
 

Date Application Deemed Complete March 4, 2015 Date Extension Letter Sent NA 

End of 60-Day Decision Period April 3, 2015 End of 120-Day Decision Period NA 

 

CPED STAFF REPORT 
Prepared for the Board of Adjustment 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 44 Clarence Ave SE 
Project Name:  Emerly-Warling Remodel & Addition 
Prepared By: Joseph.Giant@minneapolismn.gov, City Planner, (612) 673-3489 
Applicant:  Darin Warling 

Project Contact:   Christine Albertsson, Albertsson Hansen Architecture 
Request:  Construct a rear addition 
Required Applications: 

Variance  

 
• Variance to reduce the minimum distance between a principal structure 

and an accessory structure from 6 feet to approximately 3.8 feet, 
measured to the structure. 

 

 

SITE DATA 
 

Existing Zoning R1A Single-Family District 
UA University Area Overlay District 

Lot Area 8,293 square feet 
Ward(s) 2 
Neighborhood(s) Prospect Park – East River Road 
Designated Future 
Land Use Urban Neighborhood 

Land Use Features NA 
Small Area Plan(s) Stadium Village/University Avenue Station Area Plan 

 

BACKGROUND 
 
SITE DESCRIPTION AND PRESENT USE. The subject property, 44 Clarence Avenue Southeast, 
is an 8,293 square foot lot containing a 2.5-story single-family home and detached garage. The home, 
constructed in 1906, is referred to as the J. L. Gable House, and was designed by renowned Minneapolis 
architect Lowell Lamoreaux. The home has been well maintained, and has been identified by CPED staff 
as a contributing resource in the potential Prospect Park Historic District. A detached garage is 
currently located approximately 10 feet behind the principal structure. Although the garage was 
constructed nearly 100 years after the home, the garage closely matches the architectural style and 
character of the historic structure. A driveway extends along the northern interior side property line. 
The driveway is used by the subject property as well as both 1 Seymour Ave SE and 15 Seymour Ave SE. 
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SURROUNDING PROPERTIES AND NEIGHBORHOOD. The subject property is in the R1A 
Single-Family Zoning District and the UA University Area Overlay District. It is located approximately 
1.5 blocks south of University Ave in the Prospect Park neighborhood of Minneapolis. The predominant 
land use in the vicinity is single-family homes. Nearby homes are comparable in age and historic status to 
the subject property. 
 
 
PROJECT DESCRIPTION. The applicant proposes to construct a 1-story, 57 square foot addition 
to the rear of the house in order to accommodate a larger kitchen. Currently, an 8’x6’ projection 
containing a breakfast nook protrudes from the northwest corner of the rear of the house. The 
proposed addition would follow the rear wall of the nook an additional 8 feet towards the middle of the 
rear of the house. The existing kitchen would expand into the space currently occupied by the nook as 
well as into the space created by the addition. 
 
At its closest point, the proposed addition would be located approximately 3.8 feet from the garage. 
According to Minneapolis Code of Ordinances Chapter 536.80, a detached accessory building may not 
be located closer than 6 feet from the habitable space of a dwelling. Therefore, the applicant has applied 
for a variance to reduce the minimum distance between a principal structure and an accessory structure 
from 6 feet to approximately 3.8 feet.   
 
 
PUBLIC COMMENTS. Staff has received a letter in support of the proposed variance from an 
adjacent neighbor. A copy of the letter is available in the Additional Materials. As of the writing of this 
report, staff has not received any correspondence from the neighborhood association. Any further 
correspondence will be forwarded to the Board of Adjustment for consideration. 

 

ANALYSIS 

VARIANCE 

In accordance with Chapter 525, Article IX Variances, Section 525.520(8) “…to permit parking that cannot 
comply with the location requirements for on-site parking, as specified in Chapter 537, Accessory Uses and 
Structures, and Chapter 541, Off-Street Parking and Loading,” the Department of Community Planning and 
Economic Development has analyzed the application for variance 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.  
 
A practical difficulty exists due to the historic status of the structure as well as the shared driveway. 
These circumstances were not created by the applicant and are not based on economic 
considerations alone. 
 
The purpose of the addition is to increase the size of the existing kitchen without reconfiguring the 
interior of the home. According to the applicant, the interior of the home contains ornate historic 
building materials. Rearranging the walls of the home within the existing footprint would likely 
require that a significant amount of historic building materials were removed. The proposed project 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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would only disturb a small section of the rear wall of the house.  
 
