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M INNeéano lls Prepared for the Zoning Board of Adjustment
City of Lakes BOA Agends e

BZZ-7107

Property Location: 2919 East 26t Street
Project Name: 2919 East 26t Street — New Single-family Construction
Prepared By: Suado Abdi, City Planner, (612) 673-2467
Applicant: Andrew Long on behalf of Jeanju Choi-Johnson and Joseph Johnson
Project Contact: Andrew Long
Request: Variance to construct a new single-family dwelling
Required Applications:

To reduce the established front yard setback by connecting a line between the
Variance two residential structures along 26™ Street East from approximately 32.5 feet
to 20 feet allow for the construction new single-family dwelling.

SITE DATA |
Existing Zoning R2B Two Family District

Lot Area 3,876.2 square feet / 0.089 acres

Ward(s) 2

Neighborhood(s) Seward; adjacent to Longfellow

Designated Future
Land Use

Land Use Features Not Applicable

Urban Neighborhood

Small Area Plan(s) Not Applicable

BACKGROUND

SITE DESCRIPTION AND PRESENT USE. The site is currently vacant; the two-story house
formerly on the lot was demolished in 2012. The Applicant is proposing to construct a new two-story
single-family dwelling with a detached garage. The site is zoned R2B Two Family District and is
approximately 40 feet by 96.91 feet (3,876.2 square feet). Per 531.100 (a), the construction of a single-
family dwelling is permitted on a lot of record that is nonconforming due to lot area in the R2B district
provided that all other applicable zoning requirements are met.

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The property to the east, 2921 E.
26t Street is a two-story single-family dwelling with a front yard setback of 16.7 feet. The property to
the west, 2915 E. 26t Street is a one-story single-family dwelling with a front yard setback of 36.6 feet.

Date Application Deemed Complete | April 8, 2015 Date Extension Letter Sent Not Applicable

End of 60-Day Decision Period June 7, 2015 End of 120-Day Decision Period | Not Applicable
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Both properties are zoned R2B Two-family district. Surrounding uses are composed of diverse
residential densities, commercial, office, and industrial warehouse use. Adjacent zoning districts are RI A
Single Family District, R2B-Two Family District, ORI Neighborhood Office Residence District, and 12
Medium Industrial District.

PROJECT DESCRIPTION. The applicant is proposing to build a new two story, single-family
dwelling with detached garage. The proposed garage is considered tandem parking, which meets the
zoning requirement of one-parking space per dwelling unit.

Although the front yard setback for the R2B District is 20 feet, the Minneapolis Zoning Code states that
the setback will be increased when neighboring properties are setback further than the district setback;
this condition creates an established front yard setback. An established front yard setback is created by
drawing a line from the closest corner of a property on one side of the subject property, to the closest
corner on the other side of the subject property. In this case, the property to the east of the subject
property, 2921 E. 26t Street, is setback 16.7 feet, and the property to the west, 2915 E. 26t Street is
setback 36.6 feet from the street. A line connecting these points establishes the subject property’s front
yard setback (see proposed site plan). The established front yards of the two adjacent residential
structures result in a front yard setback of 32.5 feet. Therefore, the applicant is seeking a variance to
reduce the established front yard setback to 20 feet to allow the construct a new single-family dwelling.

Upon preliminary analysis, the proposed project seems to meet all other applicable zoning requirements.
The applicant will need to obtain all necessary approvals and permits prior to construction of the
project.

PUBLIC COMMENTS. As of writing this staff report, staff has not received any comments. Any
additional correspondence received prior to the public meeting will be forwarded on to the Board of
Adjustment for consideration for consideration.

ANALYSIS

The Department of Community Planning and Economic Development has analyzed the application for a
variance to reduce the established front yard setback by connecting a line between the two residential
structures along 26t Street East from approximately 32.5 feet to 20 feet allow for the construction new
single-family dwelling, based on the following findings:

I.  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.

Staff finds that practical difficulties exist in complying with the ordinance because of circumstances
unique to the property. The front yard setback requirement in the R2B district is 20 feet. However, that
setback requirement increases where the established front yard of the closest principal building
originally designed for residential purposes located on the same block face on either side of the
property exceeds the front yard required by the zoning district. In such case, the required front yard
shall be not less than such established front yard, provided that where there are principal buildings
originally designed for residential purposes on both sides of the property, the required front yard shall
be not less than that established by a line joining those parts of both buildings nearest to the front lot
line.


https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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In this case, the established front yards of the two adjacent residential structures result in a larger front
yard setback. The proposed front yard setback of the new house is 20 feet; therefore the applicant is
seeking a variance to reduce the established front yard to 20 feet.

