton Avenue.  The School District budgeted $500,000 to 
address demolition of this building in the event that there are no available alternative uses for the 
building.   
 
In the spring of 2015 the School District convened a local committee, which included city staff, to discuss 
what viable options may exist for their building.  On August 5, 2015 the School District, School Board, 
and Committee held a community meeting in the CMS building providing tours, a presentation of reuse 
and redevelopment other school districts in the state have done with their building sites, and held a 
brainstorming discussion session.  After this meeting, the committee prepared a Request for Proposals 
(RFP) targeting the adaptive building reuse, partial reuse or redevelopment of the Cloquet Middle 
School building site at 509 Carlton Avenue in Cloquet into housing or mixed use development 
opportunities.  The RFP issued was for: 

1. Quality housing opportunities for residents and workforce needs in Cloquet.  The 
development initiative will meet further goals of increasing the supply of decent, 
safe, and housing for persons of all income levels.  The successful development 
proposal may include rental housing, owner-occupied housing, co-operative 
ownership or any combination of such housing types.  Developers are encouraged to 
consider existing facility space to vet if partnership opportunities exist; or   
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2. Quality mixed use development (e.g. retail, commercial, residential, institutional or 

industrial uses).  Mixed use development blends combinations of residential, 
commercial, cultural, institutional, or industrial uses, where those functions are 
physically and functionally integrated, and provides pedestrian connections.   

 
The RFP further stated that the development team should examine if any of these portions can be 
preserved and integrated into the building with development or if they should be removed to increase site 
functionality.  The RFP encouraged developers to leverage strategic partnerships with entities to further 
utilize elements of the building (e.g. nonprofit offices, business incubators, office, community centers, 
theater groups etc.).  The zoning of the existing site is public institutional and as part of this process, the 
Cloquet Public Schools or Developer will need to rezone the property to be adaptively reused, partially 
reused or redeveloped into a new land use and amend the Comprehensive Plan accordingly.    
 
CLOQUET SCHOOL DISTRICT RFP RESPONSE 
 
In December 2015, one response was 
received from Sherman Associates for an 
adaptive reuse rental housing project.  
During February 2016 presentations were 
made by Sherman to the School Board and 
Cloquet EDA and then a public meeting 
was held on March 21st in the CMS 
building on the project with presentation by 
the development team.  The City’s consultant who prepared the 2014 Cloquet/Scanlon Housing Study 
attended the School Board and March public meeting to provide details on the need for affordable 
housing in Cloquet.  Neighbors’ focused project questions on proposed units, parking, and 
management/tenant screening questions.  After this meeting, the School Board voted 5-1 to approve a 
preliminary purchase agreement, as housing has been an ongoing issue of concern students and families 
attending the School District.  (This approval as proposed will provide the School District $99,900 for the 
building.  The $500,000 public tax dollars line item for demolition by the School District will be shifted 
elsewhere per ISD 94 Direction.  School District staff had also obtained a general bid without detailed 
asbestos review of $1.5 million.)   
 
SHERMAN ASSOCIATES PROPOSED PROJECT 
 
The preliminary site plan in the City Planner’s Report shows the removal the gym and pool to provide 
onsite parking.  The attached site plan is not final at this point because at this juncture the project is 
seeking conceptual support from the City to apply to the state for viable financing.  The City is aware that 

SHERMAN PROPOSED UNITS & INCOMES 
Unit Mix  Target Income Brackets 
3 one BR   27 units at 50% Area Median 
17 two BR  13 units at 60% Area Median  
30 three BR    10 units at market rate 
   
50 units TOTAL  50 units TOTAL 
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Sherman Associates is currently in discussions with corporate Salvation Army in the Twin Cities related 
to the concept of potentially relocating the Salvation Army facilities into the building and then utilizing 
the Salvation Army parcel across from CMS for additional parking.   
 
With the requested unit reduction by the City Planning Commission in May, Sherman has reduced the 
project scale from the original 70 units at $15 million to a 50 unit complex at $13.8 million investment 
with the new unit mix at 3 one bedroom, 17 two bedroom, and 30 three bedroom units.  Sherman has also 
secured commitment from the Cloquet HRA for seven project based vouchers (PBVs) for the building.  
PBVs will be applied to the 50% of Area Median Income (AMI) units per payments standards provided 
by the Cloquet/Scanlon HRA.  These are the maximum rents allowed for PBV units where PBV residents 
pay 30% of their income and the HRA fills the gap up to the maximum Payment Standard fulfilling the 
50% AMI unit.  Utility Allowance information is applied to both the PBV and tax credit required rents.  
Gross rents must be reduced by the utility allowance to ensure they are within the maximum payment 
standards and maximum tax credit rents 
 
If financing is received, at a future date the site plan, property rezone, Comprehensive Plan amendment 
and other aspects of this project will be brought forward to the City for approval. 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 

 

PROPOSED UNITS & RENTS: CLOQUET MIDDLE SCHOOL APARTMENTS  

Unit Type # units Monthly Rent Utility Allowance Monthly Gross Rent Affordability 

1BR 3 $476 $69 $545 50% AMI/PBV 

2BR 3 $569 $86 $655 

3BR 1 $635 $124 $759 

2BR 8 $569 

 

$86 

 

$655 

 

50% AMI 

3BR 12 $635 $124 $759 

2BR 4 $698 $86 $784 60% AMI 

3BR 9 $784 $124 $908 

2BR 2 $855 n/a $855 Market Rate 

3BR 8 $1,072 n/a $1,072 
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Project Financing Sources  
 
This project is being proposed to be primarily financed through the use of tax credit programs through the 
State of Minnesota.  Below is a description of how tax credits work and some of the relevant information 
to this project: 
 
• Housing Tax Credits 

There are two categories of the low income housing tax credit (LIHTC) programs 1) the 9% 
Competitive Application Pool which is non-federally subsidized and 2) the 4% Non-Competitive 
Credit Pool that is federally subsidized Competitive Application Pool.   
 

• How do tax credits work? 
Individual states largely control what housing gets built using these credits.  The states control the 
type and location of the housing built and other relevant characteristics to best serve 
affordable/workforce housing income targets.  The state requires the housing to remain affordable for 
at least 30 years. 
 
Developers apply for competitive tax credits.  State agencies write regulations (called “qualified 
allocation plans” or “QAPs”) describing how developers will be selected and open the competition 
for credits.  The agencies review and rate the developers’ applications and award the tax credit 
allocations to the most qualified developer(s). 
 
