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Corcoran Neighborhood Organization

3451 Cedar Avenue South + Minneapolis, MN 55407
©12.724.7457 « F612.721.7588 - www.corcoranneighborhood.org

16 February 2006

Gary Schiff

City Council, Ward Nine

350 South Fifth Street — Room 307
Minneapolis, MN 55415

Earl Pettiford _

Community Planning and Economic Development
105 Fifth Avenue South, Suite 200

Minneapolis, MN 55401

Re: 3504 Longfellow Avenue and ‘80% at 22 feet’ Zoning Requirement
Dear Council Member Schiff and M. Pettiford,

On behalf of the Housing Committee and Executive Board of Corcoran Neighborhood
Organization and Longfellow Avenue neighbors, I am writing to recommend sale of the subject
lot to the Albertsson Hansen/Millerville team, and to request a change to the ‘80% at 22 feet’
minimum width language of the zoning code While this language has belped protect against
‘trailer home’ construction, we believe it actually threatens oppottunities to deliver quality
housing on narrow city lots—3504 Longfellow, for example—and should be revisited.

First, a review of 3504 Longfellow is in order. Even before a dilapidated house was razed from
the lot last year, neighbors showed considerable interest in its future. Because the lot is vety
nartow—just 30 feet—Collene Stevens and Brian Olson, the respective owners of the adjoining
properties, wanted it split and sold as side yards. That is why in August, 2005, ou Housing
Committee convened Collene, Brian, many of their Longfellow Avenue neighbors, and you, to
discuss the lot’s future. Upon leaining that the lot is considered ‘buildable’ by the City, we
worked with neighbors to find them not just a builder, but a partner who would listen to their
concerns and respond with a structure suitable to the lot’s unique challenges.

Neighbors’ concerns for the new house are clear: they would like to see sightlines and setbacks
optimized to ensute access to daylight, they want to be assured that new windows are tocated to
protect privacy, and they want to see the new structure designed to be consistent with the
architectural character of the block. While these are reasonable desires, they become a daunting
charge when combined with the lot’s width, its border just an inch from the neighboring house at
3506 Longfellow, and the ‘80% at 22 feet’ minimum width requirement of the zoning code.

Whete a typical spec house—the competing proposal, for example—would have a negative
impact on sightlines and sunlight, the offsets of architect Christine Albertsson’s plan allow ample
southern exposure and views for both the new house and its neighbors, They allow even the
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centrally-located kitchen to view both Longfellow Avenue and the alley—a feature remarkable
for a narrow house but essential for an urban one (see enclosed plans).

While neighbors praised these features at our September meeting and agreed that the *old house’
charm of Albertsson’s 22-foot elevation compliments Collene’s and Brian’s 19- and 20-foot
homes, they also recommended changes and asked to see how windows would align. Albertsson
and builder Ray Miller listened and teturned in October with revisions, including the neighboring

window and sightline study seen in the plans

Like Albertsson, we believe that the concetns of Longfellow Avenue neighbors would be
impossible to addiess on a lot 10 feet short of the code’s requited minimum width and bordering
an inch from a neighbor’s house, without relaxing the code condition that 80% of its floor atea

measute 22 feet wide.

While the architect-builder team and the Committee will work with the City to adjust
Albertsson’s plan if necessary, resident Ellie Zuehlke best captured the consensus of her
Longfellow Avenue neighbors: “I think we should build this house or none at all.”

We understand and appreciate the origins of the ‘80% at 22-feet’ width rule for new
construction; that this requirement is intended to limit non-durable, low-quality home
construction. It would be 4 sad irony if enforcement of this same requitement results in rejection
of a design promoted by an A-list developer, conceived by an award-winning architect, and
planned as an artful, unique, and specific response to the unusual conditions of this site and the

concerns of residents

It appeats clear to me and CNO’s Housing Committee and Executive Board that if the City is
governed by a policy or regulation that no longer satisfies its original purpose, but rather has ‘
become a barrier to serving the public good, that this policy should be changed or abolished. We
thereby support whatever changes may be necessary to provide the City Councit flexibility to
woigh the various benefits and burdens imposed on property owners and residents by an
otherwise strict application of the rule.

Please forward recommendation of the Albettsson Hansen/Millerville proposal to the City
Council and its appropriate committees

Sincerely,
ém:g’g /Vm‘%ﬁ-——-_“.
Eric Gustafson
Housing and Land Use Coordinator
Cc: City Council Members
Mayor R.1. Rybak

Minneapolis Neighborhood Organizations

Attachment: Albertsson-Miller Plans and Photographs (4 pages)
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GarySchiff R TS L
‘City Couneil, Ward Nine S _ LT SR
350 South Fifth Street, Room 307

'aneapohs MN55415 :

' Eaﬂ Pettiford : L R
- Commumty PIanmng and. Economlc _Development
105 Fifth Avenue South; Suite 200 )
: aneapohs MN 5 54{}1 ) :

: Re 3504 Longfellow Avenue South
- Dear Councﬂ member Sehlﬁ‘ andMl Pettlford e | ) - “ B

. As you know The Powderhorn Park Nelghbox hood Assoc:laﬁon (PPNA) has a long hIStOIy of

- creatiiig s soluhons for challengmg development sites,. The “11tt1e/Lots” des1gn competition and
_ resulting’ home plans are good exampies of the commumty and govemmg Junsdletwns '
successﬁllly add:essmg such challenges : :

| As the City makes changes to the deﬁmtlon of a’ “buﬂdable” lot mc:easmg challenges wﬂl occux, ‘: o
' réquiring. not only creativity, but ﬂemblhty The 30 foot butldable 1ot at ' L S
3504 Longfellow Avenue South isa pmne example e

L Aﬂer Iev1ew1ng lnfblmatlon 1ega}:d1ng the commumty process and pOSSlbIe house plans, it

., appears that the Corecoran Ne1ghbo1hood ()tgamzatlon has found a solution that addresseés the -
I City’s ‘néed to maximize vacant land use and the community’s, need to build alchlteeturally
compatiblé, safe and livable housmg The Alber’csson Hansen/MIIleI proposal for 3504 o
Longfellow Avente i is the solutlon S _ a0 o
While the plan doss not adhere to the 80% at 22 feet rule of the C1ty s ZoRing code, PPNA ﬁrmly -
. beligves that the City should take whatevel steps necessaxy to ensure the Albexstsson —_—
: Hansen/Mﬂler plan is buﬂt on t]]]S lot: :

o I"hank.you fOr aitention to ﬂll—s matter.j

Smeel er, g
Elena Gaa:tder o
PPNA Executwe Du eet01

e Comomn Ne:ghbmhood OI gamzatlon
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