
Statement of Proposed Use & Project Description 
4205 Xerxes Avenue South 
Minneapolis MN, 55410 
March 21, 2014 
 
Contact Information: 
Will Spencer/ Mark Larson, AIA 
Rehkamp Larson Architects, Inc 
2732 W 43rd St Minneapolis, MN 55410 
Phone: 612. 825. 7275 
Email: will@rehkamplarson.com 
 
Owner: 
Matthew Zarracina 
2730 W Lake St #608 
Minneapolis, MN 55410 
Phone: 315. 378. 5528 
Email: matthew.zarracina@gmail.com 
 
Statement of Proposed Use & Project Description 
 
The homeowner wishes to use this property to build a new single family home.  The current dwelling on 
the property has severe structural issues and is near unlivable, per signed appraisal (attached). A new 
single family home has been designed, in keeping with all zoning rules and regulations, as well as taking 
into great consideration the scale and character of the existing housing stock of the neighborhood as 
well as soil, drainage and landscaping improvements.  
 
 
 

mailto:will@rehkamplarson.com


Statement of hardship 
4205 Xerxes Avenue South 
Minneapolis, MN 55416 
Matthew L Zarracina, owner 
315.378.5528 
matthew.zarracina@gmail.com 
 
Mark Larson, applicant on behalf of owner 
Rehkamp Larson Architects 
2732 W. 43rd Street 
Minneapolis, MN 55410 
612.285.7275 
mark@rehkamplarson.com 
 
Minneapolis Code of Ordinances, applicable sections: 

 
CHAPTER 590. PROVIDING FOR A MORATORIUM ON THE DEMOLITION, NEW CONSTRUCTION, 
OR ESTABLISHMENT OF SINGLE AND TWO-FAMILY RESIDENTIAL DWELLINGS IN THE R1, R1A, R2, 
AND R2B ZONING DISTRICTS IN THE NEIGHBORHOODS OF LINDEN HILLS, FULTON, ARMATAGE, 
KENNY, AND LYNNHURST 
 
590.50. Hardship. In cases of hardship, any person having a legal or equitable interest in land 
and aggrieved by the requirements of this interim ordinance may apply to the city council for a 
waiver of all or a portion of the applicable restrictions as provided in Chapter 529 of the zoning 
code. A waiver may be granted where the city council finds substantial hardship caused by the 
restrictions and finds that the waiver will not unduly affect the integrity of the planning process 
or the purposes for which the interim ordinance is enacted.  
 

Statement of Proposed Use & Project Description 
 
The project is a demolition and rebuild of a structurally unsound property purchased by a resident who 
is the current owner.  The project is the culmination of a 1.5 yearlong effort in coordination with 
Rehkamp Larson Architects and Hage construction to identify an urban infill opportunity.  The owner 
purchased the property in October 2013 and planning began immediately to design a new structure that 
would fit within all existing zoning ordinances as well as exemplify the character of the community in 
both size and architecture.  Our intent in October was to submit for a demolition and construction 
permit in early March of 2014.  Our team was ready to submit for all necessary permits the week of 
3/10/14.  We are asking for no variances from current zoning ordinances.   
 
Circumstances unique to the property 
 

590.50. Hardship. In cases of hardship, any person having a legal or equitable interest in land 
and aggrieved by the requirements of this interim ordinance may apply to the city council for a 
waiver of all or a portion of the applicable restrictions as provided in Chapter 529 of the zoning 
code. A waiver may be granted where the city council finds substantial hardship caused by the 
restrictions and finds that the waiver will not unduly affect the integrity of the planning process 
or the purposes for which the interim ordinance is enacted. 

 



Structural Hardship:  The existing property has been a vacant property for the past four years (per the 
residents at 4201 Xerxes Ave South).  The property in its current condition is uninhabitable.  An appraisal 
conducted in January of 2014 cited the following structural conditions which precluded the owner from 
obtaining a line of credit relating to the ability to safely inhabit the property: 
 

• Cracks in the foundation on the Basement Egress Wall  
• Attempts to true the Mantle/Fireplace displays how much the home has sunk in the soil 
• A platform/false floor built of floor in the front of the home to make a level floor for the living 

area 
• A large crack next to front entry door 

 
The appraiser concluded with the following comments justifying the inability to accurately appraise the 
property: 
 

“Based on previous experience involving the subject property the appraiser has knowledge of a 
foundation and soil issues at the property located at 4205 Xerxes Ave S. 
 