Developers get awarded funds toward construction. Enterprise and other companies (called “fund 
managers” or “syndicators”) create funds to pool investor capital who then purchase a 15-year tax 
credit dollar for dollar (unlike New Market Tax Credits such as the Norshor Theater project which 
offer 39% tax credit).  Syndicators then use these funds to purchase the tax credits from the developer 
in exchange for an equity stake in the housing development investors receive provides competitive 
yields. 
 
Most importantly for investors, they receive a tax credit that reduces their taxable liability for 
investing in these types of projects.  After the credit term is done, investors can remain owners or they 
can leave the ownership.  With capital from investors, developers can limit the amount of money they 
borrow to fund construction, which reduces the developers’ debt and keeps rent affordable.  Housing 
is rented affordably in the community. These housing tax credit properties can only be rented to 
families whose income is at or less than 60 percent of the area median income. 

 
Staff has spoken with MHFA Tax Credit management staff to understand the process of a small city 
in the “Greater Minnesota” submitting more than one tax credit application to MHFA, which is 
unusual.  After discussions staff is clear on those expectations and while there is no accepted formal 
documentation from the City allowing them to prioritize may contact the City in the future as needed.   
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Proposed Project Financing  

Below in the table is the proposed 9% tax credit project financial sources and uses.  Sherman Associates 
is seeking conceptual support from the City to proceed to applying to the state (Minnesota Housing 
Finance Agency or MHFA) for primary financing opportunities distributed via the state as described 
above. 

 
While the original sources and uses provided to the School District and City identified a project financing 
gap and preliminary identification that TIF would be sought for the project, at this time, this project is 
making no formal application to the City of Cloquet for public financing tools as it is far too early to do 
so and Sherman is seeking general support from the City to apply to the state for primary financing 
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opportunities distributed via the state (Minnesota Housing Finance Agency or MHFA).  The funding 
application for this project is due to the state by June 16, 2016.  The state will then select projects for 
financing and notify awardees by November. 
 
Depending on the type and amount of funding secured through the state, the project may or may not need 
gap financing from the City that will be determined at a later date.  The project will be owned and 
managed by Sherman Associates, a private development entity and as such is statutorily and per City 
EDA policies eligible to make a public financing request to be evaluated by the City.  In the event 
Sherman is to request gap financing such as TIF in the future, the County Assessor must establish a base 
value for the building which has been initially gauged at $426,500 ($77,000 land and $349,500 building 
value) based on an excellent building rating.  If the building rating is not found to be excellent, that base 
value could drop.  Regardless, there will be a tax impact from this project based on the established base 
value even if TIF is authorized at a future date by the City. 
  
What Actions are Being Considered by Council? 
1. Support.  The City Council is being asked to provide written support for the project via an authorized 

Resolution of Support.  The state (MHFA) requires applicants pursuing applications for its tax credit 
programs to obtain letters or resolutions of support from the local governing jurisdiction.  This is a 
non-binding support in the context of the City’s role in reviewing the project from a planning and 
zoning perspective.  However, it does show support by the community for the pursuit of the funding 
sources in question.      

 
Policy Objectives 

The proposed project, developing quality, affordable, workforce housing is supported by: 

1. The findings of the Cloquet EDA commissioned and paid for 2014 Cloquet/Scanlon Housing 
Study that highlight significant local pressure in the Cloquet market related to any properties 
associated with a shallow rent subsidy.  This proposed tax credit project, the same funding source 
which was used to locally construct Settlers Ridge, is technically a shallow subsidy product.  
Deep subsidies are considered those offered at 50% or below median income most commonly 
30% AMI, public housing which provides tenants to pay 30% of their received incomes etc.   
 

2. Secondly, this specific CMS adaptive reuse project was identified by the Cloquet/Scanlon 
Housing Task Force in 2014 that could be moving forward in the area to address this needed 
market gap.   
 

3. Third, the proposed project is identified within the City’s Target Area for residential and rental 
rehabilitation and reinvestment projects to occur to support community stabilization as part of the 
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City of Cloquet’s application to the Department of Employment and Economic Development 
(DEED).  

 
4. Chapter 7 of the Cloquet Comprehensive Plan pages 7-7 to 7-12 highlight a number of city 

objectives and policies 7.2 and policies a, d, e,; housing infill projects, and the use of (starting on 
page 7-11) MHFA housing funding, LIHTC, Historic Tax Credits, Deferred Loan programs, and 
TIF to support these projects noting the strong link between housing and economic development.   
 

Financial/Budget/Grant Considerations 
None at this time. 
 
Advisory Committee Action 
The Cloquet EDA met on May 11, 2016 and recommended support for this project to the City Council. 
 
Supporting Documentation Attached 

• Resolution No. 16-43 
• Chamber and Sappi Letters of Support 
• 2014 Cloquet/Scanlon Housing Study Recommendations 
• 2014 Cloquet/Scanlon Housing Task Force Recommendations 
• Chapter 7, Cloquet Comprehensive Plan pages 7-7 to 7-12 

 



RESOLUTION NO. 16-43 
CITY OF CLOQUET SUPPORT FOR THE HOUSING TAX CREDIT APPLICATION 

BY SHERMAN ASSOCIATES TO THE STATE OF MINNESOTA FOR THE ADAPTIVE 
REUSE OF THE CLOQUET MIDDLE SCHOOL BUILDING AT 509 CARLTON 

AVENUE INTO WORKFORCE HOUSING  
 
WHEREAS, in October 2015 the Cloquet School District released a request for housing/mixed 
use proposals for the adaptive reuse, partial reuse or redevelopment of their 180,000 square foot 
historic 1921 Middle School building located at 509 Carlton Avenue; and 
 
WHEREAS, in March 2016 after public engagement, the Sherman Associates proposal for 
adaptive reuse into affordable workforce housing was approved by ISD 94; and 
 
WHEREAS, the Sherman Associates proposal for the Cloquet Middle School site proposes 50-
units of affordable workforce rental housing to be owned and managed by Sherman Associates, 
or an affiliate, will meet the locally-identified housing need for quality affordable workforce 
housing which is in short supply in the local housing market, as evidenced and  further described 
in the Cloquet/Scanlon Housing Study (2014, Stantec Consulting); and 
 