The circumstances upon which the setback variance is requested are unique to the parcel due to the
location of the adjacent neighboring houses to the east and west. The required setback is significantly
increased from the district minimum based on the established setbacks of one of the adjacent houses,
which is an outlier compared to the predominant front yard setbacks.

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.

Staff finds that the applicant is proposing to use the property in a reasonable manner consistent with the
spirit and intent of the ordinance and comprehensive plan. The applicant is proposing to decrease the
required front yard setback based on the established setback of the adjacent houses to the east and
west. The attachments show a block top view map that of the proposed house will be constructed at
the front yard to align with the predominant front yard setback of other existing houses on the same
block face.

The zoning code requires that an open front porch not be enclosed with windows, screens or walls, but
may include handrails not more than three feet in height and not more than 50 percent opaque. The
proposed front porch does not meet the required opacity. Additionally, the enclosure around the front
porch blocks the view of the front door-.

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.

Staff finds that the granting of this variance would not negatively alter the essential character or be
injurious to the use or enjoyment of other property in the area. The proposed variance will not be
detrimental to the health, safety or welfare of the general public.

RECOMMENDATIONS \

The Department of Community Planning and Economic Development recommends that the Zoning
Board of Adjustment adopt staff findings for the application(s) by Andrew Long for the property located
at 2919 East 26t Street:

A. Variance of the established front yard setback.

Recommended motion: Approve the application to reduce the established front yard setback
by connecting a line between the two residential structures along 26t Street East from
approximately 32.5 feet to 20 feet allow for the construction new single-family dwelling, subject
to the following conditions:

I.  Approval of the final site, elevation and floor plans by the Department of Community
Planning and Economic Development.

2. The open front porch shall comply with the requirements of Table 535-1 of the zoning
code.
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3. All site improvements shall be completed by May 21, 2017, unless extended by the Zoning
Administrator, or the permit may be revoked for non-compliance.

ATTACHMENTS \

Written description and findings submitted by applicant

.

2. Zoning map

3. Site Survey

4. Plans

5. Building elevations
6. Renderings

7. Photos
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AREA OF PROPERTY:

EXISTING AREA CALCULATION:

= 3,876.2 SF

IMPERVIOUS SURFACE:

House = 875 SF
Detached Garage = 544 SF
Deck / Patio = 168 SF

Entry / Porch
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40 SF
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and 2, Block 2, SOUTHSIDE ADDITION
TO MINNEAPOLIS, Hennepin County, Minnesota.
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5,876.2 SF
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.
NUSAN MLH,

TOP=99.27
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Legend
— X — Fence

SAN Sanitary Sewer

WTR Water

GAS Underground Gas

(@) Manhole

] Power Pole
x900.0 Existing Elevation
x900.0TC Top of Curb Elevation

® Denotes Iron Monument Found

o Denotes Set, 1/2”7 x 147

Iron Pipe w/ Plastic Cap
Inscribed R.L.S. 15230.

L Proposed Downspout
O Silt Fence for Erosion Control
x(900.0) Proposed Elevation
~—900— Proposed Contour
——— Drainage

KK » ~

5 00 Dimension to Block

NOTE: The location of all utilities shown are from observed
evidence in the field and from plans furnished by the utility
companies and are approximate. Utility companies should
be notified for exact location before doing any excavation.

| hereby certify that this survey, plan, or report was prepared by
me or under my direct supervision and that | am a duly registered
Land Surveyor under the laws of the State of Minnesota.

W. BROWN LAND SURVEYING, INC.

Woodrow A. Brown, R.L.S. MN REG 15230
Dated: 09-22-2014

12-12-2014

12—=22-2014

04—-24-2015 — MPLS REVISIONS

2919 E 26TH ST.
MINNEAPOLIS, MN

SITE ADDRESS:
55406

W. BROWN LAND SURVEYING, INC.

8030 Cedar Avenue So., Suite 228.
Bloomington, MN 55425
Bus: (952) 854—-4055
Fax: (952) 854—4268

Date: 12-22-2014
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CEILING HEIGHT (8'-8")

KNEE WALL (5-0")

SECOND FLOOR

MAIN FLOOR

| ——— Awning:

