
 

Date Application Deemed Complete March 20, 2015 Date Extension Letter Sent Not applicable 

End of 60-Day Decision Period Not applicable End of 120-Day Decision Period July 18, 2015 

 

CPED STAFF REPORT 
Prepared for the City Planning Commission 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 4749-51 France Avenue South 
Project Name:  4749-51 France Avenue South Party-Wall Split 
Prepared By: Shanna Sether, Senior City Planner, (612) 673-2307 
Applicant:  Concord Universal, LLC 

Project Contact:   Jeremy Rupp 
Request:  To allow separate ownership of both sides of an existing duplex. 
Required Applications: 
Minor Subdivision To allow for a party-wall split of an existing duplex. 

 

SITE DATA 
 

Existing Zoning R2B Two-Family District 
SH Shoreland Overlay District 

Lot Area 5,664 square feet / .13 acres 
Ward(s) 13 
Neighborhood(s) Fulton Neighborhood Association  
Designated Future 
Land Use Urban Neighborhood 

Land Use Features Community Corridor (France Avenue South) 
Small Area Plan(s) Linden Hills Small Area Plan (2013) 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property is a side-by-side duplex which 
was permitted for construction in 1945. The structure was recently remodeled to add a second story 
and a new 18 foot by 37 foot detached garage.  

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The subject property is located on 
the east side of France Avenue South. The centerline of France Avenue South is the city boundary and 
the City of Edina is across the street. The predominant land uses in the immediate area are single- and 
two-family dwellings.  

PROJECT DESCRIPTION. The applicant is proposing to divide the existing property along the 
interior party-wall separating the two dwelling units. The purpose of the subdivision is to allow for 
separate ownership for each side of the duplex and the property on either side.  

PUBLIC COMMENTS. At the time of writing the staff report, staff has not received public comments 
regarding the requested minor subdivision. Any correspondence received prior to the public meeting 
will be forwarded on to the Planning Commission for consideration.  

ANALYSIS 

MINOR SUBDIVISION 
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. 

The subdivision is in conformance with the design requirements of the zoning code and the land 
subdivision regulations. 

Subdivision Regulations: 

Lots with an existing side-by-side two-family dwelling of one (1) or more stories may be subdivided 
along the party wall to allow separate ownership of each side of the building provided that 
covenants are recorded that set forth the requirements for exterior maintenance of the building and 
grounds, the requirements for reconstruction if one (1) or both sides of the building are damaged or 
destroyed, and state that the parcels may be used separately as long as the existing building is 
continued and that thereafter the lots shall be combined to make a single parcel or otherwise be 
enlarged to conform to the requirements of these land subdivision regulations. The applicant has 
submitted the proposed language for the covenant and it will be recorded with Hennepin County, if 
the minor subdivision is approved. 

Zoning Ordinance: 

The existing use is a two-family dwelling in the R2B Two-Family District. The existing use is 
conforming in the R2B District.  

 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT22LASU_CH598LASURE
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Comprehensive Plan: 

Staff has identified the following policies of the Minneapolis Plan for Sustainable Growth that are 
relevant to the submitted applications: 

 
Land Use Policy 1.8: Preserve the stability and diversity of the city's neighborhoods 
while allowing for increased density in order to attract and retain long-term residents 
and businesses.  

1.8.1 Promote a range of housing types and residential densities, with highest density 
development concentrated in and along appropriate land use features. 

1.8.2 Advance land use regulations that retain and strengthen neighborhood character, 
including direction for neighborhood. 

The proposed subdivision will allow for separate home ownership of each side of the existing 
duplex. Staff finds that the proposed minor subdivision is consistent with the above noted language 
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. 

The existing use is a side-by-side duplex with a detached garage. There are no additional dwelling 
units or development proposed. 

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 site does not present any of the above hazards. No building sites are being created. The duplex 
was recently remodeled and the new detached garage was constructed. Both projects received a 
building permit. 

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 existing detached garage is accessed via an easement across the rear of the property to the 
south at 4753-55 France Avenue South. The easement has been recorded and entitles the property 
owner(s) to access the property from 48th Street West.  

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. 

Existing utility and drainage provisions are adequate for the structures. With the recent 
improvements, the impervious surface is approximately 58.2% of the property, where 60% is 
allowed. 
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RECOMMENDATIONS 
 
The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the application by Jeremy Rupp of Concord Universal, LLC, 
for the properties located at 4749-4751 France Avenue South: 

A. Minor Subdivision. 

Recommended motion: Approve the application for a minor subdivision to allow for a party-
wall split of an existing duplex in the R2B Two-Family District, subject to the following 
conditions: 

1. The applicant shall provide evidence of proper filing of the covenants with requirements 
found in Section 598.240 (5). 
 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Photos 
4. Survey 
5. Correspondence 
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