WHEREAS, Cloquet Middle School Apartments contributes to efforts outlined in the City of 
Cloquet’s Cooperatively Developed Plan (CDP) and Planned Community Development Plan to 
address locally identified needs and priorities in which local stakeholders are actively engaged. 
Specifically, the adaptive reuse of Cloquet Middle School contributes to the objectives outlined in 
the community-supported 2014 Cloquet/Scanlon Housing Study adopted by the City Council on 
February 4, 2014.  Additionally, in an effort to implement the Cloquet/Scanlon Housing Study, the 
2014 Cloquet/Scanlon Housing Task Force,  composed of members from the City of Cloquet, City 
of Scanlon, Cloquet HRA, Carlton County, elected officials, area housing developers, area housing 
managers, Fond du Lac Reservation, and Arrowhead Regional Development Commission, adopted 
recommendations on August 5, 2014 which identified the Cloquet Middle School in Goal #9 and 
Goal #5 as  a development opportunity to meet the affordable workforce housing niche; and 
 
WHEREAS, the City of Cloquet supports the application of Sherman Associates for Low Income 
Housing Tax Credits through Minnesota Housing and related Historic Tax Credits in support of 
this adaptive reuse project, and 
 
WHEREAS, this project will utilize existing infrastructure including water, sewer, gas, electric 
etc.; and 
 
NOW, THEREFORE, BE IT RESOLVED, that City Council of the City of Cloquet adopts this 
resolution of support related to Sherman Associates’ Minnesota Housing Finance Agency tax 
credit application for affordable workforce housing and as evidence of its commitment to provide 
ongoing assistance to bring the project to completion as deemed to be appropriate in the sole 
discretion of the City Council and the Economic Development Authority. 
 
PASSED BY THE CITY COUNCIL OF THE CITY OF CLOQUET THIS 7TH DAY OF 
JUNE 2016. 
       _____________________________ 
       Dave Hallback, Mayor 
ATTEST: 
 
_____________________________ 
Brian Fritsinger, City Administrator 
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The following subsections present key findings from our review of Cloquet/Scanlon’s rental housing 
market. 

6.1 GENERAL OCCUPANCY MULTIFAMILY RENTAL MARKET CHARACTERISTICS 

General-occupancy multifamily units make up the largest portion of Cloquets’s rental housing supply. We 
surveyed 627 general-occupancy multifamily units, split between 21 different properties. Of the 627 units, 
229 (37%) were market-rate units and 398 (63%) were income-restricted units. Table 15 presents data on
each of the properties profiled. 

Table 15: Cloquet/Scanlon General-Occupancy Multifamily Properties 

Income-restricted units receive some sort of subsidy from government or philanthropic entities to lessen 
the burden for moderate- or low-income households. At most of the income-restricted developments in 
Cloquet, tenants pay 30% of their adjusted gross household income for rent. Typically, a government 
subsidy program contributes the remaining gap between actual tenant payment and a fair market rent 
(FMR) that is established by HUD or another governing organization. The 2013 FMR for the Duluth-
Superior metro area as established by HUD are as follows:  

Stu 1BR 2BR 3BR Stu 1BR 2BR 3BR Studio 1BR 2BR 3BR

Income-Restricted (Deep Subsidy)1

Maplewood Court II* 1318 & 1322 18th St Cloquet 1993 11 2 9 0 0
Woodland Pines 201 Spruce St Cloquet 1988 19 19 0
Maplewood Apts 1326 18th St Cloquet 1988 24 8 16 0 0
Tall Pines Apts 1514 & 1516 16th St Cloquet 1983 8 4 4 0 0
Sahlman East THs 1701 Sahlman Ave Cloquet 1980 36 28 8 0 0
1503 Tall Pine Fourplexes 1503 Tall Pine Ln Cloquet 1980 12 12 0
Fond du Lac Housing Various Cloquet Various 180 40 140 0 0
Totals/Averages/ vacancy rate 1985 290 33 109 148 0 0 0

0.0% 0.0% 0.0%

Income-Restricted (Shallow Subsidy)2

Settler's Ridge 92 Riva Ridge Dr Cloquet 2000 22 11 11 0 0 $590 $645
Whispering Pines Apts 810 & 812 Tall Pine Ln Cloquet 1995 36 6 21 9 0 0 0 $685 $775 $845
Sahlman West THs 1501 Sahlman Ave Cloquet 1977 50 12 12 26 0 0 0 $610 $710 $895
Totals/Averages/ vacancy rate 1988 108 18 44 46 0 0 0 $635 $711 $825

0.0% 0.0% 0.0%

Market Rate
14th Street Apts II 2020 14th St Cloquet 2013 22 5 12 5 n/a n/a n/a $495 $665 $865
14th Street Apts I 2010 14th St Cloquet 2009 18 6 6 6 0 0 0 $665 $865 $915
Oakwood Estates Apts 910 Oak St S Cloquet 2005 30 16 10 4 1 1 0 $730 $880 $1,120
Lincoln Place Apts 2300 Lincoln Ave Scanlon 1995 8 1 5 2 0 0 0 $750 $950 $1,100
Chateau Apts (I-IV) 820-850 Spring Lake Rd Cloquet 1973-77 20 6 14 0 0 $525 $625
Park Avenue Manor 701 Park Ave Cloquet 1970s-r 12 5 7 0 1 $400 $500
Westgate Manor 777 Laurel St Cloquet 1974 24 12 12 1 1 $555 $630
North Road Apts 603 North Rd Cloquet 1974 12 12 0 $630
Woodgate Square 403 Doodridge Cloquet 1973 24 3 21 0 3 $760 $820
Viking Manor II Apts 518 4th St Cloquet 1966 12 8 4 1 0 $610 $695
Viking Manor I Apts 510 4th St Cloquet 1963 36 24 12 3 1 $665 $740
West End Apts 224 Ave A Cloquet 1920 11 4 7 0 0 $320 $450
Totals/Averages/ vacancy rate 1975 229 9 100 108 12 0 6 7 0 $417 $587 $743 $1,014

0.0% 6.8% 6.8% 0.0%

n/a = not available
1 Income restrictions are typically set at 60% of area median income (AMI) or less; households then pay 30% of income toward rent.
2 Income restrictions are typically set anywhere between 50% and 80% of AMI; households pay a set rent, regardless of income, which is often held below market rates. 