In reference to a prior inspection of the home by Hallson Construction, LLC of Minneapolis and 
Safe Have Engineering on 09/03/2013 the following was discovered.  The soil in the subjects 
area of Minneapolis is quite substandard as a result the front of the house appears to be level N 
to S, but the North side from front to back has sunk approximately 11 inches and the South side 
from front to back has sunk approximately 16 inches.  Based on an estimate by the inspecting 
construction company, the foundation corrections will have a cost of $72,000-$84,000 to make 
this home 100% correct. 
 
Based on this the appraiser feels the home has physical deficiencies that could affect the 
livability, soundness and structural integrity of the property. 
 
Neil R Rupp 
Certified Residential Appraiser #20573702 
Metro One Appraisals, Inc.” 
 
 

Financial Hardship:  The owner fully understands the risks involved with real estate and with this 
property.  Our team made steps to appropriately identify and account for all potential and known issues.  
To date the owner has incurred the following total costs: 
 

• $210,000 for the property purchase in cash 
o The purchase was made in cash 
o The owner had borrow $50,000 against his 401K and take $60,000 from his Roth IRA to 

be able to obtain the cash needed to execute the transaction 
o The owner was able to obtain an interest only line of credit to replenish depleted 

retirement accounts (after 3 attempts and 4 months) 
o The owner is currently unable to transfer the interest only line of credit into a fixed rate 

mortgage until he is able to inhabit the property 
• $21,000 for architectural fees 



o The owner specifically hired Rehkamp Larson architects to design a new structure that 
fits within all current zoning ordinances 
 The new foundation is 14% larger than the current foundation (and the new 

foundation will bring the property within code) 
 The new house is sized appropriately for the block and is only 4’ 3” higher than 

the existing structure 
 The new structure contains no variance requests based on current zoning 

• $3000 for a soil sample and structural engineer 
o The foundation of the new structure will be constructed to account for the soil quality 

 
The monthly financing costs of the lump sum payments and rent costs are as follows: 

• $725/mo in 2 interest only loans ($275/mo and $450/mo respectively) required to refund the 
owners retirement accounts and cover the aforementioned architectural and engineering costs 
(the owner is not able to roll these into a conventional mortgage due to the structural issues 
precluding his ability to live there) 

• $2077/mo for the owners current rent  
 
Based on our ability to submit on 3/10 for demolition and construction and a standard approval 
turnaround of 2 weeks, our project should have begun on 3/24/14.  Should an exemption be granted on 
4/3 or 4/4 our project could then reasonably be expected to start on 4/18/14 or 4/21/14.  This one 
month delay will have cost the owner ~$2800.  This will continue to cost the owner  ~$2800/mo for 
every additional month the project is delayed and ~$34,000 total for the year of the moratorium.  The 
owner is not a developer and does not have the ability to reprioritize projects or defer any of these 
costs, he will have to burden them all. 
 
This discussion does not attempt to quantify as of yet, but the council should be aware of, the following 
additional costs that will impact due to the moratorium 
 

• $365 waiver fee (this would not be required had the moratorium not been enacted) 
• Additional hourly expenses the owner will incur for documentation prep for the waiver 

application  
• Interest rate risk due to the expectation of increasing rates based on Fed actions 
• Increase material costs  
• Increase in rent (current agreement ends on 7/31/14) 

 
The owner is asking for a hardship waiver and for the approval for the project to recommence as it has 
been submitted as confirms to all current ordinances, requires no variances, and due to the financial 
burden incurred by the owner for every day this project is delayed is significant and prohibits him from 
inhabiting the property. 
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Sether, Shanna M

From: Will Spencer <will@rehkamplarson.com>
Sent: Monday, March 24, 2014 12:09 PM
To: christy@lindenhills.org; Palmisano, Linea
Cc: Sether, Shanna M; Matthew Zarracina; Mark Larson
Subject: Waiver Application for 4205 Xerxes Ave S attached

