
Statement of proposed use for the property at:   
3905 & 3907 Vincent Avenue South 
Minneapolis, MN 55410 
February 27, 2014 
 
Project Address: 
3905 & 3907 Vincent Avenue South 
Minneapolis, Minnesota  55410 
 
Contact Information: 
Mark Larson, AIA / Ryan Bicek, AIA 
Rehkamp Larson Architects 
2732 W 43rd Street, Minneapolis, MN  55410 
Phone: 612. 285. 7275 
Email: mark@rehkamplarson.com/ ryan@rehkamplarson.com 
 
Owner: CPM LLC  
Contact: Nick Walton  
2919 Knox Avenue S #200 Minneapolis, MN 55408 
612. 919. 2272 
nick@reuterwalton.com 
 
Project Description: 
The proposed project is to remove the existing duplex, divide the current lot in half, & 
build a single family home on each of the lots.  
 
Written Statement for Variance request 
As part of the proposed division of the lot, a variance is being sought for a lot width of 
which is less than the minimum requirement of 50’ (43’ proposed). Also a variance is 
being sought for the proposed lot size being less than the required minimum square 
footage of 6000 SF (proposed lots would be 4933 SF & 4936 SF). There is precedent for 
this lot size throughout the neighborhood & a few examples are on the same block (at 
3919 Vincent Avenue & at 3904, 3910, 3912 Upton Avenue). The two proposed houses 
will meet all zoning/building code requirements so will not require a variance & have 
been designed with care to fit in with the scale & character of the neighborhood. 
 
1. Practical difficulties exist in complying with the ordinance because of circumstances 
unique to the property. The grade at the back of this lot has very unique circumstances 
in that it is very steep at the alley (the elevation drops by approximately 15’ along the 
back of the alley) The unique circumstances here were not created by persons presently 
having an interest in the property & are not based on economic considerations alone. 
By splitting the lot, the vehicular access can be accommodated for in a way that works 
much better with the existing slope at the alley. The existing retaining walls/grades also 
have a pretty harsh drop which is to accommodate the walk out condition across at the 
back of the duplex. By splitting the lot, the drop in grades can be evened out to a more 
gradual slope & also will allow the design to better address water/drainage control on the 
site.  
  
 

mailto:ryan@rehkamplarson.com
mailto:nick@reuterwalton.com


2. The property owner proposes to use the property in a reasonable manner that will be 
in keeping with the spirit & intent of the ordinance & comprehensive plan as the 
proposed use is very similar to what is currently at this property. The use of the property 
would go from a duplex to two single family homes so would not changing the density. 
Under current zoning regulations the existing duplex would not be able to be built so the 
proposed project would actually return the lot to a use that is more consistent & in 
character with the vicinity/ neighborhood as a whole.  
 
3. The proposed variance will not alter the essential character of the locality or be 
injurious to the use or enjoyment of the other property in the in the vicinity. The proposed 
homes will actually be more in keeping with the character of the properties on the block 
& of the overall neighborhood than the existing duplex property. 
 
 
Land use applications needed for the project: 
General Land Use Application Worksheet 
 
Senior City Planner: 
Shanna Sether 
612.673.2307 
Shanna.Sether@minneapolismn.gov 
 
Date for Linden Hills Neighborhood Council LHNC: 
February 12th, 2014  
 
Board of Adjustment Hearing Date:  
April 3rd, 2014  
 
Cc: Larry LaVercombe, Linden Hills Neighborhood Council, Chair 
       Christy Prediger, Linden Hills Neighborhood Council 
       Linea Palmisano, Ward 13 City Council member 
       Shanna Sether, City of Minneapolis Senior Planner 



From: Ryan Bicek
To: Ziring, Emily; Dahler, Ken; Sether, Shanna M
Cc: larry@larrylavercombe.com; Christy Prediger (christyprediger@gmail.com)
Subject: 3905 & 3907 Vincent avenue south variance statement
Date: Thursday, February 27, 2014 4:27:22 PM
Attachments: image001.jpg

Hi,
We are currently working on the design & variance submittal for a project at 3905 & 3907 Vincent
Avenue South in Minneapolis & so are sending along a copy of the letter attached explaining the
proposed project. We’ve met with the Linden Hills Neighborhood Council & are meeting with
Shanna Sether a Senior City Planner with the City of Minneapolis tomorrow to submit
drawings/paperwork for the variance so wanted to be sure the City Council also gets introduced to
this project.
 