* Property also contains 11 age-restricted units
Source: Stantec

 30% of household income 

Project Name
Monthly Rent

 30% of household income 

 30% of household income 

Total 
Units

Year 
BuiltCityAddress

Units by Type Vacant Units

 30% of household income 
 30% of household income 
 30% of household income 
 30% of household income 
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Commonly recognized subsidy programs include Section 8 (project-based), public housing, Section 236, 
and Section 515. Properties supported through the Section 42 program (aka Low Income Housing Tax 
Credit program) also restrict tenancy based on income. However, tenants at Section 42 properties are 
obligated to pay the entire set rent, which is held below a fair market standard set by the Minnesota 
Housing Finance Agency. 

The following bullet points and graphics summarize key findings from the general-occupancy multifamily 
rental review. 

≠ Figure 17 shows the distribution of 627 general-occupancy rental units, by unit type and income 
restrictions. Among the market rate properties, one-bedroom and two-bedroom units comprise 
93% of the total unit count, with only a small number of studio and three-bedroom units 
available. Among income-restricted properties, there is a much higher proportion of three-
bedroom units and a much lower proportion of one-
bedroom units.  

≠ Of the 229 market-rate units surveyed, 13 were reported 
as vacant. This translates to an occupancy rate of 94%,
indicating a balanced rental market. A rental market at 
95% occupancy is considered a healthy market, as it 
provides for sufficient consumer choice and adequate 
unit turnover. 

≠ Of the roughly 400 income-restricted properties, none 
were reported as vacant. Furthermore, many property 
managers surveyed indicated waiting lists were kept 
with names of interested households should the 
apartments become available. This indicates a very 
strong pent-up demand for affordable rental housing. 

≠ Overall, the average age of a general-occupancy rental 
unit is about 30 years old. However, market rate units 
tend to be about 10 years older, on average, than 
income-restricted units. 

≠ According to the survey, the average market rate rent for one-bedroom units is $587 per month;
for two-bedroom units it is $749 per month; and for three-bedroom units it is $1,014 per month.
These average rents are slightly above the FMR set for the metro area by HUD. 

2013 HUD Established Fair Market Rents (FMR) for the Duluth-Superior Metro Area by Unit Type 

Efficiency/Studio One-bedroom Two-bedroom Three-bedroom Four-bedroom 
$459 $552 $725 $945 $1,052 

 

Figure 17: Distribution of Rental Units 
by Type 
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≠ Roughly three-quarters of the income-restricted units have deep subsidies that restrict tenancy to 
households with very low incomes. Therefore, rents are based on a sliding fee scale in which the 
household only pays 30% of their income toward rent. However, Cloquet/Scanlon also has several 
income-restricted properties in which the subsidy is much shallower and the income restrictions 
are more liberal. However, tenants are required to pay a set rent even though the rent may be held 
to levels slightly below “market.” In Cloquet, however, many “market” rate properties have rents 
consistent with such properties because they are older and lack a number amenities that newer 
properties have.

It should be noted that the survey of market rate rental properties did not include single-family homes, 
duplexes, or other buildings with fewer than four units. This was because the time and expense associated 
with such a broad survey would have been cost prohibitive. 

Furthermore, according to the U.S. Census’s 2011 American Community Survey, about 40% of the rented 
units in Cloquet/Scanlon are single-family homes. Although this is a substantial proportion, we believe 
that by surveying over 60% of Cloquet/Scanlon’s rental units, we can gain an accurate picture of the rental 
market without incurring the cost of identifying and surveying all rental properties.  

Nonetheless, Stantec did collect anecdotal data from the interviews conducted as part of this study as well 
as a brief review of on-line rental sources. Based on this supplemental data, the typical rental rate for an 
older house starts at about $900 per month, whereas newer homes start at about $1,400 per month. 

6.1.1 Renter-Occupied Housing and Affordability  

The term “housing affordability” has more than one definition. The U.S. Department of Housing and 
Urban Development (HUD) define a housing unit as affordable if low and moderate income households 
pay 30% or less of their income toward housing costs. 

Rental development and assistance programs are chiefly meant to assist households at or below 50% of 
median income; therefore, Minnesota Housing assumes affordable units are affordable to households 
earning $31,150 in 2013. The 50% of median designation is consistent with the federal Low-Income 
Housing Tax Credit program’s rent limits. Housing costs for rental units include both monthly rents and 
utilities. 

Table 16 highlights the percentage of rental units in Cloquet that fall under Minnesota Housing’s
definition of affordability and a more stringent definition set at 30% of area median income. It should be 
noted that a significant proportion of the two and three bedroom units affordable to those with incomes 
under 30% of AMI are owned and managed by the Fond du Lac Band. If these units were not included in 
the analysis, the percentage of two and three bedroom under the affordable limit would drop 
substantially. 
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Table 16: Cloquet/Scanlon Rental Units by Affordability 

6.2 SENIOR RENTAL MARKET CHARACTERISTICS 

Senior (age-restricted) units make up the remaining portion of Cloquet’s rental housing supply. 
Development efforts in the senior housing industry over the past 10-15 years have altered the perception 
of traditional rental housing for seniors. Through the creation of different types of housing and varying 
levels of accompanying services, the industry has tapped interest from both the senior population and the 
adult children of seniors in need of alternative housing.  

Cloquet/Scanlon’s senior rental offerings generally cover the range of senior housing options available in 
many communities, which are as follows: 

1. Active Adult ( or independent living where few, if any, support services are provided): rents tend 
to be modest, often because units are restricted to low- or moderate income households, or the 
units are owned in the form of a condominium or cooperative;  

2. Independent Living (or congregate housing): support services, such as meals and light 
housekeeping, are available for an additional fee or included in the rent;  

3. Assisted Living: two or three daily meals as well as basic support services such as transportation, 
housekeeping and/or linen changes are included in the rent. More importantly, personal care, 
such as assistance with bathing, grooming and dressing, is available either for an additional fee or 
included in the rent; 

4. Memory Care: more rigorous and service-intensive personal care is required for people with 
dementia and Alzheimer’s disease. Typically, support services and meal plans are similar to those 
found at Assisted Living facilities, but the increased levels of personal care require more staffing 
and higher rental fees; 

5. Skilled Nursing Care Facilities: intensive service for frail seniors, heavily regulated by the State
government. 

60% of 50% of 30% of
Affordable Rental Housing Measures AMI AMI AMI

Area Median Family Income (AMI) = $62,300 $37,380 $31,150 $18,690

Maximum affordable housing costs (rent & util.):
Efficiency/studio unit $655 $546 $327
One-bedroom unit $702 $585 $351
Two-bedroom unit $841 $701 $420
Three-bedroom unit or larger $972 $810 $486

Percentage of Cloquete units surveyed under "affordable" limit:
Efficiency/studio unit 100% 100% 80%
One-bedroom unit 87% 50% 22%
Two-bedroom unit 88% 63% 41%
Three-bedroom unit or larger 97% 77% 72%



CLOQUET / SCANLON HOUSING TASK FORCE RECOMMENDATIONS TO

IMPLEMENT CLOQUET / SCANLON HOUSING STUDY

SUMMARY OF CLOQUET / SCANLON HOUSING STUDY RECOMMENDATIONS (August 2014)
1.  Work with property owners to combine small vacant lots with adjacent properties (less than 7,500 square feet).

