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City of Lakes October 1,2015
BZZ-7189
LAND USE APPLICATION SUMMARY ‘
Property Location: 3515 2nd Avenue South
Project Name: 3515 2nd Avenue South Apartments
Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156
Applicant: White Tree LLC
Project Contact: Bryan Walters, White Tree LLC
Request: To renovate an existing building for a |12-unit multiple-family dwelling.
Required Applications:
Variance To reduce the minimum drive aisle requirement from 12 feet to | 1.5 feet.
: To allow 0 feet of separation between a parking area and habitable space of
Variance :
a dwelling.
a To reduce the minimum interior side yard requirement adjacent to the
Variance . .
south lot line from 5 feet to O feet to allow a parking area.
a To reduce the minimum front yard requirement adjacent to 2nd Avenue
Variance

South to allow an awning to extend 3.5 feet from the front of the building.

Existing Zoning R5 Multiple-family District

Lot Area 8,133 square feet

Ward(s) 9

Neighborhood(s) Central Area Neighborhood Development Organization
E::ngzteed Future | ) an Neighborhood

Land Use Features Not applicable

Small Area Plan(s) Not applicable

Date Application Deemed Complete | June 30, 2015 Date Extension Letter Sent July 2, 2015

End of 60-Day Decision Period August 29, 2015 End of 120-Day Decision Period | October 28, 2015

Date Additional Extension Granted
by Applicant

August 5, 2015 End of Additional Extension December 4, 2015
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BACKGROUND |

SITE DESCRIPTION AND PRESENT USE. The existing brick building has been vacant,
condemned and boarded since 2009. The building had been relocated in 1960 from a lot located across
2nd Avenue to make way for the construction of 1-35W. The building had 10 dwelling units at that time.
In 1961, the building was converted to a nursing home (the last approved use in the permit records that
can be found for this site). On the south side of the building, an accessible ramp and entry providing
access to the second level was constructed in 1980. It was removed circa 2008. The area between the
building and the existing bollards and below where the ramp was located was at some time paved.
Because that area has clearly not been used for parking in over a year (no records support if that is how
it had ever been used), there are no grandfather rights that apply and future use of this area must
comply with current code requirements. A driveway that is shared with the adjacent property is
located between the bollards and the south lot line. The area between the west side of the building and
the alley is also paved, but has not been maintained. Although in disrepair, the City is recognizing
grandfather rights for location of the parking in that area. Four to 5 spaces, including an accessible
space, can fit in that area. Recently, the 1974 stucco, mansard roof addition has been removed from the
front of the building to expose the original brick facade.

SURROUNDING PROPERTIES AND NEIGHBORHOOD. In the immediate area, there is a mix
of residential uses. A single-family dwelling is located on the property directly north of the subject
property and a multiple-family dwelling is located directly south. [-35WV is located to the west.

PROJECT DESCRIPTION. The applicant is proposing to renovate the existing building to establish a
12-unit multiple family dwelling located at the property of 3515 2 Avenue South. As part of the
project, parking for 4 additional spaces on the south side of the building is proposed. The spaces would
be oriented parallel to the south lot line, similar to the parking on the adjacent property. The existing
shared driveway would be used for one-way circulation. The parking spaces would abut the building
where habitable space is proposed. The minimum drive aisle width requirement for one-way parallel
spaces is 12 feet. The proposed drive aisle between the two rows of parking spaces would be | 1.5 feet
wide. A variance is required to reduce the width. The parking area, including the drive aisle, is required
to be located at least 5 feet from the south interior side lot line. Because of the shared driveway, the
parking area would be set back 0 feet. A variance is required to reduce the minimum interior side yard
requirement. All surface parking spaces are also required to be located at least 6 feet from habitable
space of a dwelling. The proposed parking area would be 0 feet from the subject dwelling, requiring a
variance. As part of the renovation, the applicant is proposing a new awning over the front entry. The
front of the building is located in the required front yard, established by the setbacks of the structures
on the adjacent properties to the north and south. Awnings are allowed to project into a required front
yard provided they do not extend more than 2.5 feet from the building. The proposed awning would
extend 3.5 feet; therefore a variance of the minimum front yard setback is required.

If the parking variances are approved, Development Review (Public Works, Planning, etc.) approval is
also needed for the proposed site alterations. If the parking variances are denied, the area between the
south side of the building and the existing driveway would need to be landscaped.