Ms Prediger & Council Member Palmisano 
 
Hello, my name is Will Spencer and I am with Rehkamp Larson Architects. Our office is applying for a waiver of the 
current residential housing moratorium for a potential project at 4205 Xerxes Avenue South. We are applying on behalf 
of Matthew Zarracina, the property owner.  
Attached you will find all of the documents for a complete application for your review. Please let us know of any 
questions, and if you wouldn’t mind, please reply to confirm that you have received this email and were able to open 
the documents. We have filed the proper paperwork with Shanna Sether in the planning Department and look forward 
to talking about the project more on April 3rd at the hearing. In addition to these documents, Hage Construction will be 
preparing a Construction & Site Management narrative to explain how they will manage the job site to meet and exceed 
current City of Minneapolis Ordinances.  
 
Thank you, 
 
Will 
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The only easements shown are from plats of record or information

provided by client.

I certify that this plan, specification, or report was prepared by me or

under my direct supervision and that I am a duly Licensed land

Surveyor under the laws of the State of Minnesota

Gregory R. Prasch, Minn. Reg. No. 24992

Basis for

bearings is

assumed

REGISTERED UNDER THE LAWS OF STATE OF MINNESOTA

LAND SURVEYORS

LOT SURVEYS COMPANY
Established in 1962

7601 73rd Avenue North

Minneapolis, Minnesota 55428

(763) 560-3093

Fax No. 560-3522

Surveyors Certificate

d.b.a.

The Gregory Group, Inc.

SCALE: 1" =

F.B.NO.

INVOICE NO.

Denotes Wood Hub Set for

excavation only

NOTE: Proposed grades are subject to results of soil tests.

Proposed building information must be checked with

approved building plan and development or grading

plan before excavation and construction.

Proposed grades shown on this survey are

interpolations of proposed contours from the

drainage, grading and/or development plans.

Denotes Existing Elevation

Denotes Proposed Elevation

Denotes Surface Drainage

Denotes Iron Monument

Denotes Found Iron Monument

Proposed Top of Block

Proposed Garage Floor

Proposed Lowest Floor

Type of Building

NOTE: The relationship between proposed floor

elevations to be verified by builder.

Denotes Existing Contours

Denotes Proposed Contours

Property Address: 4205 Xerxes Avenue South

Minneapolis, MN

Benchmark: Minneapolis Benchmark

Monument No. 254

Elevation = 863.12

82137

1067-77

20'

Surveyed this 18th day of November 2013.

 HAGE & COMPANY 

The North 28 feet of Lot 21 and the South 14 feet of Lot 22,

all in Block 24, FIRST DIVISION OF REMINGTON PARK

Hennepin County, Minnesota

Property located in Section

8, Township 28, Range 24,

Hennepin County, Minnesota

Existing Conditions Survey For:

Note: Possible ingress, egress easement over easterly

portion of property. No documentation provided.

Revised January 13, 2014 (spot elev. & fence heights)
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There appear to be several potential issues with the proposed plan: 
 

• Groundwater may be an issue with the proposed basement/garage floor elevations and trench 
drain in the driveway.  The project proposer should be required to adequately demonstrate that 
pumping of groundwater will not be necessary, as a discharge to the City system will not be 
permitted. 

• The proposed tuck under garage being lower than the alley creates a significant risk of flooding 
of that structure.  The garage would be the low point on the block, collecting all runoff from the 
area.  The garage should be re-designed so this does not occur. 

• The proposed grading creates steep slopes along the side yards, negatively impacting the 
adjacent properties in terms of stormwater runoff.  This should be corrected. 

• An erosion and sediment control plan would be required for the project.  As Shanna stated, it 
has not been provided. 

 
Let me know if you have comments or questions on these items.  Thanks. 
 

 

Jeremy Strehlo, Professional Engineer 
City of Minneapolis 
Public Works – Surface Water & Sewers 
309 2nd Avenue S, Room 300 
Minneapolis, MN 55401 
Phone: 612.673.3973 
www.minneapolismn.gov 

 

http://www.minneapolismn.gov/