2. Strategically extend municipal services into areas with numerous vacant lots (e.g. Antus Addition) thus creating 10,000-20,000 square 

foot lots for move-up housing. 

3. Improve aging infrastructure targeting older neighborhoods (streets, sidewalks, lighting).

4.  Encourage homeownership.

5. Encourage a diverse mix of housing styles.  Cloquet/Scanlon market heavy in executive and base housing markets, create 

entry / affordable and middle market opportunities.

6. Focus on developing owner housing that young families can obtain at 80% of median income.

7.  Consistently reinvest in Cloquet/Scanlon existing housing stock to maintain community stability.

IMPLEMENTATION ACTION PLAN (AUGUST 2014)
GOAL ACTION STEPS RESPONSIBLE AGENCY MEASURED BY DATE

Hold Housing Summit to Inform Home Owners and Participating Agencies Summit Meeting held Q2 2015

 Rental Owners of Rehabilitation Programs offered by City of Cloquet (one day summit with 

 Regional CAP and CHDO agencies (Lakes & Pines, One non-utility bill based different topics 

Roof, and CMHP). Inform Developers about Housing mailing that is direct to throughout the 

Programs available via city - county tools, programs non-homesteaded props; day for different groups)

offereed by MHFA, GMF, and USDA.  Increase marketing newspaper, social media

outreach from CMHP and One Roof for Homeownership rental registry etc.

classes witin the community. City of Scanlon

Cloquet HRA

use mailing & newsletter

to reach rental owners

Discuss and act to change multiple agency coverage Carlton County/Cloquet Change or improve ongoing

for Carlton County as it relates to administration Lakes & Pine, CMHP service delivery of 

of housing programs by CAP and CHDO agencies, MnCAP, DHS program opportunities

to align with transportation, planning, and economic (gaps also exist related

boundaries.  In 2005 the US Census added Carlton Co. to homelessness and the

into the Duluth-Superior Metropolitan Statistical Area. lack of a shelter)

Consider collaboration of partners in the conversation

Legislators, Aitkin County, MHFA, DHS, MnCAP etc.

3) INFORM REGIONAL STATE AND 

LOCAL DEVELOPERS ABOUT 

HOUSING NEEDS FROM STUDY

Develop a succinct marketing document that clearly states 

Cloquet and Scanlon's housing message. 

City of Cloquet                                               

City of Scanlon

Send materials, schedule 

conference calls etc. 

Q1 2015

4) INFORM POLITICIANS ABOUT 

HOUSING NEEDS FROM STUDY

Inform Legislators about local housing needs.  Cities meet 

with County Commissioners to review needs from study 

and task force recommendations.

City of Cloquet                                               

City of Scanlon

Send materials, schedule 

conference calls etc.

Q4 2014

5) SUPPORT AFFORDABLE HOUSING 

DEVELOPMENT PROJECTS OF 60-80% 

OR LESS OF MEDIAN INCOME

Work with EDA, Developers, & One Roof Community 

Housing on community / neighborhood stabilization 

revitalization projects in central core of each city such as 

land trust home development & other affordable housing 

projects (Oak St to 22nd St; Prospect north to the River; 

original street grid of Sunnyside; original core Scanlon).  

City of Cloquet                                               

City of Scanlon                                         

Cloquet HRA   

Project concepts moving 

forward to EDA, Planning 

Commission and Council 

and Cloquet HRA

ongoing

6) BUILD AFFORDABLE HOUSING AT 

20-60% OF MEDIAN INCOME THAT IS 

AVAILABLE FOR HRA HOUSING 

VOUCHERS AND/OR SENIOR 

HOUSING

Cloquet HRA expand onsite Section 8 Housing 

Development or partner with agencies such as One Roof to 

construct additional affordable housing - need for both 

seniors and younger separated buildings.  Work with 

Developers or Agencies to construct new senior housing 

downtown which is income and rent restricted (Larson 

Commons has 2 year waiting list).  

Cloquet HRA                               

One Roof                                              

Habitat for Humanity                  

Cloquet EDA                            

Scanlon                                         

County EDA

Project concepts moving 

forward.

ongoing

7) INVESTIGATE AND UNDERSTAND 

THE CLOQUET HRA CHARTER 

OUTLINING POWERS AND ACTIVITIES

Possibly broaden HRA activities in the community related 

to affordable housing, bonding for projects etc.

City of Cloquet                                          

Cloquet HRA                           

Cloquet EDA

Project concepts moving 

forward

Q1 2015

8) INCREASE THE DIVERSITY OF 

HOUSING OPTIONS

 Examine new diverse housing mix options such as 

cooperative housing for seniors improve housing retention 

through diversity in options, identify examples of 

successful developments of this type to use in discussions 

with developers.

Developers                                      

ARDC                                        

City of Cloquet                                               

City of Scanlon                                  

Discuss and consider a 

wide range of housing 

types for all incomes

ongoing

1)  EDUCATE COMMUNITY ABOUT 

HOUSING PROGRAMS

2)  IMPROVE THE AVAILABILITY, 

DIVERSITY, AND EFFECTIVENESS OF 

HOUSING SERVICE DELIVERY WITHIN 

CARLTON COUNTY



GOAL ACTION STEPS RESPONSIBLE AGENCY MEASURED BY DATE

9)  SUPPORT HOUSING 

STABILIZATION AND REINVESTMENT 

PROJECTS IN EXISTING 

NEIGBHORHOODS ALONG WITH 

REDEVELOPMENT PROJECTS TO 

REMOVE BLIGHT AND 

DETERIORATED HOMES

Target areas for housing stabilization and reinvestment in 

existing housing stock in the original core of Cloquet and 

Scanlon.  In Cloquet specifically that means: Oak St to 22nd 

St; and Prospect Ave north to the river and the original 

streetgrid of Sunnyside.  Areas for potential housing 

redevelopment include: the Cloquet Middle School Site.  