PUBLIC COMMENTS. No correspondence has been received from the neighborhood group. Any
correspondence received prior to the public meeting will be forwarded on to the Zoning Board of
Adjustment for consideration.
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The Department of Community Planning and Economic Development has analyzed the application for 1)
a variance to reduce the minimum drive aisle requirement from |2 feet to 1.5 feet, 2) a variance to
allow a surface parking space to be located less than 6 feet from habitable space of a dwelling, and 3) a
variance to reduce the minimum interior side yard requirement adjacent to the south lot line from 5
feet to O feet to allow a parking area based on the following findings:

I.  Practical difficulties exist in complying with the ordinance because of circumstances unique to the property.
The unique circumstances were not created by persons presently having an interest in the property and are
not based on economic considerations alone.

All variances: Although there is a shortage of on-street parking in the immediate area (2" Avenue
is a one-way street with parking allowed only on one side), CPED staff has not identified practical
difficulties that exist in complying with the ordinance. The minimum parking requirement for the
proposed use is 0 spaces because the use would be a multiple-family dwelling with 3-50 units and is
within /4 mile of a bus transit stop with midday service headways of 15 minutes or less. Four to 5
parking spaces, including an accessible space, would fit behind the building adjacent to the alley and
are grandfathered in at that location. Adding additional parking on the side of the building is creating
the need for the variances. Therefore the circumstances have been created by the applicant.

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will
be in keeping with the spirit and intent of the ordinance and the comprehensive plan.

All variances: The minimum drive aisle width is established to ensure adequate room to
maneuver without affecting adjacent land uses. In general, yard controls are established to provide
for the orderly development and use of land and to minimize conflicts among land uses by regulating
the dimension and use of yards in order to provide adequate light, air, open space and separation of
uses. The intent of the separation requirement is to provide adequate separation between surface
parking and dwellings to reduce adverse impacts of parking areas.

The zoning code was recently amended to reduce the minimum parking requirements for multiple-
family dwellings in close proximity to transit with frequent service. Reasons for the amendment
included allowing more flexibility in designing multiple-family development in these areas, promoting
more efficient use of land, and reducing reliance on automobiles.

The request as proposed is not reasonable or consistent with the intent of the ordinance and the
comprehensive plan. The drive aisle variance is needed because there is not enough room between
the two buildings to accommodate 2 rows of parking and a drive aisle. To fit the parking, a variance
to allow the parking spaces to be 0 feet from habitable space in the building is also requested. The
granting of this variance would have the most impact on the south side first and second level units.
As part of the proposal, the window openings on the first level would be infilled with glass block.
CPED staff is concerned that the proposed parking is in large part the reason for this design
decision. Having landscaping on the south side of the building instead of paving could allow clear
windows to be installed and would likely improve the quality of living for the first level dwelling unit.
The apartment building to the south has mostly clear windows on the first level overlooking the
same space. [f security is a concern, fencing could be installed. The reduction of the yard
requirement would not allow landscaping or screening to be installed, which is required for new
parking areas. With the limited on-site space for landscaped area, there is also less area to store
snow.


https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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The proposed variance will not alter the essential character of the locality or be injurious to the use or
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the
health, safety, or welfare of the general public or of those utilizing the property or nearby properties.

All variances: Granting of the variances would likely negatively affect the character of the area and
could be detrimental to the health, safety or welfare of the public. The property located to the
south has a parking area adjacent to the shared lot line with the parking adjacent to habitable space.
However, the yard, parking separation, yard and landscaping ordinances were established to prevent
the creation of more parking situations like this, which have detracted from the residential character
of neighborhoods. With the limited on-site space for landscaped area, there is also less area to
store snow.

The Department of Community Planning and Economic Development has analyzed the application for a
variance to reduce the minimum front yard requirement adjacent to 2nd Avenue South to allow an

awning to extend 3.5 feet from the front of the building based on the following findings:

l.

Practical difficulties exist in complying with the ordinance because of circumstances unique to the property.
The unique circumstances were not created by persons presently having an interest in the property and are
not based on economic considerations alone.