10 ga. Weathering Steel
On 3/16" Cable
(see details)

(garage)

Roof:
Mini-batten Metal Roof

_— Siding:
Corn Crib Siding, Vertical
Stained Cedar (color:see spec)
(random 1x, 2x, x4, X6,
rain-screen application)

Front Porch:
11 ga. Weathering Steel

SECOND FLOOR

4 x 8 sheets as railing

wrap and awning.
(see 5.2)

MAIN FLOOR

— Awning:
10 ga. Weathering Steel
On 3/16" Cable
(see details)

(garage)
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— .
Front Porch:

11 ga. Weathering Steel
4 x 8 sheets as railing
wrap and awning.
Perforated Pattern TBD.

Westminster Presbyterian Church
(Minneapolis)

Klocker House, Alchemy Architects
(www.weehouse.com)

Folded House, Alchemy Architects
(www.weehouse.com)
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~

Truss as designed. 2x4 Top Chord
shown w/ 2x3 flat framing sistered to
member for overhang - min. 3" inboard.

1/2" A/IC ply. paint to match siding.

ROOF 1:[R-49] (unvented) Hot Roof

roofing (metal sales mini-batten)

15/32" th. OSB sheathing, min.

trusses (@ 24" o.c., TBD)

spray urethane insulation (4" min./R-24)
fiberglass batt insulation (8" nom./R-25)
v.b. wrap @ sill plates

air space

5/8" th. gypsum bd.
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Roofing and
underlayment as
specified

Drip to match roofing
counter flash as spec'd

Metal Facia Wrap
counter flash as spec'd

trusses

trusses shown dashed beyond, TBD

caulk —]

6'-11/2"

|V o B

‘ 5" 1/2-round galv. gutter ,
[ on brackets. Mount L7
dead level. PRe

Insulation: see section o

= [MASTER BEDROOM] [BATHROOM 3] H

(_TYP. SIDE WALL EAVE 2 )

12 Tars 1

i ‘ TYPICAL WALL: [R-26]
/// i exterior siding (wood rain-screen)
waterproofing (fluid membrane)

7/16" th. OSB sheathing, min.

i ' i 2x6 /6" LVL (tall wall) @ 16" o.c.

LT T T w/ v.b. wrap @ top plates

i L i spray urethane insulation (2.5" min./R-15)
: e fiberglass batt insulation (3.0" nom./R-11)

L 1/2" th. gypsum bd.

—

<) — P
229 1/2"

A,

T
BUILDING HEIGHT

acoustical channel + batt where needed for bathroom + bedroom floors and walls
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92"
Seward Barnhaus

or as noted

1-0"
4/27/15
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1/4"

H [OFFICE] ped L7 | —104.5'

PR

S S — N—

scale
date

1”1'\: 'H TYPICAL RIM JOIST: [R-27] :
' exterior siding (wood rain-screen) z
] 102' waterproofing (fluid membrane)
R - 412 —— —7/16"1h,.OSB sheathing,min.— —
(S - Jaa TJI rim joist

spray urethane insulation (4.5" min.)
v.b. wrap @ sill plates

12" TII's \Iv;ui H}P i
dl

3-9"

TYPICAL FOUNDATION: [R-20] WALLS + SLAB
concrete footing on undisturbed or well-compacted soil
R-20 rigid insulation
drain plane matt
4" min. drain tile in clean gravel backfill

8" CMU
4" rigid

Lt-q
|
AY
\
»—\N‘w‘b‘m‘m‘\n‘m‘@‘g

4" rigid
6" compacted crushed stone

40 Building Section
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ROOF 2:[R-49] (unvented) Hot Roof

roofing (metal sales mini-batten)

15/32" th. OSB sheathing, min.

trusses (@ 24" o.c., TBD)

spray urethane insulation (4" min./R-24)
fiberglass batt insulation (8" nom./R-25)
v.b. wrap @ sill plates

air space

5/8" th. gypsum bd.

TRUSS in VAULTED AREA
TBD.

\ \ GYP. BD. GYP. BD. |

/

! -
custom steel column [open]
= E: :‘i:
] EE , N / =4 =3
[KITCHEN] K L |
<3 gﬂ_i
| 12" TJI's /E e
13 |

39"

9-2

8-8"

o3 4" slab

4" rigid
6" compacted crushed stone
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Seward Barnhaus

or as noted

1'-0"
4/27/15
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