Thanks & let us know if you have any questions,
Ryan Bicek
 
WEBemail_signature_bicek
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RYAN BICEK
REHKAMP LARSON

2732 West 43rd Street, Minneapolis, MN 55410
612.285.7275 1 rehkamplarson.com
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Linden Hills Neighborhood Council   •   P.O. Box 24049, Minneapolis, MN 55410   •   612.926.2906   •   info@lindenhills.org 

 

 
 

February 19, 2014 
 
Shanna Sether, Senior Planner  
Department of Community Planning &  
Economic Development - Planning Division 
250 S. 4th St. Room 300, 
Minneapolis, MN 55415 
 
Re: Linden Hills Neighborhood Council (LHiNC) Zoning Committee February Meeting 
 
Dear Ms. Sether: 
 
Please be advised of the considerations of the Linden Hills Zoning Committee at its February 17, 2014 
meeting, respectfully submitted on behalf of Larry LaVercombe, Zoning Committee Chair: 
 
The LHiNC Zoning Committee voted unanimously 7-0 to Not Oppose the variances related to splitting the 
lots at 3905-7 Vincent Ave S, specifically to reduce the minimum lot area from 6,000 square feet to 
4,933 and 4,936 square feet, and to reduce the minimum lot width from 50 feet to approximately 43 
feet for both parcels.   
 
The Committee encouraged the developer to employ responsible stormwater management, due to the 
close proximity of the project to Lake Calhoun. 
  
Please contact me if you have any questions. 
 

 
 
cc: Larry LaVercombe, Zoning Committee Chair 
 Ryan Bicek, Rehkamp Larson Architects Inc. 
 Nick Walton, CPM LLC 



LINDEN HILLS NEIGHBORHOOD COUNCIL ZONING COMMITTEE 

Minutes of the regular meeting, February 17, 2014 

Committee members present: Larry LaVercombe (Chair), Jeffry Magnuson, Constance Pepin, Dan 

Swanson, Tim Voltz, Eric Hansen, Dawn Chapman 

Guests:  

Scott Busyn of Great Neighborhood Homes, 2722 W. 47th St. 
Kristin Eggerling and Paul Blomquist, developers of 4255-59 Sheridan Ave S.  
Matthew Kreilich and Carl Gauley, Julie Snow Architects, 4255-59 Sheridan Ave S. 
Troy Wenck, Reuter Walton Construction, 4255-59 Sheridan Ave S. 
Ryan Bicek, Rehkamp Larson, 3905-07 Vincent Ave. S. 
Nick Walton, Reuter Walton Construction, 3905-07 Vincent Ave. S. 
 
 
 
2722 W. 47th St. 
Scott Busyn presented plans on behalf of homeowners, David Sampsell and Kathleen Heafey, to tear 
down the existing home on a reverse corner lot at 2722 W. 47th St. (47th and Upton) and erect a new 
home and detached garage. The driveway currently is, and will continue to be shared with 4654 Lake 
Harriet Parkway, to the property’s east. The project is seeking a front yard setback variance of 7’, with 
the result that the front of the property, facing 47th St., will be set back a distance of 18’. A side yard 
setback of 15’ is also being requested, with the result that the property’s side yard, facing Upton Ave., 
will be set back 10’. The homeowner at 4654 W. Lake Harriet Pkwy issued a letter in support of the 
proposed project. 
 
Questions were raised concerning storm water runoff treatment, as the property is at close proximity to 
Lake Harriet. Mr. Busyn was receptive to being directed to resources for porous pavers, rain gardens and 
rain barrels.  
 
The Committee voted unanimously to Not Oppose the front yard and side yard setback variances at 
2722 W. 47th St. 
 
4255-59 Sheridan Ave. S. 
Matthew Kreilich and Carl Gauley presented plans to tear down three single-family homes at 4255-59 
Sheridan Ave. S., and to build a three-unit condominium comprised of three stories plus a fourth story 
penthouse. The building will feature an underground parking garage and will position water catch basins 
in the back yard and under the driveway to retain storm water runoff.  
 
