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LAND USE APPLICATION SUMMARY 

Property Location: 3621 Bryant Avenue S 

Project Name:  3621 Bryant Avenue S 4-Plex 

Prepared By: Kimberly Holien, Principal Planner, (612) 673-2402 

Applicant: Farkas Wagner, LLC  

Project Contact:  James Graham, Cundy, Santine and Associates, Architects 

Request:  To reduce the north and south interior side yard setbacks for a new four-story 
residential building with four dwelling units. 

Required Applications: 

Variance  To reduce the north interior side yard setback from 11 feet to 10 feet and to 
reduce the south interior side yard setback from 11 feet to 10 feet. 

SITE DATA 

Existing Zoning R5, Multiple-family District 

Lot Area 5,421 square feet / 0.12 acres 

Ward(s) 10 
Neighborhood(s) East Harriet  

Designated Future 
Land Use Urban Neighborhood 

Land Use Features Community Corridor (Bryant Avenue) 

Small Area Plan(s) N/A 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The site currently contains a single-family home that 
was constructed in 1912.  The home is proposed to be demolished as part of the project.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The site is located on Bryant Avenue 
S between 36th Street W and 37th Street W.  Bryant Avenue S is a Community Corridor in this location.  
The block contains a mix of residential densities with commercial uses at the corner of 36th Street W 
and Bryant Avenue S, within a Neighborhood Commercial Node.  The site is bordered by multi-family 
residential structures to the north and south.  The building to the north is three stories in height (plus a 
garden level) and contains 20 residential units.  The building to the south is two stories in height (plus a 
garden level) and contains five dwelling units.  The property directly across the street is a 2.5 story 
duplex.   

PROJECT DESCRIPTION. The applicant is proposing to construct a new four-story residential 
building with four dwelling units.  The first floor contains two dwelling units that are accessed from the 
front of the structure.  The first floor units are combined with the basement with living space on the 
first floor and three bedrooms for each unit in the basement.   The second two units begin on the 
second floor and are accessed from the rear of the building.  Each of these units has five bedrooms and 
has floor space on floors two through four.  For each unit, living space is located on the second floor, 
three bedrooms are located on the third floor and the fourth floor contains two bedrooms.  The fourth 
floor is recessed eight feet from the south property line to allow for roof decks.  The front of the 
building will have an open porch on the ground floor and deck space above.   

The applicant is proposing four parking stalls, three of which are surface stalls and one garage space.  
The parking is located in the rear yard and accessed from the alley.  Exterior materials include fiber 
cement siding and board and batten fiber cement siding.   

PUBLIC COMMENTS.   Staff has not received any correspondence as of the writing of this report.  
Any correspondence received prior to the public meeting will be forwarded on to the Zoning Board of 
Adjustment for consideration.  

ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the north and south interior side yard setbacks from 11 feet to 10 feet, based on the 
following findings: 

1. 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. 

The side yard setback requirement for multi-family residential structures in the R5 district is 5+2x 
where “x” equals the number of stories above the first floor.  For this four-story building the 
required side yard setback is 11 feet.  The applicant is proposing 10-foot setbacks from the north 
and south interior side lot lines and a variance has been requested accordingly. 

Staff finds that practical difficulties exist in complying with the side yard setbacks due to 
circumstances unique to the property, primarily the narrow lot width.  The lot is only 42 feet in 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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width, limiting the available space for development.  The structure proposed by the applicant is only 
22 feet in width and narrowing it would reduce the livability of the units and impact internal 
circulation.  The minimum required width of 1-4 unit residential buildings is 20 feet.  Complying with 
the side yard setbacks would result in a building that just meets the minimum buildable width.  
While the proposed height is contributes to the increased setback requirement, the proposed four-
story height is allowed as of right in the R5 district.  While the applicant could do a 3.5 story 
building in lieu of a four-story building and comply with the yard requirements, that would result in a 
building design that is out of character with the surrounding area.   

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. 

The applicant is proposing to use the property in a reasonable manner that is in keeping with the 
spirt and intent of the ordinance and the comprehensive plan.  The R5, Multiple-family District is 
established to provide an environment of high density apartments, congregate living arrangements 
and cluster developments.  New single-family homes are not allowed in the R5 district.  The site is 
located along a community Corridor, which calls for low- to medium-density residential 
development with more intensive development near neighborhood commercial nodes.  As 
previously stated, there is a node near the intersection of Bryant Avenue S and 36th Street W.  As 
such, the proposed four-unit building is a reasonable use of the property.   

Further, the purpose of setback requirements is to maintain access to light and air, provide adequate 
separation between uses and provide for normal and orderly development.  The applicant is 
proposing 10-foot setbacks from the north and south, allowing for adequate side yards and adequate 
separation between uses.  The proposed building will be located approximately 17 feet from the 
residential structure to the north and 15 feet from the residential structure to the south.  As 
previously noted, the fourth floor steps back eight feet from the south building wall to provide 
additional relief on the top floor.   

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 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.  The pattern of development on this portion of the 
block includes multi-family residential structures with limited side yard setbacks.  The 20-unit 
building to the north is setback seven feet from the south property line.  The building to the south is 
setback approximately 5.5 feet from the north interior side lot line.  Based on aerial photos and staff 
observations, the setbacks of other multi-family buildings in the area are similar to those of the 
neighboring buildings.  The proposed variance will not be detrimental to the health, safety, or 
welfare of the general public or those using nearby properties.   

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the application by Farkas Wagner, LLC for the property 
located at 3621 Bryant Avenue S: 

A. Variance of the north and south interior side yard setbacks 

Recommended motion: Approve the application to reduce the north and south interior side 
yard setbacks each from 11 feet to 10 feet, subject to the following conditions: 
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1. Each egress window well in the interior side yards shall not exceed 16 square feet in area, in 
compliance with Section 535.280 of the zoning code.   

2. The fourth floor cantilever shall maintain a front yard setback of 15 feet.   

ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. Zoning map 
4. Site plan 
5. Plans 
6. Building elevations 
7. Photos 
8. Correspondence 
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