Each city will create a map of blighted blocks needing 

redevelopment.  Each city should apply for SCDP for owner 

occupied, commercial, and multifamily improvements.  

Each city should examine enhancements to city code with 

tools such as vacant building registry for both residential 

and commercial properties; property maintenance code or 

blight ordinance.

City of Cloquet                                               

City of Scanlon                                  

Legislators                                       

Cloquet HRA                                    

County EDA

Diverse projects moving 

forward in cities for 

stabilzation activities.   

Map distressed areas to 

address.  Apply for SCDP.

Q2 2015                               

ongoing

10) SUPPORT NEW SINGLE FAMILY 

SUBDIVISION PROJECTS ESPECIALLY 

THOSE THAT WILL CONNECT WITH 

PUBLIC UTILITIES

Antus Addition Area, north of North Rd; Along Freeman Rd; 

Along N Hwy 33; South Oak St; Otter Creek Subdivision 

Expansion; Eastern Edge of Erickson Acres; Scanlon 

Expansion areas: 22nd St. south and then east along Tall 

Pine Lane- "move-up housing needed." 

City of Cloquet                                               

City of Scanlon

New subdivision plans 

proposed.                                 

Connection between this 

goal and study to be 

included in 2015 CIP by 

engineering need to be 

explored by Cloquet.

ongoing

11) TARGET OLDER 

NEIGHBORHOODS FOR PUBLIC 

INFRASTRUCTURE INVESTMENT TO 

IMPROVE STREET, SIDEWALK, AND 

LIGHTING CONDITIONS

Work with the City Engineer to incorporate into CIP 

targeting Central City Core and West End areas.

City of Cloquet                                               

City of Scanlon

Annually CIP engineering 

projects continuously list 

original city neighborhood 

projects for street 

improvements.

ongoing

City of Cloquet ongoing

City of Scanlon

City of Cloquet Proactive plans in CIP ongoing

City of Scanlon to extend utilities for 

housing growth.

Connection between this 

goal and study to be 

included in 2015 CIP by 

engineering need to be 

explored by Cloquet.

14) WORK WITH THE CHAMBER TO 

HOST A LUNCHEON WITH BUSINESS 

OWNERS TO INFORM THEM ON 

HOUSING ISSUES AND INITIATIVES

Work with Chamber to see if topic could fit luncheon 

session.

City of Cloquet                            

City of Scanlon

Luncheon held ongoing

ongoing

Pass rental registry. City of Cloquet Approval by Council Q4 2014

Pass a Rental Housing Ordinance with licensing City of Scanlon Approval by Council Q4 2017

and inspections.

Completed application Q1 2015

Hold Housing Summit Q2 2015

City of Cloquet ongoing

City of Scanlon

Improvement projects and 

plans being proposed.                                      

Cat-7 program feature.

Identify parcels that are smaller than 7,500 sf and work 

with adjacent property owners on lot combinations to 

create more marketable lots allowing expansion space on 

existing properties. 

Use the parcel map 

created by Stantec, City 

Planner will craft a letter 

to be mailed to adjacent 

parcels.

Q1 2015City of Cloquet                            

City of Scanlon                   

ARDC

City of Cloquet                                               

City of Scanlon

Map created

12) SUPPORT PROJECTS THAT 

IMPROVE AND EXPAND 

DOWNTOWN LOFT APARTMENTS 

ABOVE COMMERCIAL PROPERTIES

Ensure zoning continues to allow for Mixed Use High 

Density Downtown.  

18) SUPPORT NEW MULTI-FAMILY 

DEVELOPMENT PROJECTS

Areas for potential multifamily development include Hwy 

33 N area, 14th Street Apartment expansion, other infill 

sites central core of the City.

13) EXTEND INFRASTRUCTURE TO 

SUPPORT HOUSING

Cloquet Expansion areas: Utilize Landfill Host Fee to 

Extend utilities into the Antus Addition Area to ensure 

adequate land supply available for housing development; 

Find other funds to extend north of North Rd; Along 

Freeman Rd; Along N Hwy 33; South Oak St; Eastern Edge 

of Erickson Acres Scanlon Expansion areas: 22nd St south 

and then east along Tall Pine Lane.

16) DEVELOP A HOUSING 

INVENTORY MAP OF CLOQUET AND 

SCANLON

17) IMPROVE QUALITY OF RENTAL 

HOUSING STOCK

Apply for SCDP to enhance rental properties.                       

Hold housing summit on rental improvement programs.

Identify and map undeveloped land available for housing 

and determine the appropriate housing type.  Identify 

blighted properties needing redevelopment.  Identify and 

map potential lot combinations.  Map existing and 

potential mixed use commercial and housing properties.

Improvement projects and 

plans proposed

15) LOT COMBINATIONS IN THE 

CENTRAL CORE OF THE CITY
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Assisted Living 

Move Up Buyers 

Move up buyers are typically in their 30s and 40s.  They move up from the smaller, less expensive 
house that they had purchased earlier.  From an economic growth perspective, this is an important 
group of people.  Typically, move up buyers have children in school and they have established jobs, 
so they are less apt to move to another community and start over.  Also, professionals who are 
moving to a community to advance their career are generally looking to move up to a more expensive 
house than what they had in their previous community.  Cloquet must ensure that it has adequate 
choices for those who are looking for move up housing that will satisfy their needs until they are in 
their late 50s and beyond.   

Empty Nesters and Young Seniors 

Empty nesters and young seniors are generally in their 50s and 60s.  Often, their children have 
moved out of their house and left them with a larger house than needed or desired.  Empty nesters 
and young seniors frequently want to live in a smaller house, such as a townhouse, that has less 
maintenance.  As the baby boom generation moves into this age group, this population will increase 
in Cloquet.  In recent years, Cloquet has seen an increase in townhouses and condominiums that 
empty nesters and young seniors typically seek.  Cloquet will need to work to increase housing 
choices for empty nesters and young seniors.  If there are not adequate housing choices for this age 
group, young seniors may be apt to leave the City after 
they retire. 

Older Seniors 

Those in their 80s and older are often looking for low 
maintenance or assisted living housing.  As the 
population ages, Cloquet must continually ensure that it 
has adequate housing to meet the needs of seniors.  In 
recent years, Cloquet has made great progress in 
providing additional senior housing.  Cloquet should 
continue to be a senior-friendly community that values 
the contributions of seniors to the community. 

