
 

Date Application Deemed Complete March 19, 2015 Date Extension Letter Sent Not Applicable 

End of 60-Day Decision Period May 18, 2015 End of 120-Day Decision Period Not Applicable 

 

CPED STAFF REPORT 
Prepared for the City Planning Commission 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 1041 24th Avenue SE 
Prepared By: Kimberly Holien, Senior City Planner, (612) 673-2402 
Applicant:  Joel Hussong   

Project Contact:   Joel Hussong 
Request:  To construct a 292 square foot addition to an existing duplex. 
Required Applications: 
Expansion of a Legal 
Nonconforming Use 

To allow for the construction of a 292 square foot addition to a non-
conforming duplex.   

 

SITE DATA 
 
Existing Zoning R1A, Single-Family District 
Lot Area 5,120 square feet / .117 acres 
Ward(s) 1 
Neighborhood(s) Southeast Como  
Designated Future 
Land Use Urban Neighborhood 

Land Use Features Not applicable 
Small Area Plan(s) Not applicable 

 

CPC Agenda Item #2 
April 13, 2015 

BZZ-7086 

mailto:kimberly.holien@minneapolismn.gov


Department of Community Planning and Economic Development 
BZZ-7086 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property was constructed as a single-
family dwelling in 1910. The property was converted to a duplex in 1941.  The property was zoned R2B 
until 1987 when it was rezoned to R1A and the duplex became non-conforming.  The structure is a top-
down duplex with the basement and first floor making up one unit and the second floor as one unit.  
The applicant purchased the property last year and in that time has repaired the front porch and made 
other minor improvements to the structure.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD. All properties immediately adjacent 
to the site are zoned R1A and contain single family homes.  At the south end of the block, at the 
intersection of Como Avenue SE and 24th Avenue SE there is a small section of R2B zoning.  These 
parcels contain duplexes.     

PROJECT DESCRIPTION. The applicant is proposing to construct an addition that impacts the 
basement, first and second floor on the south side of the structure.  The expansion on the first floor 
includes a 54 square foot addition in the southwest corner of the house and a two-story, 65 square foot 
addition in the southeast corner.  The addition in the southwest corner will come out to match the wall 
of an existing bump-out.  The addition in the southeast corner will extend 2.5 feet further into the side 
yard than the existing building wall. The additional floor area will accommodate a larger living room and 
bedroom.  The second floor portion of the southwest addition will accommodate a larger kitchen for 
this dwelling unit.  The applicant is also proposing to expand the basement in line with the first floor 
additions.  The modifications to the basement will result in one additional bedroom.  The space that is 
becoming a bedroom was previously identified as a den and would have already met the definition of a 
bedroom in the UA Overlay district.  As such, the parking requirement for the structure does not 
change.  This remodel does not require any additional approvals for an expansion of nonconforming use. 

PUBLIC COMMENTS. At the time of preparing the staff report, staff has received one e-mail from 
the public regarding the project. Any correspondence received prior to the public meeting will be 
forwarded on to the Planning Commission for consideration.  

ANALYSIS 

EXPANSION OF A NONCONFORMING USE 
The Department of Community Planning and Economic Development has analyzed the application to 
allow for a 292 square foot addition to an existing, nonconforming duplex based on the 
following findings: 

1. A rezoning of the property would be inappropriate. 
The property is located in the R1A, Single family District in the middle of the block.  With the 
exception of three lots at the corner of 24th Avenue SE and Como Avenue SE, the entire block is 
zoned R1A.  The greater area immediately adjacent to the site is predominantly zoned R1A as well. 
The properties immediately adjacent to the site all contain single-family homes. The future land 
use map in The Minneapolis Plan for Sustainable Growth identifies the site as Urban Neighborhood, 
which would not generally support higher density zoning without the presence of other land use 
features. There are no such features in close proximity to the site and therefore rezoning would 
be inappropriate. 
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2. The enlargement, expansion, relocation, structural alteration or intensification will be compatible with 
adjacent property and the neighborhood. 

The surrounding area includes a mix of two-story homes and bungalows, with a few 2.5 story homes 
on this block.  As noted above, the surrounding properties are predominantly single-family homes. 
The proposed 292 square foot addition is compatible with the adjacent properties and the 
neighborhood in terms of scale.  The structure will maintain a 7.5’ setback from the south interior 
side yard.  However, the applicant is proposing lap smart siding as an exterior material, noting that it 
would be painted to match the rest of the structure.  The existing structure is stucco.  As a 
condition of approval, staff recommends that the addition be stucco as well to be compatible with 
the existing structure.    

3. The enlargement, expansion, relocation, structural alteration or intensification, because of improvements to 
the property, will improve the appearance or stability of the neighborhood. 

The applicant is proposing to add floor area to a duplex that currently has a footprint of only 675 
square feet.  The proposed addition will invest in the existing structure and improve the livability of 
each dwelling unit, improving the appearance and stability of the neighborhood.  As noted above, 
staff is recommending that the exterior of the addition be clad with stucco to match the existing 
structure, further improving the appearance of the building.  

4. In districts in which residential uses are allowed, the enlargement, expansion, relocation, structural alteration 
or intensification will not result in the creation or presence of more dwelling units on the subject property 
than is allowed by the regulations of the district in which the property is located. 

No additional dwelling units are proposed.  

5. The enlargement, expansion, relocation, structural alteration or intensification will not be located in the 
Floodway District. 

The subject property is not located in a Floodway District. 

RECOMMENDATIONS 
 
The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the application by Joel Hussong for the property located at 
1041 24th Avenue SE: 

A. Expansion of a Nonconforming Use. 

Recommended motion: Approve, subject to the following condition: 

1. All site improvements shall be completed by April 13, 2017, unless extended by the 
Zoning Administrator, or the permit may be revoked for non-compliance. 

2. The exterior of the addition shall be stucco to match the existing structure in terms 
of materials and color.   
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ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Correspondence 
3. Zoning map 
4. Site plan 
5. Plans 
6. Building elevations 
7. Photos 
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Letter of Findings for expansion of 1041 24th ave se 

 

1. 1041 24th ave se is a non conforming duplex located in a neighborhood where it is common to have 
duplex's located within a single family street.  This street has about 40% of properties are duplex's on 5-
6 thousand sqft lots the remainder is single family.  Thus, the properly zoned as a residential R1A is 
appropriate. 

 

2. On both sides of this property there are large duplex's two lots away and common to have duplex's 
mixed into the neighborhood streets.  Thus it is compatible with neighborhood. 

 

3. This will not increase off site impacts the the housing is mostly students which use public bus system 
and I'm providing 4 parking stalls for a four bed room. property. 

 

4.  Property was purchased last year as a pre-forclosure /shortsale and the property was in need of 
repair which this proposal will be a part of a bigger remodel.  The improvement to the living room and 
bedroom is being done to fix modern furniture. 

 

5.  This will not change the current number of dwellings which is 2. 

 

6. This is not a flood way and will not be located in the flood way. 
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