
 

CPED STAFF REPORT 
Prepared for the City Planning Commission 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 3811 Sheridan Avenue South and 3810-3826 Calhoun Parkway 

Project Name:  Not applicable 
Prepared By: Becca Farrar-Hughes, Senior City Planner, (612) 673-3594  

Applicant: James and Donna Pohlad 

Project Contact:   Briggs and Morgan, Attn: Thomas Bray 
Request:  To allow for the conveyance of a 15-foot wide strip of land between adjacent 

properties. 
Required Applications: 

Minor Subdivision 

To allow for the conveyance of a 15-foot wide strip of land from the adjacent 
properties (a condominium development) located at 3810-3826 Calhoun 
Parkway to 3811 Sheridan Avenue South.  In order to allow for the property 
conveyance, the demolition of an existing two unit condominium building 
would need to occur.    

 
SITE DATA 
 

Existing Zoning R2B District  
SH Overlay District 

Lot Area 

Existing: 
3811 Sheridan Avenue South: 33,034 square feet / .76 acres 
3810-3826 Calhoun Parkway: 69,952 square feet / 1.6 acres 
Proposed: 
3811 Sheridan Avenue South: 35,288 square feet / .81 acres 
3810-3826 Calhoun Parkway: 67,698 square feet / 1.55 acres 

Ward(s) 13 

Neighborhood(s) Linden Hills Neighborhood Council 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features Not applicable 
Small Area Plan(s) Not applicable 

 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. There is a single-family home located on the property 
at 3811 Sheridan Avenue South and there is Lake Calhoun Residences, Inc., an eight unit condominium 
development, (currently four, two-unit buildings) that occupies the properties located at 3810-3826 
Calhoun Parkway.   The properties front onto the parkway and are located across from Lake Calhoun. 
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MS-235 

Date Application Deemed Complete February 5, 2015 Date Extension Letter Sent N/A 

End of 60-Day Decision Period N/A End of 120-Day Decision Period June 5, 2015 
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SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding properties 
accommodate residential dwellings.  All properties on the subject block are zoned R2B; all other 
properties in the area are zoned R1A.  

PROJECT DESCRIPTION.  The applicant, the owner of the property located at 3811 Sheridan 
Avenue South, proposes to acquire a 15-foot wide strip of land totaling 2,254 square feet in size from 
the adjacent properties (Lake Calhoun Residences, a condominium development) located at 3810-3826 
Calhoun Parkway.  The applicant has recently acquired the two units located in the building immediately 
adjacent to the easterly boundary of their property.  The applicant has entered into an agreement with 
the condominium association and all of its members to: (1) Amend the Condominium Declaration to 
convert the subject units (Unit 3810 and Unit 3812) to common elements and to convey the applicant’s 
ownership interests in those two units and the related common element interests to the owners of the 
other six units in the condominium; (2) provide for the applicant’s demolition of the subject units (Unit 
3810 and Unit 3812) building and the landscaping of the affected area; and (3) subject to the City's 
approval of a minor subdivision, the association's conveyance of a 15' wide strip of the condominium 
common elements that is located adjacent and immediately east of the applicant's property to the 
applicant. 

In order to allow for the property conveyance, the demolition of an existing two unit condominium 
building would need to occur.   As previously noted, there is a single-family home that occupies the 
property located at 3811 Sheridan Avenue South and there is an eight unit condominium development, 
(currently four, two-unit buildings) that occupy the properties located at 3810-3826 Calhoun Parkway. 
Should the minor subdivision be approved, one of the two-unit buildings would be demolished; as such 
the condominium development would no longer consist of eight units but instead six units.    

Existing: 
3811 Sheridan Avenue South: 33,034 square feet / .76 acres 
3810-3826 Calhoun Parkway: 69,952 square feet / 1.6 acres 
 
Proposed: 
3811 Sheridan Avenue South: 35,288 square feet / .81 acres 
3810-3826 Calhoun Parkway: 67,698 square feet / 1.55 acres 

Other than installing new landscaping and a new decorative metal fence along the new property line, no 
additional physical changes or improvements are proposed to the site.  The fencing would need to 
comply with all applicable provisions outlined in Section 535.420 of the Zoning Code. 