Practical difficulties exist in complying with the ordinance. The required front yard is established by
the setbacks of the structures on the adjacent properties to the north and south, 20.2 feet and 19.1
feet respectively. The front of the subject building is at the front yard setback. The zoning code
allows an awning to project 2.5 feet from a residential structure into a required front yard. This
permitted encroachment applies to residential structures of any size, from single-family dwellings to
multi-story, multiple-family dwellings. Because the ordinance is broadly written, it doesn’t take into
account the character of existing properties. The existing building is a 3-level building with over
11,000 square feet of floor area. Older brick, apartment buildings often were constructed with
sheltered entrances. There are indications on the front of the building that an arched awning over
the entrance was present at one time and was likely removed when the front facade was remodeled
in 1974. There is an arched window above the entrance. Gaps in the brick mortar above the
window and spanning the full width of the entrance opening follow an arch pattern. These gaps
were likely for flashing on a roof of an awning, similar to what is proposed. Although the proposed
conversion of the building is not subject to Chapter 530 Site Plan Review standards, these standards
encourage providing architectural features, such as porches and roofs, to emphasize the importance
of the main entrance. The proposed awning with a 3.5 foot projection would provide better
protection from the elements at the main entrance and would be compatible with the character of
the building. These circumstances have not been created by the applicant.

The property owner or authorized applicant proposes to use the property in a reasonable manner that will
be in keeping with the spirit and intent of the ordinance and the comprehensive plan.

In general, yard controls are established to provide for the orderly development and use of land and
to minimize conflicts among land uses by regulating the dimension and use of yards in order to
provide adequate light, air, open space and separation of uses. The proposed arched awning would
project 3.5 feet from the building. The proposed awning would provide better protection from the
elements at the main entrance than an awning extending 2.5 feet from the building. It would also be
compatible with the character of the building and would emphasize the importance of the entrance.
Gaps in the mortar above the entrance indicate that a similar awning existed at some time on the
building and was removed. It would not have an impact on adjacent properties access to light, air
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and open space. For these reasons, the request is reasonable and consistent with the intent of the
ordinance and the comprehensive plan.

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the
health, safety, or welfare of the general public or of those utilizing the property or nearby properties.

The granting of the variance would not affect the character of the area or be injurious to the use or
enjoyment of other property in the vicinity. The apartment building located directly south has an
arched canopy over its front entrance. Both buildings are similar in size and design. The awning
would be compatible with the character of the subject building and would emphasize the importance
of the entrance. Its design follows the arch of the window above the door and would cap the
columns flanking the entrance. It would not have an impact on adjacent properties access to light,
air and open space. If granted, the proposed variance would not be detrimental to the health, safety
or welfare of the public or those utilizing the property provided the proposed awning is constructed
to current building codes.

RECOMMENDATIONS ‘

The Department of Community Planning and Economic Development recommends that the Zoning
Board of Adjustment adopt staff findings for the applications by White Tree LLC for the property
located at 3515 2nd Avenue South:

A. Variance of the drive aisle width requirement.

Recommended motion: Deny the variance to reduce the minimum drive aisle requirement from
12 feet to I 1.5 feet.

B. Variance to allow a surface parking space to be located less than 6 feet from
habitable space of a dwelling.

Recommended motion: Deny the variance to allow O feet of separation between a parking area
and habitable space of a dwelling.

C. Variance to reduce the minimum interior side yard requirement.

Recommended motion: Deny the variance to reduce the interior side yard requirement from 5
feet to O feet to allow a parking area.

D. Variance to reduce the minimum front yard requirement.

Recommended motion: Approve the variance to reduce the minimum front yard requirement
adjacent to 2nd Avenue South to allow an awning to extend 3.5 feet from the front of the
building, subject to the following conditions:

I. Approval of the final site, elevation and floor plans by the Department of Community
Planning and Economic Development.

2. All site improvements shall be completed by October |, 2017, unless extended by the
Zoning Administrator, or the permit may be revoked for non-compliance.
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ATTACHMENTS \

Written description and responses to findings submitted by applicant
Zoning map

Site survey

Site plan

Floor plans

Building elevations

Photos

Awning letter and associated photos
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Parking Variance — Statement of Proposed Use

Property Address: 3515 2" Ave South Minneapolis, MN

We recently purchased the property located in the Central Neighborhood at 3515 2™ Ave S. This
building has been vacant for several years and was previously a 17 unit boarding/assisted care home.
This property is in need of extensive updates and we would like to renovate it into a new 10-12 unit
apartment building. In order to achieve this, we need to obtain a parking variance in order to add
dedicated parking spaces along the south side and rear of the building. Our parking layout will be very
similar to that of the property to the south (3521 2™ Ave S) that was recently renovated.

There are significant difficulties in complying with existing parking ordinances for standard and handicap
parking due to the footprint of the building and how it is located on the lot. In addition, this property is
on a block that is completely bracketed by snow emergency routes which makes off-street parking in the
winter months very difficult and dangerous (having to walk more than 2 blocks to reach a nofi-snow
emergency street).