An addition of comparable size could be constructed without a variance on the south side of the 
house. However, the mere fact that the envelope of the home could be expanded without a 
variance does not address or accomplish the objective of expanding the kitchen. Expanding the 
home to the south would likely necessitate the reconfiguration of the floor plan, including the 
rearrangement of interior walls and the removal of historic building materials. Further, such an 
addition would be much more visible from neighboring properties and from the public right-of-way. 
 
The shared driveway that runs along the north side of the property prevents the expansion of the 
kitchen towards the north property line. The width of the existing driveway is slightly less than the 
required minimum width of 8 feet. Constructing an addition that further encroaches on the 
driveway would not only increase the degree of nonconformity of the driveway but would also 
exacerbate a potentially hazardous parking arrangement.      

 
 
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 property contains a single-family home with a detached garage. Single-family homes are a 
permitted use in the R1A district and are predominant in the surrounding area.  
 
The purpose of the requisite 6-foot spacing between a principal structure and an accessory 
structure is to allow adequate access to light and air, to reduce perceived building bulk, to mitigate 
adverse effects from cars parked adjacent to dwellings, and to prevent the spread of fire between 
structures.  
 
A 1-story, 57 square foot addition constructed in the middle of the rear wall of an existing house 
will not block access to light and air and will minimally increase building bulk. In order to receive a 
building permit, the addition must comply with all applicable building and fire codes. In all likelihood, 
any potential adverse impact resulting from the project will be borne by the users of the subject 
property rather than adjacent properties. 
 
As part of the kitchen expansion and remodel, the applicant proposes to replace a window on the 
north elevation of the home with a glass block window. Walls that face interior property lines must 
be comprised of at least 5% windows per story. Glass block windows are not included in this 
calculation because they do allow views in and out of the building. The length of the north facade of 
the home is 36 feet, so the wall must contain at least 14.4 square feet of windows. The proposed 
elevation would contain only 14 square feet of window area. Therefore, the applicant may not 
obtain a zoning certificate until the plans have been revised. Modifying the drawings to meet the 
minimum window requirement will not affect the proposed variance, provided the bulk of the 
structure is not altered.  
 
In all other regards, the proposed variance meets the purpose and intent of the zoning ordinance 
and 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. 
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Approving the proposed variance would facilitate the adaptation and continued use of a well-
maintained historic property. The proposed addition would not be visible from the public right-of-
way, and would only be visible from a limited number of vantage points on surrounding properties. 
The applicant intends to closely match the style, character, and materials of the existing house. 
Therefore, staff finds that the proposed variance will not alter the essential character of the locality 
or be detrimental to the use and enjoyment of other properties in the vicinity. 
 

 

RECOMMENDATIONS 
 
 
The Department of Community Planning and Economic Development recommends that the Board of 
Adjustment adopt staff findings for the application for variance by Darin Warling for the property 
located at 44 Clarence Avenue Southeast. 
 
Variance to reduce the minimum distance between a principal structure and an accessory 
structure. 
 
Recommended motion: Approve the variance to reduce the minimum distance between a principal 
structure and an accessory structure from 6 feet to approximately 3.8 feet, measured to the structure, 
subject to the following conditions: 
 

1. 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 March 26, 2017 unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance.  

 

ATTACHMENTS 

 
1. Zoning map 
2. Authorization letter 
3. Applicant’s written materials and variance findings 
4. Land survey 
5. Site plan 
6. Floor plans 
7. Elevation drawings 
8. Photos 
9. Letters to city council and neighborhood group 
10. Public correspondence 
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Christine L. Albertsson AIA / Todd P. Hansen AIA 
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Albertsson Hansen Architecture, Ltd. 2800 Lyndale Avenue South  Suite 220  Minneapolis, MN 55408 Page 1 of 1 

Albertsson Hansen Architecture, Ltd. 
2800 Lyndale Ave. South  Suite 220 
Minneapolis, MN  55408 

 

Date:  February 27th, 2015   

Project: Emery-Warling Remodeling & Addition 
 44 Clarence Ave SE 

Subject:   Statement of proposed use and description 
 
 
 

The current use of the property is a single family residence and will remain a single 
family residence. The project consists of a small 57s.f. addition to and remodeling of this 
existing single family residence. The addition to the original house will expand the existing 
kitchen as part of remodeling it and an existing ½ bath on the main level. The addition will 
comply with all city zoning requirements to the best of our knowledge with the exception that 
the primary structure will be within 6 feet of the existing garage.  