The project, as proposed, requires two variances and a conditional use permit. A side yard setback 
variance is required to accommodate an ADA accessible entrance, required by code, on the building’s 
north side. For a four-story building, the side yard setback is required to be 11 feet. A front yard setback 
variance is required to allow the building to extend into the front yard established by the “string line 
test,” run from the front corner of the property to the south to the front corner of the property to the 
north. A conditional use permit is required to increase the height of building. Although zoned R4, the 
property falls within the Shoreland Overlay District which sets a building’s maximum height at 2.5 



stories, or 35 feet. The proposed building’s height is three stories (35’-11”) with a set back fourth story 
penthouse (46’-9”).  
 
Neighbors of the project were given the opportunity to speak and ask questions. Following discussion of 
the project, the Committee voted unanimously 7-0 to Not Oppose the front yard setback variance, the 
side yard setback variance, and the conditional use permit for 4255-9 Sheridan Ave. S., with the 
stipulation that if it becomes apparent through ongoing communication with the City that additional 
variances will be required, the developers will inform the LHiNC Zoning Committee. 
 
3905-07 Vincent Ave. S. 
Ryan Bicek and Nick Walton presented plans to tear down an existing duplex, split the lot into two 
parcels, and construct two single-family homes.  The area is zoned for a minimum lot width of 50 feet, 
while 42 – 44 feet is standard in most of the neighborhood. The lot in question is 86 feet wide, resulting 
in two 43-foot width lots after the split. A variance is required to reduce the minimum lot width to 43 
feet.  In addition, the minimum lot size is 6,000 feet. A variance is required to reduce the lot size to 
4,932. Discussion ensued concerning storm water runoff treatment and the developer was encouraged 
to implement environmentally thoughtful practices. The Committee voted unanimously 7-0 to Not 
Oppose the lot width variance and the lot area variance for 3905-07 Vincent Ave. S. 
 
A letter reflecting the Zoning Committee’s vote on the two variance requests will be prepared and sent  
to the attention of the Board of Adjustment prior to the January 24 Public Hearings.  
There being no other business, the meeting was adjourned.  
  
 
 
Submitted by Christy Prediger  
  
  
____________________________________________   ______________  
Larry LaVercombe, Chair      Date  
 



From: Laura Monn Ginsburg
To: Sether, Shanna M
Cc: Nick Walton
Subject: Letter in support of the variance request on Vincent Ave S
Date: Monday, March 24, 2014 3:19:46 PM

Hi Shanna,

 

I am writing in support of the variance request on Vincent Avenue South from Reuter
Walton Construction, Inc.

 

In speaking with Nick Walton about plans to convert the existing duplex into two
single-family homes, I’m excited about the replacement of the lackluster complex
currently occupying the lot with two residences that better fit on the block. In
addition to my home at 3920 Vincent, there is another home that has a modern feel
to it as well and the proposed dwellings will fit right in.

 

Although the lots will be slightly smaller than the average lot on the street, I
honestly don’t think the proposed variance is so dramatic that it will be noticeable.
There are lots and houses of all sizes in Linden Hills and I think the benefits of this
project outweigh any concerns I’d have as a resident myself.

 

Additionally, I realize that there has been a lot of discussion around large-scale
construction projects in and around Southwest Minneapolis. In our time working with
Reuter Walton, we found them to be conscientious, thorough, and completely
attuned to the neighbors, neighborhood, and the effects of construction. When one
neighbor asked if siding work could end earlier so that her young son’s sleep
wouldn’t be disturbed, Reuter Walton immediately shifted the siders’ schedule. When
another neighbor was concerned about excavation, senior staff from Reuter Walton
was on-site during the process to ensure an expedited response if necessary (which
it was not). My husband and I were never concerned that our project was interfering
with the safety or comfort of our future neighbors.

 

Post-construction, Reuter Walton has been completely attentive to finishing all minor
projects and updates to our home. As with any construction project, we’ve had
lingering items to complete and Reuter Walton’s designated project manager has
been in constant communication with us as we work to completing everything. The
standards, quality, and care exhibited by Reuter Walton are without comparison. I
know they will add two excellent homes to Vincent Avenue and look forward to
seeing them go in.

 

Thank you, and please feel free to contact me with any additional questions,

mailto:ginsburg.laura@gmail.com
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Laura Monn Ginsburg

3920 Vincent Avenue South

612.345.7734 
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