There is a shared driveway between this propefty and the adjacent property to the south (3521 2™ Ave
S) that was designed to allow for parking on either side of the shared driveway. There is an easement on
both properties allowing for this driveway to exist. The apartment building to the south currently has
parking spaces along this shared driveway and we are asking for the same allowance on our side. This
variance fits the character of the neighborhood by mirroring the existing parking setup of the building to
the south and does not impact the surrounding properties in any negative way. In fact, it will help
alleviate the off-street parking that would otherwise occur if this variance is not provided.

Sincerew%/
Bryan Walters

Silver Tree LLC — President



White Tree LLC
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RESTORATION ON 3515 2ND AVE S wminnearous N

SILVER TREE LLC  BRIAN WALTERS, PROJ. MANAGER PHONE (612) 432-1947
BUILDING BACKGROUND _ I R e S
THIS BUILDING WAS BUILT IN 1905 AS AN ; N > Gery P Turpenig /”' 7 7/ 20/ 201%

APARTMENT BUILDING. MOVED FOR
CONSTRUCTION OF 135W AROUND 1960, IT WAS
TEMPORARILY USED AS A HOUSING AN ASSISTED
LIVING COMPANY.

SCHEDULE OF SHEETS

C COVER SHEET , 3
CO0 CODES 3
CS SITE PLAN

Al FL1PLAN

A2 FL 2 PLAN

A3 FL 3 PLAN

A4 ROOF PLAN

A5  SECTIONS

A6  EXTERIOR ELEVATIONS

PROJ ECT GOALS

THE OWNERS OF THIS PROPERTY ARE RESTORING
THIS PROPERTY TO ITS ORIGINAL USE, AND
EXTERNAL CONDITION AS MUCH AS POSSIBLE.
THE INTERIOR IS CURRENTLY BEING DEMOLISHED
DOWN TO THE STRUCTURAL FRAME IN ORDER TO
PUT IN MODERN UTILITIES.

THE ROOF WILL BE REBUILT TO MODERN
STANDARDS.

THE OWNERS ARE CONTRACTORS WHO WILL SELF
BUILD. THEY ARE SEEKING BIDS IN THE

ARCHITECTURE * SITE & NEIGHBORHOOD PLANNING * PROJECT MANAGEMENT
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Architecture Direct

Gary Turpening  Minnesota Certified Architect #13584
Take the TOUR at ArchDirect.com

4 September 2015

Janelle A. Widmeir

Community Planning and Economic Development
City of Minneapolis

250 4% St South Rm 300

Minneapolis MN 55415

RE: 3515 8.2 Ave, Front Decorative Canopy over Entry Walk

Dear Janelle,

Robb Lubenow and Brian Walters sent me your E-mail of September 2 regarding the
Canopy in the front of the Apartment Building at 3515 2" Ave. South, and asked for me
to respond on their behalf,

You referred to the proposed small decorative canopy to protect those entering the
building from the rain as an ‘obstruction’ and ‘awning’. Please understand that the
owners are trying to restore this building to its original appearance and use as much as
possible, including this small attempt to replace the original entry cover. We considerita
decorative canopy to complete the restoration of this building, and not an ‘obstruction’.

I'am enclosing 2 photos and 2 “snips’ of our building plans as follows:

1. NEIGHBOR: Photograph of the decorative canopy of the apartment building
immediately to the South, which is identical to 3515 except for the modern
exterior skin. These buildings were apparently moved together to make way for
[-35W. We will be building a similar canopy with slightly different detailing.

2. SIDE ELEVATION: 3515 showing the metal facelift from the 1960°s location
which was 2°-9” in front of the building.

3. FRONT ELEVATION: 3515 showing our detail treatment of the canopy. We
have no pictures previous to the 1960 ‘facelift’ so we designed a porch (without
columns. )

4. ORIGINAL DESIGN: Detail photograph of 3515 this summer after removal of
the *1960°s facelift’ which was metal sticking out 2°-9” above the entry. Please
notice the slits in the brick for the flashing which went over the original canopy
(we hope to fit the new flashings into the same slits if possible.)




After review of this information we hope you will agree that our proposal meets the
design criteria and renovation code intent and needs no further action. We expect to get a
building permit in the next several days so time is of essence.

Thanks for your consideration.

Sincerel

Gaxy Turpening ALA gary(@archdirect.com
1820 East 7 Street Duluth MN 55812  cell phone (612) 327-6725
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