GOALS, OBJECTIVES, AND POLICIES 
Goal:  Cloquet provides diverse and attractive housing to meet the needs of residents. 

Objective 7.1:  Encourage the preservation and enhancement of the existing housing stock to 
provide for the needs of current residents and to accommodate anticipated future population 
growth.

Policy 7.1.a:  Continue to work with the Minnesota Housing Finance Agency and others to 
help provide financial assistance to rehabilitate housing. 

Policy 7.1.b:  Explore opportunities to amend the Zoning Ordinance to reflect identified 
housing needs.  For example, consider amending the Zoning Ordinance to allow accessory 
living units in single-family residential districts to help address the housing needs of seniors 
and those with special needs. 

Policy 7.1.c:  Explore opportunities to develop and make available a handbook to guide 
homeowners in rehabilitation of their property. 
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Policy 7.1.d:  Where appropriate, encourage green building/sustainable design concepts for 
new housing and housing renovations. 

Policy 7.1.e:  Strive to identify blighted properties that are vacant or for sale in the city center 
and other appropriate areas of the city.  Consider acquiring the properties and improving 
them, or explore redevelopment opportunities.  Seek private rehabilitation support where 
desirable. 

Policy 7.1.f:  Promote neighborhood cleanup programs.  Hold cleanup days for appliances, 
furniture, and general neighborhood cleanup. 

Policy 7.1.g:  Where appropriate, consider providing loans and/or other assistance to 
enhance property maintenance. 

Objective 7.2:  Encourage the development or redevelopment of housing for all income levels, 
special needs, and stages of life. 

Policy 7.2.a:  Explore creating regulations and incentives that encourage development of low 
and moderate-income housing, as well as housing for those with special needs. 

Policy 7.2.b:  Where appropriate, encourage infill housing in areas currently served by public 
utilities.

Policy 7.2.c:  Encourage the creation of mixed-use development in the city center that 
includes housing, employment, shopping, and recreation opportunities in a compact, 
pedestrian setting.  Where appropriate, encourage housing above businesses in the city 
center.  Periodically update the City’s master plan for the downtown (city center) area. 

Policy 7.2.d:  Use and promote government programs to assist with the development of multi-
family rental housing, first time homebuyers, and similar housing needs. 

Policy 7.2.e:  Explore opportunities to develop and implement housing programs or tools to 
help develop affordable housing, transitional housing, and other housing needed in the 
community.  Possible tools may include density bonuses, reduced building setbacks, and 
reduced parking requirements. 

Policy 7.2.f:  Where appropriate, support programs, such as Habitat for Humanity, that help 
address Cloquet’s housing needs. 

Policy 7.2.g:  Explore opportunities to develop “traditional neighborhood design” ordinances 
and subdivision regulations.  Where appropriate, encourage traditional neighborhood design 
developments as a means to provide attractive housing for young families.   

HOUSING PLAN 
This section expands on the key concepts and actions described in the inventory and analysis section 
and the goals, objectives, and policies section of this chapter.  In general, the City will help guide 
housing in Cloquet by regulating existing and proposed housing and by promoting and offering 
programs that help people acquire and maintain housing.  General steps that the City will strive to 
accomplish include the following: 

 Promote housing infill, redevelopment, and maintenance; 

 Promote an appropriate housing mix; 
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Opportunity for Housing Infill on 14th Street 

 Guide and zone property to address housing expansion needs; 

 Address issues relating to rural residential development within the city and near the city; 

 Promote housing assistance programs; and 

 Promote housing that respects economic, social, and natural resources. 

A more detailed description of the Housing Plan follows.   

HOUSING INFILL, REDEVELOPMENT, AND MAINTENANCE 
The Housing Plan promotes housing infill and 
redevelopment, particularly in those areas of the city 
that are currently served by public sewer and water.  
Housing infill and redevelopment is generally cost 
effective because it allows the City and developers to 
use existing infrastructure and community facilities.  It 
also helps grow and support the surrounding 
neighborhood.  However, to help promote housing infill 
and redevelopment, developers and landowners 
should have some assurance that the surrounding 
neighborhood will be well maintained.  It is difficult to 
promote infill development in a declining 
neighborhood. 

Roughly 58.6% of the housing in Cloquet was built before 1960.  Maintenance, energy efficiency, and 
safety concerns will become more prevalent in Cloquet as the housing stock ages.  Consequently, in 
key areas of the City and at opportune times, the City will strive to evaluate the existing condition of 
older housing stock and recommend strategies to address priority needs, rehabilitate or remove 
existing problem housing, fund maintenance efforts, and improve housing maintenance.   

The City will also work with others to promote programs that help housing become more energy 
efficient.  Reduced energy consumption can help make housing more affordable and it can help 
protect the natural environment. Where appropriate, the City will also encourage well-planned 
rehabilitation projects that enhance or restore the historic character of existing housing.  

HOUSING MIX 
The Housing Plan promotes an appropriate mix of housing types intended to serve the diverse needs 
of the community.  It promotes life-cycle housing that allows a young resident to start out in Cloquet 
by renting an apartment, then move to a starter house, then to a move-up house, and finally to senior 
housing or assisted living.  The goal is to provide adequate housing at all stages of a person’s life. 

The Plan also recognizes that Cloquet’s demographic characteristics are changing.  More people are 
choosing to remain single, people are living longer, and there are more single parent families.  
Although these demographic changes may occur gradually, the City must be sensitive to the fact that 
housing needs are changing and that Cloquet should have an appropriate mix of housing to meet 
those needs. 

Although there is a need to provide a full range of housing types, the Plan recognizes a special need 
to provide additional housing choices for young families.  The City must attract young families if it is to 
grow and sustain its population.  The Plan also recognizes a need to provide additional housing for its 
growing population of young seniors, empty nesters, and older seniors.  
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Rural Residential Development 

KEY HOUSING EXPANSION OPPORTUNITIES 
In addition to infill development opportunities, the Comprehensive Plan guides the following key areas 
in the city for future housing expansion.   

Housing in the City Center 

The Comprehensive Plan promotes a strong and vibrant city center (downtown).  A mixture of 
additional housing in the city center would help bring a critical mass of people to the city center, 
thereby strengthening existing businesses and promoting new businesses.  New housing can be 
developed above existing businesses, but opportunities also exist to develop or redevelop standalone 
housing in the area.  Housing in the city center would especially appeal to young seniors, empty 
nesters, older seniors, and singles and couples without children. 

