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Community Development 
Director 

INFORMATION/BACKGROUND 

Project Description 

Spalon Montage is requesting to divide their property at 4936 France Avenue 
back into two lots for the purpose of potentially selling the new lot in the 
future. No new building is proposed at this time. (See property location on 
pages A1—A4.) 

The existing property and buildings would remain the same. (See pages A5—
A7.) This property was originally platted as two lots. The applicant combined 
them a few years ago, but is now requesting to divide them back per the 
original plat. (See the proposed subdivision and original plat on pages A8— 
Al 1.) The specific request is for a Preliminary and Final Plat to divide the 
property. 

SUPPORTING INFORMATION 

Surrounding Land Uses 

Northerly: Walgreens; zoned PCD-2, Planned Commercial District and 
guided Neighborhood Commercial. 

Easterly: 	Retail space located in the City of Minneapolis. 
Southerly: Retail space on France Avenue; zoned PCD-2, Planned 

Commercial District and guided Neighborhood Commercial. 
Westerly: The 50th  & France Municipal Parking ramp. 

Existing Site Features 

The subject property is 15,523 acres in size and contains the Spalon Montage 
salon and a single-family home that use used as retail space, including 
Spalon Montage. (See pages A4—A7.) 



Planning 

Guide Plan designation: 	Neighborhood Commercial 
Zoning: 	 PCD-2, Planned Commercial District -2 

Utilities/Easements 

The city engineer has reviewed the proposed plat and found it to be 
acceptable. No additional easements or right-of-way would be needed. 

Preliminary Plat 

Per Section 810.11. Subd. 1, in consideration of Plats and Subdivisions the 
Planning Commission and City Council may consider the following: 

A. The impact of the proposed plat or subdivision, and proposed 
development, on the character and symmetry of the neighborhood as 
evidenced and indicated by, but not limited to, the following matters: 

1. The suitability to the size and shape of the lots in the proposed plat or 
subdivision relative to the size and shape of lots in the neighborhood; 
and 

2. The compatibility of the size, shape, location and arrangement of the 
lots in the proposed plat or subdivision with the proposed density and 
intended use of the site and the density and use of lots in the 
neighborhood. 

B. The impact of the proposed plat or subdivision, and proposed 
development, on the environment, including but not limited to, 
topography, steep slopes, vegetation, naturally occurring lakes, ponds 
and streams, susceptibility of the site to erosion and sedimentation, 
susceptibility of the site to flooding and water storage needs on and from 
the site. 

C. The consistency of the proposed plat or subdivision, and proposed 
development, and compliance by the proposed plat or subdivision, and 
the proposed development, with the policies, objectives, and goals of the 
Comprehensive Plan. 

D. The compliance of the proposed plat or subdivision, and the proposed 
development with the policies, objectives, goals and requirements of 
Section 850 of this Code including, without limitation, the lot size 
provisions and the Floodplain Overlay District provisions of Section 850 
of this Code. 
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E. The impact of the proposed plat or subdivision, and proposed 
development on the health, safety and general welfare of the public. 

F. The relationship of the design of the site, or the improvements proposed 
and the conflict of such design or improvements, with any easements of 
record or on the ground. 

G. The relationship of lots in the proposed plat or subdivision to existing 
streets and the adequacy and safety of ingress to and egress from such 
lots from and to existing streets. 

H. The adequacy of streets in the proposed plat or subdivision, and the 
conformity with existing and planned streets and highways in 
surrounding areas. Streets in the proposed plat or subdivision shall be 
deemed inadequate if designed or located so as to prevent or deny 
public street access to adjoining properties, it being the policy of the City 
to avoid landlocked tracts, parcels or lots. 

I. The suitability of street grades in relation to the grades of lots and 
existing or future extension of the City's water, storm and sanitary sewer 
systems. 

J. The adequacy and availability of access by police, fire, ambulance and 
other life safety vehicles to all proposed improvements to be developed 
on the proposed plat or subdivision. 