 
 
 



Christine L. Albertsson AIA / Todd P. Hansen AIA 
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Albertsson Hansen Architecture, Ltd. 
2800 Lyndale Ave. South  Suite 220 
Minneapolis, MN  55408 

 

Date:  February 27th, 2015   

Project: Emery-Warling Remodeling & Addition 
 44 Clarence Ave SE 

Subject:   Variance Application Written Statement 
 
 
1. Statement of Proposed Use and Description of the Project 
 

The current use of the property is a single family residence and will remain a single 
family residence. The project consists of a small 57s.f. addition and remodeling to this existing 
single family residence. The addition to the original house will expand the existing kitchen as 
part of remodeling it and an existing ½ bath on the main level. The addition will comply with 
all city zoning requirements to the best of our knowledge with the exception that the primary 
structure will be within 6 feet of the existing garage.  

 
2. A written statement by the applicant which addresses the following required finding for 

a variance. 
a. Practical difficulties exist in complying with the ordinance because of 

circumstances unique to the property.  
i. This property is unique in that the North side of the property, adjacent 

to the house, is occupied by a shared driveway which is used by two 
adjacent properties. In addition, the driveway and garage access, are 
adjacent to the West side of the house leaving no buildable area 
according to strict adherence. (See attached Site Plan)  

ii. The interior of the house is historic in nature with elaborate oak 
paneling and details in the Entry, Living Room, and Dining Room, 
preventing the repurposing of these spaces into a modern kitchen.   

b. The property owner or authorize applicant proposed to us the property in a 
reasonable manner.  

i. As the Owners would like to make a reasonable use of the property: 
Expanding the kitchen with a modest 57s.f. addition for a total Gross 
floor area of 2,674s.f. on a 8,293 s.f. lot. The only available building 
area is less than 6’ from the existing detached garage. A Variance is 
requested to be able to build an otherwise zoning compliant addition 
to this house within 6’ of the existing detached garage.  



 

Albertsson Hansen Architecture, Ltd. 2800 Lyndale Avenue South  Suite 220  Minneapolis, MN 55408 Page 2 of 2 

c. 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.  

i. The proposed addition is designed to match the character of the 
existing house and is an expansion of an existing one story portion of 
the house. The location of the addition at an existing inside corner on 
the rear of the house will have little or no visual impact on other 
properties in the vicinity.   

 
 
If you have any questions about our project please contact us at (612) 823-0233 extension 1 
or via email at christine@aharchitecture.com.  
 
Sincerely, 
 
Christine Albertsson 
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Date:  February 27th, 2015   

Project: Emery-Warling Remodeling & Addition 
 44 Clarence Ave SE 

Subject:   Letter to Council Member Cam Gordon 
 
 
Dear Council Member Gordon, 
 
  I am writing this letter as the representative of Joleen Emery and Darin Warling, to 
inform you that the Owners are applying for Variance during the month of March. The project 
includes an addition to the existing house on the West side (rear side) of the property and an 
interior kitchen remodeling.    
  

 The current use of the property is a single family residence and will remain a 
single family residence. The project consists of small 57s.f. addition to and remodeling of this 
existing single family residence and ½ bath on the main level of the house. The addition to the 
original house is to expand and remodel the existing kitchen. The addition will comply with all 
city zoning requirements to the best of our knowledge with the exception that the primary 
structure will be within 6 feet of the existing garage. The only possible location to expand the 
kitchen is in the Southeast corner, as there is a driveway to the North and West, resulting in 
the reduction of the space between the house and garage to under 6 feet. We are requesting 
a variance to the ordinance requiring a distance of not less than 6 feet from a primary 
residence to an accessory structure.  
  
 If you have any questions about our project please contact us at (612) 823-0233 
extension 1 or via email at christine@aharchitecture.com.  
  
 Sincerely, 
  
 Christine Albertsson 
 



Christine L. Albertsson AIA / Todd P. Hansen AIA 
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Date:  February 27th, 2015   

Project: Emery-Warling Remodeling & Addition 
 44 Clarence Ave SE 

Subject:   Letter to neighbors 
 
 
Dear Prospect Park Neighbors, 
 
 I am writing this letter as the representative of Joleen Emery and Darin Warling, to 
inform you that the Owners are applying for Variance during the month of March. The project 
includes an addition to the existing house on the West side (rear side) of the property and an 
interior kitchen remodeling.    
 

