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DATE:  September 18, 2005  
 
TO:  Planning Commission 

City Council 
Planning Division Staff 

 
FROM:  Chad Larsen, President, Cedar Isles Dean Neighborhood Association  
  chad@thelarsens.org, 612-968-6030 

Robert Corrick, Chair, CIDNA Land Use and Development Committee 
rcorrick@mn.rr.com, 612-927-5599 

 
RE:    2622-26 W. Lake Street (Lander Group Project) 
 
The purpose of this memorandum is to respond the Land Use Application for 2622-26 West Lake Street 
dated August 23, 2005 (the “Application”) by the Lander Group (“Lander” or “Michael Lander”).  Lander 
has submitted a proposal for a 116-foot high project on this site with 200,000 gross square feet above 
ground. CIDNA commends the Lander for the design aesthetic of the project.  While we support the 
design, the project is too high and too large for the lot size, character of the neighborhood and 
surrounding park lands.  As a result, the project does not meet key goals of CIDNA’s real estate 
development guidelines and does not meet the criteria for issuance of a conditional permit under to city 
zoning ordinance.  CIDNA respectfully requests the following changes to the project: 
 

1. Reduce the height from 116 feet to 84 feet AND 
2. Reduce the gross floor area from 169,000 to 110,000 square feet (which excludes a 30,000+ 

square foot garage floor that is above ground on the Lake Street side) AND 
3. Retain the existing design features, which step back gracefully to the adjoining single-family 

residences and the park to the east of the project. 
 
All three of these features are important to CIDNA.  Reducing height without reducing floor area, and 
without retaining the graceful design, would result in an invasive project for the neighborhood.  We are 
attaching our resolution dated July 5, 2005 opposing the project, and cover letter setting forth the 
conditions under which CIDNA would support the project, which pertain to parking, location and 
operation of mechanical devices, façade design, project staging, restrictive covenant, liaison with 
immediate neighbors, and written agreement.  The project size has increased since Michael Lander 
presented his proposal to CIDNA, so the resolution and cover letter pertain to a smaller project than 
proposed in the Application.   
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CIDNA’s proposed  35% size reduction would not only make the project  more compatible with 
the neighborhood and surrounding park lands, but also would offer the City most, if not all, of the 
benefits offered by the Lander Group in its larger proposal.  Benefits offered by a smaller project 
would include:  

x increased security 
x reduced traffic impacts 
x improved storm water management 
x additional housing options 
x removal of existing visual blight in rear Weisman parking lot 
x wider landscaped sidewalks 
x Thomas Avenue connection to the Midtown Greenway 
x Thomas-Lake St. transit shelter 
x more attractive architecturally designed structure 
x eco-friendly building 
x additional landscaping, and Adopt A Park program and provide observation of the park 

 
(Refer to www.landergroup.com/2626westlake/2626PositiveReasons.htm  )   
 
We submit that most of the benefits offered by Lander would be economically feasible in the case of a 
smaller project.  Michael Lander, on the one hand, has stated that he would not build a 110,000 s.f. 
project, but on the other hand, has stated that he would “build what the city tells him to build.”  Moreover, 
we believe that other developers could develop the site in an attractive manner on an economic basis 
should Lander abandon its proposal.  (See the economic analysis of a smaller project on page 8.) 
 
CIDNA’s proposed 35% size reduction would not only make the project more compatible with the 
neighborhood and surrounding park lands, but also would meet the objectives of the Minneapolis 
Plan. The following objectives of the Minneapolis Plan would be met by a smaller project: 

x Increase the City’s population and tax base. 
x Increase safety and confidence in the City. 
x Strengthen participation by all citizens. 
x Create strong vital commercial corridors. 
x Improve public transportation. 
x Preserve, enhance, and create a sustainable natural and historic environment. 
x Not applicable (downtown) 
x Strengthen our City. 

 
Sixty-five percent of the economic value of the Lander project would be accomplished with CIDNA’s 
proposed smaller project.  At the same time, a smaller project would provide greater respect and 
protection to the character of the adjacent residential neighborhood and the surrounding park lands, an 
objective of the Plan. 
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The height and size of the project would be inconsistent with the scale and character of the 
single-family residences to the north.  The project would be injurious to the use and enjoyment of 
the surrounding properties. 
 
No recent project in the Lakes area has been located so close to single-family R1: R1 residences 
are adjacent to the Greenway immediately to the north of the project.  The table below compares the 
Lander proposal with four other projects that have been recently evaluated by the city.   