K. Whether the physical characteristics of the property, including, without 
limitation, topography, vegetation, susceptibility to erosion or siltation, 
susceptibility to flooding, use as a natural recovery and ponding area for 
storm water, and potential disturbance of slopes with a grade of 18 
percent or more, are such that the property is not suitable for the type of 
development or use proposed. 

L. Whether development within the proposed plat or subdivision will cause 
the disturbance of more than 25 percent of the total area in such plat or 
subdivision containing slopes exceeding 18 percent. 

M. Whether the proposed plat or subdivision, or the improvements 
proposed to be placed thereon are likely to cause substantial 
environmental damage. 

The proposed subdivision is simply reestablishing the original plat. There 
would be no change to the existing uses or buildings on the site. The above 
criteria is met. 
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STAFF RECOMMENDATION 

Recommend that the City Council approve the Subdivision for SpaIon Montage to 
divide their property at 4936 France Avenue back into two lots. 

Approval is subject to the following findings: 

1. The lots were original platted as proposed. 

2. There are no immediate requests for changes in use of the property or 
existing buildings. 

Deadline for a city decision: 	May 15, 2013 
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E  ST  NG LOT 

EXISTING PROPERTY DESCRIPTION  

All of 1.00 25, lot 29 except the South 3 feet of sold 100 20, and the East 1 loot 01 the North 
047 feet of Lot 30, Auditor's Subdivision No. 172, according to the recorded pint thereof, all 
located In the County of Hennepin, State of Minnesota. 

and ' 
The 110116 37 feet of Lot 24, Auditor's Subdivision No. 172, except the North 7.5 feet thereof, 
Hennepin County, Minnesota. 

PARCEL A DESCRIPTION  
PM of Loto 25, Lot 29 except the South Onset of sold 10029, and Me East 1 foot of the North 
147 feet of Lot 30, Auditor,: Subdivision No. 172, according to the recorded plat enereor, eli locaud the County of Hennepin, State of Minnesota. 

PARCEL El DESCRIPTION  

The North 37 feet of Lot 24, Auditor's Subdivision No. 172, except the North 7.5 feet thereof, 
Hennepin County, Minnesota. 

OZ,1;71":27.thntsth.,,,',.:07.7.;=7-`071,,Tt="ele,LTny.jr. !n .. and th""""  
Dated this 1401 day of Mond, 2013. 
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Lot Division Survey for: 

SPALON MONTAGE 
NOTES 

• Bearings shown are based on an assumed datum. 
" UtIllaes shown are from Information furnished by the City of 

Edina In response to Gopher State One Call Griot NuMboes 
130720396 and 130720403 and are verified where possible. 

• ccgs=hsenruTgrosn.r°WolletY615T24711472:""y  
' • Areas: 16,026 square feet (0•37  onto) InGuding seeeL 

15,524 square feat (0.36 acre) excluding street 
• Zoning: PCD.2 (Planned Commercial DIAAct - 2). 

This property Is located In Flood Zone X (ea outside .2% 
annual chance flood plena) per Flood Insurance Rate Map 
No. 27053C03626 dated September 2, 2004. 

• Due 00 Snow and Ice conditions all Loprovementa are not 
visible and therefore are not shown. 
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EXISTING PROPERTY DESCRIPTION  

All of Lots 25, Lot 23 except the South 3 foot of said Lot 29, and the Sisal foot of Um North 
147 feet of Lot 30, Auditort Subdivision No. 172, according bobs recorded plat thereof, all 
located in the County of Hennepin, State of Minnesota. 

and • 

The North 37 feet of Lot 24, AudItarre Subdivision No. 172, except the North 7.5 feet thereof, 
Hennepin County, Minnesota. 

PARCEL A DESCRIPTION  
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147 feat credo 30, Auditor's Subdivision No. 172, ocean:Ono to the recordad plot thereof, all 
located in the County of Hennepin, State of Minnesota. 

PARCEL 8 DESCRIPTION  
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Hennepin County, MInnesoto. 

I hereby certlfy Nat this survey vms prepared by me or under my dIreCtIon and that I am a 
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