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LAND USE APPLICATION

SUMMARY

Property Location:

4105 54th Street East

Project Name:

4105 54th Street East Minor Subdivision

Prepared By:

Leah Dawkins, City Planner, (612) 673-2597

Applicant:

Linda Litzau, Lutz Construction Inc

Project Contact:

Linda Litzau

Request:

To subdivide an existing parcel into two parcels.

Required Applications:
Minor Subdivision

To subdivide one parcel into two parcels.

SITE DATA
Existing Zoning

R1A Multiple-Family District
Airport Overlay District

Lot Area

13,334 square feet / .30 acre

Ward(s)

12

Neighborhood(s)

Morris Park, adjacent to Minnehaha

Future Land Use

Urban Neighborhood

Goods and Services
Corridor

54th Street East

Built Form

Interior 2

Date Application Deemed Complete
End of 60-Day Decision Period

July 10, 2020
September 8, 2020

Date Extension Letter Sent
End of 120-Day Decision Period

Department of Community Planning and Economic Development
PLAN11150

BACKGROUND
SITE DESCRIPTION AND PRESENT USE. The subject property is 13,334 square feet in size and is 100 feet wide.
There is an existing single-family home and a detached garage on the western portion of the parcel that was
constructed in 1921. The eastern portion of the property is currently vacant. There was previously a carriage house
on the eastern portion of the site which has been demolished. The site has access via a curb cut off 54th Street
East serving the existing home and is not adjacent to a residential alley.
SURROUNDING PROPERTIES AND NEIGHBORHOOD. The subject site is adjacent to 54th Street East, a Goods and
Services Corridor. The site is just west of a small commercial node at 42nd Avenue South. The surrounding
development is primarily single-family residential structures, with some duplex and multiple-family structures
interspersed.
PROJECT DESCRIPTION. The subject property is one parcel. Historic mylars do not show any underlying historic
platted lots. The applicant is proposing to subdivide the property into two parcels, Parcel A and Parcel B. Parcel A
is the western parcel and is proposed to be 6,667 square feet in size and 50 feet wide. Parcel B is the eastern
parcel and is also proposed to be 6,667 square feet in size and 50 feet wide. The existing home and garage on
Parcel A is currently proposed to be demolished upon the subdivision of the subject property.
PUBLIC COMMENTS. No public comments have been received as of the writing of this staff report. Any additional
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.
Subdivision Regulations:
The proposed subdivision is in conformance with the design requirements of the land subdivision regulations.
The parcels created by the subdivision have frontage on an existing street and development on the lots will
not require the installation or extension of public improvements or services.
Zoning Ordinance:
The subdivision will result in two parcels that meet the minimum lot area and width requirements of the R1A
district.
Comprehensive Plan:
The proposed project would be consistent with the applicable guidance and policies of Minneapolis 2040
(2020):
Future Land Use

Guidance

Staff Comment

Urban
Neighborhood

Urban Neighborhood is a predominantly
residential area with a range of allowed

The proposed subdivision would
result in two residential parcels.
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building types. May include small-scale
institutional and semi-public uses (for
example, schools, community centers,
religious institutions, public safety facilities,
etc.) scattered throughout. Like the
Neighborhood Mixed Use category,
commercial uses can continue serving their
existing commercial function. Commercial
zoning is appropriate for these properties,
while expansion of commercial uses and
zoning into surrounding areas is not
encouraged.

This would comply with the
guidance for the Urban
Neighborhood Land Use.

Goods and
Services
Corridor

Guidance

Staff Comment

54th Street East

Goods and Services Corridors serve two
purposes: 1) To indicate where commercial
uses should front in relation to properties
guided for commercial future land uses,
and 2) In addition to the guidance for the
mixed use land use categories found in this
section, Goods and Services Corridors
identify where the establishment or
expansion of commercial uses can be
considered. Properties immediately
adjacent to a Goods and Services Corridor
may be considered for commercial activity,
allowing for uses similar in scale and scope
to the Neighborhood and Corridor Mixed
Use categories.

The proposed subdivision would
not impact the current or future
uses of properties along the 54th
Street East Goods and Services
Corridor.

Built Form

Guidance

Staff Comment

Interior 2

New and remodeled buildings in the
Interior 2 district should be small-scale
residential. Individual lots are permitted to
have up to three dwelling units.
Multifamily buildings with more than three
units are permitted on larger lots. Limited
combining of lots is permitted. Building
heights should be 1 to 2.5 stories.

The proposed subdivision would
promote the development of
small-scale housing on each new
parcel of up to three units, as
permitted by the existing zoning
district. Building heights would not
be permitted to exceed 2.5 stories.

The following policies and action steps from Minneapolis 2040 (2020) apply to this proposal:
Policy 1. Access to Housing: Increase the supply of housing and its diversity of location and types.
a. Allow housing to be built in all areas of the city, except in Production and Distribution areas.
b. Allow the highest-density housing in and near Downtown.
c. Allow multifamily housing on public transit routes, with higher densities along high-frequency routes
and near METRO stations.

3

Department of Community Planning and Economic Development
PLAN11150

d. In neighborhood interiors that contain a mix of housing types from single family homes to
apartments, allow new housing within that existing range.
e. In neighborhood interiors farthest from downtown that today contain primarily single-family homes,
achieve greater housing supply and diversity by allowing small-scale residential structures with up to
three dwelling units on an individual lot.
f.

Encourage inclusion of units that can accommodate families in new and rehabilitated multifamily
housing developments.

The proposed subdivision would comply with the current zoning regulations and future land use guidance.
The subdivision would allow the construction of new homes adding to the housing supply and would allow
the construction of up to three dwelling units on each new parcel.
The subdivision is in conformance with the design requirements of the zoning code and the land subdivision
regulations.
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 proposed minor subdivision would not be injurious to the use and enjoyment of other properties within
the vicinity or detrimental to surrounding land uses. The proposal would allow for the retention of the existing
single-family home; or for the construction of up to two new single-family, duplex, or triplex structures
consistent with the character of the surrounding area. Off-street parking would be provided on each lot and
the proposed development should not contribute to a substantial increase in congestion in the public streets.
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.
None of the above hazards exist on the subject site.
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.
Both properties would have frontage on 54th Street East. At this time, no specific development plans have
been submitted for the proposed single-family dwellings on the new lots. It should be noted that a new
single-family home, duplex, or triplex would be required to provide not less than one off-street parking
space per dwelling unit in an enclosed structure as mandated by Section 530.300 of the zoning code. Plans
addressing the requirements of the zoning code will need to be submitted for review before building
permits may be issued. There is an existing curb cut to the site from 54th Street East serving the existing
home. Neither parcel has access to a residential alley, so the newly created Parcel B would be permitted to
have a curb cut off 54th Street East.
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.
A stormwater management and erosion control plan is required as part of the administrative site plan review
process before the building permits may be issued for the new structures. The construction of one or two
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single, two, or three family dwellings is not expected to result in increased stormwater runoff or soil erosion.
Impervious surface coverage on both new parcels would be limited to 60% of the lot area as permitted by the
zoning ordinance.

RECOMMENDATIONS
The Department of Community Planning and Economic Development recommends that the City Planning
Commission adopt staff findings for the application by Linda Litzau for the property located at 4105 54th Street
East:
A. Minor Subdivision.
Recommended motion: Approve the application for a minor subdivision to divide one lot into two lots.

ATTACHMENTS
1.
2.
3.
4.
5.

Zoning map
Oblique aerial photo
Written description and findings submitted by applicant
Registered land survey
Proposed site plan survey
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