Housing North and East of the River 

The area north and east of the St. Louis River on both sides of State Highway 33 provides an 
excellent opportunity to provide a significant amount and mixture of new housing in Cloquet (refer to 
Chapter 3:  Land Use).  The City can reasonably and logically serve this area with public sewer and 
water.  The Comprehensive Plan guides this area for a mixture of residential uses including single-
family detached housing, single-family attached housing, and multi-family housing.  The Plan also 
promotes diverse housing that accommodates people of all income ranges.   

EXISTING AND FUTURE RURAL RESIDENTIAL 
As discussed in Chapter 5:  Utilities and Community Facilities, there are several rural residential 
developments in Cloquet that are not served by public sewer and water.  Some of these 
developments existed before the 1975 merger of Knife Falls Township and the City of Cloquet.  
Pursuant to the merger agreement between the City and Township, developments in the former 
Township have a reduced tax rate until such time that the City provides these developments with 
public sewer and water.  While rural residential developments contribute positively to Cloquet’s 
housing mix, their reduced tax rate strains the City’s ability to recoup its costs for providing these 
developments with City services, including police and fire protection and road maintenance.   

As discussed in Chapter 3:  Land Use, the City can reasonably and logically over time extend public 
sewer and water to many of these rural residences.  As the City plans for logical expansion of public 
sewer and water into rural residential areas, it will need to consider the cost and benefits of doing so 
for the City as well as individual property owners.  Public sewer and water that replaces failing septic 
systems and wells benefits the general public and individual property owners.  In addition, some 
property owners may benefit by being able to subdivide their property once they have public sewer 
and water.  However, others may not be able to 
subdivide (or may not wish to subdivide).  For them, 
the costs of City sewer and water may be difficult to 
absorb without careful planning.  Consequently, the 
City and rural residential property owners must work 
together to address this situation in a positive and fair 
manner.   

The City must also carefully consider the costs and 
benefits associated with future rural residential 
development in the city.  In recent years, the City 
approved two significant rural subdivisions:  Jolicouer 
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Trails, which has 27 lots on 60 acres, and Otter Creek, which has 25 lots on 40 acres with potential 
future subdivisions on an adjacent 120 acres.  All of these lots are served by septic systems and 
private wells, and all of these lots have an area of at least one acre, with most lots having an area of 
1.5 to 2.5 acres.  Again, these developments contribute positively to Cloquet’s housing mix, but the 
City must analyze the costs and benefits of allowing additional significant rural subdivisions in the city.   

The Plan recognizes that all property owners, even those without access to public sewer and water, 
have the right to develop their property in a manner consistent with the City’s Comprehensive Plan 
and Zoning Ordinance.  However, where appropriate, the City will promote conservation subdivisions, 
clustering, and other techniques that will allow rural residential development, while encouraging the 
preservation of significant natural areas. 

Housing Development in the Adjacent Towns and on Fond du Lac Reservation in Cloquet 

The towns adjacent to Cloquet are growing at a faster rate than the City of Cloquet (see Chapter 2:  
Community Background).  Pressure to extend City utilities into the township will likely grow as the City 
extends public sewer and water into the rural areas of the city and closer to adjacent townships.  In 
turn, that raises the need to discuss the possibilities of annexation.  Therefore, the City and townships 
must cooperate on future housing developments in and near the townships.  Likewise, the Fond du 
Lac Reservation has a need for additional housing as its population continues to grow.  The Fond du 
Lac Band will provide additional housing on Reservation land in Cloquet, but the City and Fond du 
Lac Reservation must coordinate housing efforts, in part, to ensure that all residents have adequate 
access to community facilities and services, such as parks. 

THE CLOQUET HOUSING AND REDEVELOPMENT AUTHORITY AND 
HOUSING ASSISTANCE PROGRAMS 
The Cloquet Housing and Redevelopment Authority (HRA) promotes safe, decent, and affordable 
housing in Cloquet.  In particular, the HRA assists households through the Section 8 Program.  The 
HRA and the City of Cloquet will continue to work with various housing agencies and programs to 
promote housing in the city.  Key agencies and programs include the following: 

 Minnesota Housing Finance Agency 

 Housing Trust Fund 

 Economic Development and Challenge Program 

 Minnesota Families Affordable Rental Investment Program 

 Innovative Housing Loan Program 

 Low Income Housing Tax Credits 

 Historic Tax Credits 

 Community Activity Set-Aside Program 

 HOME Program Rental Rehabilitation Grant Program 

 Deferred Loan Program 

 Great Minnesota Fix-Up Fund 

 Greater Minnesota Housing Fund for Multi-Family and Single-Family Assistance 

 The Community Development Block Grant – Small Cities Development Program 
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 USDA Rural Development:  Rural Housing Home Loan, 504 Program, Rural Rental Housing 
Loans, and Public Facilities Program 

 Central Minnesota Housing Partnership:  Home Rental Rehabilitation, Rental Rehabilitation 
Loan Program, Affordable Mortgage Products, Gap Financing, and Project Packaging and 
Technical Assistance 

 Predevelopment Loan Program  

 Essential Function Bonds, and  

 Tax Increment Financing 

CONCLUSIONS
A strong link exists between housing and economic development.  The Housing Plan promotes 
housing choices that reflect existing and planned economic conditions.  For example, it promotes 
housing in the city center where residents can live, work, and play within a compact, pedestrian-
oriented setting.  The Plan also promotes sustainable development techniques that may include 
(where appropriate) green architecture, reduced street widths, reduced lot size, and clustering 
techniques.  Implementing sustainable techniques can help reduce development costs and make 
housing more affordable. 

The Plan promotes a sensitive mixture of housing that allows people of all ages and incomes to 
interact.  For example, seniors can help care for youth while a single parent is working, and youth can 
help seniors with maintenance issues.  The Plan also promotes the integration of trails, parks, limited 
commercial nodes, and traditional neighborhood design principles that strengthen the social fabric of 
the neighborhood.   

The Plan respects Cloquet’s natural features.  It promotes housing development and redevelopment 
in areas already served by public sewer and water, thereby preserving existing open space.  It allows 
rural residential development, but it encourages development to respect natural features. 

Refer to Figure 7-1:  General Housing Plan for a graphical representation of the key concepts of the 
Housing Plan. 
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