RELATED APPROVALS.  

 
 
Planning Case # 

Application Description Action 

BZZ-2338 Conditional Use Permits, 
Variances, Site Plan Review 
& Preliminary and Final Plat 

6-unit cluster 
development 

Denied in 2005. 

BZZ-2525 Conditional Use Permit, 
Site Plan Review and 
Preliminary and Final Plat 

5-unit cluster 
development 

Approved in 2005. 

BZZ-3175 Conditional Use Permit, 
Variances and 
Administrative Site Plan 
Review 

A new single-
family home 

Approved in 2006. 
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PUBLIC COMMENTS. Staff has received official correspondence from the Linden Hills 
Neighborhood Council which is attached for reference.  Any additional correspondence received prior 
to the public meeting will be forwarded on to the Planning Commission for consideration and included 
as part of the public record. 

ANALYSIS 

MINOR SUBDIVISION – MS-235 
The Department of Community Planning and Economic Development has analyzed the application for a 
Minor Subdivision based on the following findings: 

1. The subdivision is in conformance with these land subdivision regulations, the applicable regulations of the 
zoning ordinance and policies of the comprehensive plan. 

Subdivision Regulations: 

The applicant, the owner of the property located at 3811 Sheridan Avenue South, proposes to 
acquire a 15-foot wide strip of land totaling 2,254 square feet in size from the adjacent properties 
(Lake Calhoun Residences, a condominium development) located at 3810-3826 Calhoun Parkway.   

The subdivision is in conformance with the design requirements of the land subdivision regulations 
except for Section 598.240 (2), which requires that no lot shall be created  that has more than five 
sides.   The parcel that constitutes the common elements of the Lake Calhoun Residences currently 
does not conform with this provision as it has eight sides.  If the minor subdivision were to be 
approved it would result in a lot that has ten sides.   It appears that part of the reason that the lot 
currently is non-conforming as to the number of sides and irregularly shaped is due to the fact that a 
vacated alley was included as was a portion of an adjacent southerly lot.   

In order to be in conformance with the land subdivision regulations, a variance of Section 598.240 
(2) is required to allow for a lot with ten sides as a result of the 15-foot wide yard conveyance 
proposed.  While variances from the zoning code require a separate application, variances from the 
subdivision standards are done as a part of the subdivision application subject to the standards listed 
below. 

598.310. Variances. Where the planning commission finds that hardships or practical difficulties 
may result from strict compliance with these regulations, or that the purposes of these regulations 
may be served to a greater extent by an alternative proposal, it may approve variances to any or all 
of the provisions of this chapter. In approving variances, the planning commission may require such 
conditions as it deems reasonable and necessary to secure substantially the objectives of the 
standards or requirements of these regulations. No variance shall be granted unless the planning 
commission makes the following findings: 

(1) There are special circumstances or conditions affecting the specific property such that the strict 
application of the provisions of this chapter would deprive the applicant of the reasonable use of land. 

The parcel that constitutes the common elements of the Lake Calhoun Residences currently 
does not conform with this provision as it has eight sides.  If the minor subdivision were to be 
approved it would result in a lot that has ten sides.   As previously noted, it appears that part of 
the reason that the lot currently is non-conforming as to the number of sides and irregularly 
shaped is due to the fact that a vacated alley was included as was a portion of an adjacent 
southerly lot.   
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(2) The granting of the variance will not be detrimental to the public welfare or injurious to other property in 
the area in which the property is located. 

The approval would have no impact on the public welfare or on other properties in the vicinity. 

(3) The variances and alternatives proposed in lieu of design standards will be in keeping with the spirit and 
intent of the ordinance. 

The proposal would increase the non-conformity of an existing non-compliant lot regarding the 
number of sides.  It would result in no adverse impacts on the affected properties or 
surrounding properties and would therefore, be in keeping with the spirit and the intent of the 
ordinance. 