 
 Ackerberg/ 

Village Green  
Mathwig 
CIDNA 

Ackerberg 
Uptown 

 
Edgewater 

 
Lander 

Height w/o 
mechanicals 

56 60 112 82 116 

Adjacent to R1 No.   No No 
 

No Yes 

Adjacent to 
Parkland 

No No No Yes Yes 

Adjacent to 
Greenway 

Yes Yes Yes No Yes 

Adjacent to 
major  
Commercial 

No No Yes No No 

 
 
R1 residences would be very close to the project (even closer to the project than residences 
adjoining the Calhoun Beach Club Apartments). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                                                                                                                                 
ÍSingle Family R1  

                                                                                                                                           Í2626 W Lake  
Í Park Land 

                                                              Í Park Land                                
 

Lake Calhoun 
 
 

Zoning Map showing R1 adjacent to Lander Project, Source: City of Minneapolis website (colored highlights added) 
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Single-family residents to the immediate north 
of the project (shown to the right) support 
CIDNA’s position, which advocates for a 35% 
reduction in the size of the project. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
The project would tower over nearby residences; views of the sky and access to light would be 
significantly affected.  No photographs in the Application show how the project would look from the 
perspective of the neighbors immediately north of the project.  (Please note in the Application that 
photographs on page 7 in Statement of Proposed Use are from above, which are extremely deceptive.)  
The rendering below, using an amateur photograph of Lander’s old smaller model, depicts the project 
looking south onto the Greenway from Chris and Kay Effrem’s home, the most immediate neighbor.  The 
outline of the Calhoun Beach Club Apartments is to the right.  (The source of the photograph is the old 
Lander model with 161,000 gross square feet.  Lander Group has not yet responded to CIDNA’s request 
to borrow a new larger model for further analysis.)   
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The photograph to the left provides another 
perspective of how the project would tower over 
the nearby 1-story single family home.  The 
photograph depicts the project looking south from the 
roof of the Effrem’s home to the immediate north of 
the project.  The tallest Lander tower is presented in 
the center with the Calhoun Beach Club Apartments to 
the right.  (The source of the photograph is the old 
Lander model with 161,000 gross square feet.  Lander  
has not yet responded to CIDNA’s request to borrow a 
new larger model for further analysis.)  A 35% 
reduction in the size of the project and a 3-story 
reduction in height would make a significant 
difference for the adjacent neighbors. 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
200,000 square feet of floor area is a large project on such a small lot that is adjacent to R1. 
 

The photo to the left is of 317 
Groveland on Sept. 2, 2005, a 
project being built next to the I-94 
freeway.  Although the proposed 
design of 2626 W. Lake would be 
more elegant than 317 Groveland, 
this photo suggests how large the 
Lander project would be.  317 
Groveland has 179,960 gross 
square feet (source: Planning 
Dept.) on 1.47 acres and is 77 feet 
high (estimated), which compares 
with 2626 W. Lake St. at 201,283 
gross square feet (estimated 
above ground) on 1.3 acres and is 
116 feet high.  317 Groveland 
abuts I-94 and OR3, while 2626 
W. Lake is next to parks on two 
sides and R1 single family 
residential adjoining the Midtown 
Greenway to the north. 
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Views of Lake Calhoun would be obstructed 
by the new project: The photograph to the right 
shows the existing view from the CBC 
Apartments looking southeast.  The Weisman 
Enterprises roof is at the bottom of the 
photograph.  Southeastern views of the lake from 
the apartments would be significantly reduced or 
eliminated by the project. 
 
 
Lander states that the project would maintain 
or improve views from the north. CIDNA 
disagrees with this assertion.  (See, for 
example, page 5 of CUP Findings for Mixed Use 
Proposal in OR2 Zoning District for 5.)  The parti 
design primarily benefits Lander Group’s 
prospective condominium owners, and hinders views and reduces access to light for residences north of 
the project.  (Greenway users might have a quick glimpse of Lake Calhoun through the parti.)   
 
The photograph to the right below shows the east property line to which the project would be built, and 
the mature trees that are at risk from the project.  The photograph to the left below shows the existing 
view of trees and lake that would, if the project were constructed, include a view of the project’s 86-foot 
high east tower by immediate neighbors.   
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Context of the CBC Apartments: CIDNA submits that the Application places too much emphasis on the 
context of the CBC Apartments.  Most stakeholders in the community agree that the 12-story CBC 
Apartments to the west of the project represents unattractive and misplaced urban design.  Furthermore, 
the zoning ordinance has changed since the CBC Apartments were constructed.  The ordinance now has 
a conditional use process for projects exceeding the Shoreland Overlay and OR2 height limits of 35 and 
56 feet respectively.  The appropriate FAR for a site must be determined in relation to applicable yard 
setbacks and height limits, project design, mix of uses, the character of surrounding property and other 
impacts.  In this case, the Shoreland Overlay and OR2 height limits, required yard setbacks, and the 
many low-density uses on three sides of the project strongly support lower floor area and height than has 
been proposed for the Lander project.  While CIDNA acknowledges the Calhoun Beach Club Apartments 
as context, most of the surround uses are low density.  As a result the influence of the Calhoun Beach 
Club should be reduced.  
  