The current use of the property is a single family residence and will remain a single 
family residence. The project consists of small 57s.f. addition to and remodeling of this existing 
single family residence and ½ bath on the main level of the house. The addition to the original 
house is to expand and remodel the existing kitchen. The addition will comply with all city 
zoning requirements to the best of our knowledge with the exception that the primary structure 
will be within 6 feet of the existing garage. The only possible location to expand the kitchen is 
in the Southeast corner, as there is a driveway to the North and West, resulting in the 
reduction of the space between the house and garage to under 6 feet. We are requesting a 
variance to the ordinance requiring a distance of not less than 6 feet from a primary residence 
to an accessory structure.  
 
If you have any questions about our project please contact us at (612) 823-0233 extension 1 
or via email at christine@aharchitecture.com.  
 
Sincerely, 
 
 
 
Christine Albertsson 



From: Eric Amel
To: Giant, Joseph R
Cc: PPERRIA Staff; Clay Lambert; Daniel J. Peters; David Barnhart; Dean and Janet Lund; Dick Brownlee; Evan

Roberts; Florence Littman; Jeffrey Barnhart; Joe Ring; John Wicks; Karen Murdock; Lynn VonKorff; Mary Alice
Kopf; Maybeth Luing; One World Landscape; Phil Anderson; Richard Gilyard; Richard Poppele; Spencer Ung;
Tamara Johnson; Darin Warling (darin@44clarence.com); glindt@gmail.com

Subject: 44 Clarence Ave SE request for variance
Date: Sunday, March 08, 2015 8:24:09 PM

Dear Mr. Giant and Minneapolis Board of Adjustment
 
I am writing to you on the matter of the request for variance by the property owners of 44 Clarence
Ave SE in order to construct an extension of the existing principal structure within the minimally
allowed distance to the accessory structure to the west on the back yard side of the property.
 
We are the adjacent property owners in the northerly direction at 1 Seymour Ave SE and are
situated within 350 feet of the subject property. I write to you in the capacity of adjacent property
owner and not as a representative of the Prospect Park East River Road Improvement Association
Board of Directors or any of its committees.
 
1 Seymour Ave SE is not impacted by the subject of the variance and takes no exception with
granting it. In fact, Mr. Warling and his family have demonstrated nothing but fastidious care for
44 Clarence and have continuously invested in the betterment of this heritage property in Prospect
Park. We are confident that this care will continue with the purpose and quality of this addition.
 
Thank you for your consideration.
 
Eric Amel, AIA, Architect
612 225 1051 T 

MSR www.msrdesign.com 

710 South 2nd Street, 8th Floor
Minneapolis, MN 55401-2282

 

 
From: PPERRIA Staff [mailto:pperriastaff@gmail.com] 
Sent: Thursday, March 05, 2015 3:48 PM
To: Clay Lambert; Daniel J. Peters; David Barnhart; Dean and Janet Lund; Dick Brownlee; Eric Amel;
Evan Roberts; Florence Littman; Jeffrey Barnhart; Jessica Buchberger; Joe Ring; John Wicks; Karen
Murdock; Lynn VonKorff; Mary Alice Kopf; Maybeth Luing; One World Landscape; Phil Anderson; Richard
Gilyard; Richard Poppele; Spencer Ung; Tamara Johnson
Subject: Fwd: Notice of a Public Hearing x2
 
The property that was requesting a variance, but who did not tell the committee what kind of
variance it was seeking, has a public hearing on March 26th. 
 
Someone was going e-mail me the guidelines for submitting projects to the committees so I
could forward it to the lawyers with the information requested, but I haven't received
anything and have not yet sent an e-mail to the lawyers. 
 
Jessica

mailto:eric@msrdesign.com
mailto:Joseph.Giant@minneapolismn.gov
mailto:pperriastaff@gmail.com
mailto:clay@metropetrogas.com
mailto:vespadaddy@gmail.com
mailto:dave@prospectparkproperties.com
mailto:dnjlund@gmail.com
mailto:dickbrownl@mac.com
mailto:evanrobertsnz@gmail.com
mailto:evanrobertsnz@gmail.com
mailto:littm005@umn.edu
mailto:jeff@prospectparkproperties.com
mailto:joe@jringglass.com
mailto:jonewix@aol.com
mailto:murdock1212@gmail.com
mailto:vonko002@umn.edu
mailto:mollisk@usiwireless.com
mailto:mollisk@usiwireless.com
mailto:mb.luing@gmail.com
mailto:john@oneworldlandscape.com
mailto:phil.ann.anderson@gmail.com
mailto:rgilyard.architect@earthlink.net
mailto:dick@umn.edu
mailto:ugarden2725@gmail.com
mailto:tamara_mpls@yahoo.com
mailto:darin@44clarence.com
mailto:glindt@gmail.com
http://msrdesign.com/
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