Zoning Ordinance: 

The subdivision is in conformance with the applicable zoning code provisions.  

Comprehensive Plan: 

According to The Minneapolis Plan for Sustainable Growth, the subject parcel is located within an area 
designated as urban neighborhood.  Urban neighborhoods are a “predominantly residential area with 
a range of densities, with highest densities generally to be concentrated around identified nodes and 
corridors. May include undesignated nodes and some other small-scale uses, including 
neighborhood-serving commercial and institutional and semi-public uses (for example, schools, 
community centers, religious institutions, public safety facilities, etc.) scattered throughout. More 
intensive non-residential uses may be located in neighborhoods closer to Downtown and around 
Growth Centers. Not generally intended to accommodate significant new growth, other than 
replacement of existing buildings with those of similar density.”  The proposal to allow a minor 
subdivision that results in the conveyance of a 15 foot wide strip of land to an adjacent parcel is 
consistent with the relevant provisions of The Minneapolis Plan for Sustainable Growth, as follows: 

Land Use Policy 1.1: “Establish land use regulations to achieve the highest possible development 
standards, enhance the environment, protect public health, support a vital mix of land uses, and 
promote flexible approaches to carry out the comprehensive plan.”   

(1.1.5) “Ensure that land use regulations continue to promote development that is compatible 
with nearby properties, neighborhood character, and natural features; minimizes pedestrian and 
vehicular conflict; promotes street life and activity; reinforces public spaces; and visually 
enhances development.” 

Land Use Policy 1.2: “Ensure appropriate transitions between uses with different size, scale, and 
intensity.” 

The proposal to allow for the conveyance of a 15 foot strip of land between adjacent parcels via a 
minor subdivision is in conformance with the above noted policies and implementation steps of the 
Comprehensive Plan. 

2. The subdivision will not be injurious to the use and enjoyment of other property in the immediate vicinity, nor 
be detrimental to present and potential surrounding land uses, nor add substantially to congestion in the 
public streets. 
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The applicant is proposing to acquire a 15 foot strip of land from the adjacent properties. The 
proposal would not be injurious to the use and enjoyment of surrounding property, nor would it be 
detrimental to present and potential surrounding land uses, nor add substantially to congestion in 
the public streets.   The properties are fully developed. 

3. All land intended for building sites can be used safely without endangering the residents or users of the 
subdivision or the surrounding area because of flooding, erosion, high water table, soil conditions, improper 
drainage, steep slopes, rock formations, utility easements or other hazard. 

The sites are developed and do not present the above hazards.  No new building sites would be 
created as a result of the minor subdivision. 

4. The lot arrangement is such that there will be no foreseeable difficulties, for reasons of topography or other 
conditions, in securing building permits and in providing driveway access to buildings on such lots from an 
approved street. Each lot created through subdivision is suitable in its natural state for the proposed use with 
minimal alteration. 

The parcels created by this application present no foreseeable difficulties for this development as the 
properties are fully developed. Access is existing and adequate for both parcels. 

5. The subdivision makes adequate provision for stormwater runoff, and temporary and permanent erosion 
control in accordance with the rules, regulations and standards of the city engineer and the requirements of 
these land subdivision regulations. To the extent practicable, the amount of stormwater runoff from the site 
after development will not exceed the amount occurring prior to development. 

The applicable erosion and stormwater management plans were approved with the final site plan 
and building permits for the existing developments.  The conveyance of a 15-foot wide strip of land 
between adjacent properties would not affect erosion or stormwater management. 

RECOMMENDATIONS 
 
Recommendation of the Department of Community Planning and Economic Development 
for the Minor Subdivision: 
 
The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the Minor Subdivision application for the 
properties located at 3811 Sheridan Avenue South and 3810-3826 Calhoun Parkway. 
 
ATTACHMENTS 

 

1. Project description & Findings 
2. Correspondence  
3. Zoning Map 
4. Plans  
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