Visibility from Lake Calhoun:  The project would be significantly visible to users of the Lake Calhoun 
and users of the adjacent parklands. The ordinance states that the “. . . the city planning commission 
shall consider the following:  limiting the visibility of structures and other development from protected 
waters.”  (We have questions whether the image below is deceptive, showing the tallest tower as 
significantly shorter than the Calhoun Beach Club Apartments when in fact these buildings are 
approximately the same height.  Parapets and mechanical structures could play a role here.)  Also note 
that the project would generally exceed the tree line.  The tall trees to the east (right) of the project are 
cottonwoods, which have a short life, are not a favored species by the Park Board, many of which are at 
significant risk with construction of the project. 
 
 

 
 
 
Source of image: 
Lander Group website.  
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CEDAR ISLES DEAN NEIGHBORHOOD ASSOCIATION (CIDNA) 
JULY 5, 2005 

 
TO: Council Member Lisa Goodman 

CPED Planning Division 
Planning Commission 
City Council 
 

FROM: Chad Larsen, President, CIDNA President 
 612-968-6030, chadcidna@thelarsens.org 

  
Robert Corrick, Chair, CIDNA Land Use and Development Committee 
612-927-5599, rcorrick@mn.rr.com 
 

RE: Proposed Lander Group Project 
 2626 W. Lake Street 
 
Attached please find CIDNA’s resolution not to support the proposed Lander Group project.  We believe that the 
project is too large and too high for this sensitive site.  We support the general design of the project, and believe 
that the site is appropriate for residential development.   
 
The challenge of this project relates to the small size of the land parcel (1.3 acres) that is located immediately 
adjacent to parks and trails, historic water bodies, and single family residences, compared with the large floor 
area that is permitted by the zoning ordinance subject to height limitations and other important considerations.  
We believe that a floor area of 185,791 square feet (including one garage floor above ground on the Lake Street 
side) would represent a very large project on such a small land parcel.  We submit that maximum floor area ratio 
(FAR) limits established in the Zoning Code do not reflect a policy or mandate that FAR should be maximized on 
all zoning lots.  Rather, the appropriate FAR for a site must be determined in relation to applicable yard setbacks 
and height limits, project design, mix of uses, the character of surrounding property and other impacts.  In this 
case, the Shoreland Overlay and OR2 height limits, required yard setbacks, and the many low-density uses on 
three sides of the project strongly support lower floor area and height than has been proposed for the Lander 
project.  We acknowledge the context of the adjacent Calhoun Beach Club Apartments, which is why we support 
a project height that would be higher than the 35- and 56-foot limitations of the ordinance.  Most constituents 
and planners, however, believe that the Calhoun Beach Club Apartments represent extremely bad design and 
urban planning, and provide unfortunate and misplaced context for the project.  The height and size of the 
approved project should be influenced less by the Calhoun Beach Club Apartments than is implied by the 
proposed size and height of the Lander Project. 
 
To this end, we have worked closely with the Lander Group to seek a smaller and shorter structure, but with little 
success.  The neighborhood would support a Lander project on this site subject to the following conditions: 
 

1. The project offers graceful design that is similar to the current proposal—stepping down towards the R1 
neighbors to the north and the park lands to the east. 

2. The height of the tallest tower is reduced to no more than 84 feet.  The height of the small tower to the 
east on Lake Street remains at 70 feet, and the height of the small buildings to the north remain at 35. 

3. The gross floor area of the project is no more than 110,000 square feet (140,000 square feet including 
one garage level that is fully above ground, but enclosed, on the Lake Street side). 

4. A parking plan and policy that is acceptable to CIDNA. 
5. The project does not shade the single-family homes to the north of the project at any time of the year or 

any time of the day (including the shading effect of mechanical penthouses). 
6. Emergency generators, central air conditioning chiller units and other mechanical devices are 

completely enclosed in building structures.  Garage exhaust fans would not be located on the Greenway 
side of the project, and all exhaust and noise emissions from mechanical units would be substantially 








