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Prepared for the Zoning Board of Adjustment
MlnneaPOlls BOA Agenda Item #5

City of Lakes June 11,2015
BZZ-7098

Property Location: 2540 334 Avenue South

Project Name: Variance to North Interior Side Yard Setback

Prepared By: Andrew Liska, City Planner, 612.673.2264

Applicant: Joe Sularz

Project Contact: Joe Sularz

Request: To reduce the north interior side yard setback for the construction of a new

single-family dwelling.
Required Applications:
Variance To reduce the north interior side yard setback from 6 feet to 4.5 feet for the

construction of a new single-family dwelling.

Existing Zoning RIA District
Lot Area 7,357 square feet
Ward(s) 2
Neighborhood(s) Seward
Designated Future

Land Use Urban Neighborhood

Land Use Features NA

Small Area Plan(s) NA

Date Application Deemed Complete | May I,2015 Date Extension Letter Sent NA

End of 60-Day Decision Period June 30, 2015 End of 120-Day Decision Period | NA
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Department of Community Planning and Economic Development
BZZ-7098

BACKGROUND

SITE DESCRIPTION AND PRESENT USE. This parcel is 49 feet wide by 150 deep and is 7,357
square feet in size. A single story single-family dwelling and detached garage to the rear currently occupy
this site.

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The structure to the north, 2536
33rd Avenue South, is single story single-family dwelling. The structure to the south is a two story,
single-family dwelling. The Seward neighborhood is composed of single and two-family dwellings. There
are commercial and industrial uses in the general area but this block specifically is composed of
residential uses. Stylistically, the dwellings in this area have no distinct character although it appears
many dwellings have had additions since they were originally constructed.

PROJECT DESCRIPTION. The project demonstrates significant changes to the existing basement
and first floor and has proposed a second story. The scope of work exceeds a 60% demolition and thus,
it is considered a new single-family dwelling and no grandfather rights exist for any setbacks. The
proposed project expands the basement and first floor to the rear, south, and front and also adds a
second story. The proposal calls for existing north setback of 4.4 feet to expand an additional 6 feet to
the rear from the existing 26.5 foot wall. Crawl space is proposed under this 6 foot addition to the rear
along the north setback. The proposed expansion to the south is 10.4 feet and this expansion runs the
length of the proposed home. The addition to the front is 2.5 feet and creates a uniform front wall. The
established front yard is not being encroached upon.

All zoning code standards are met with this proposal other than the north interior side yard setback of
4.4 feet.

PUBLIC COMMENTS. As of writing this staff report, staff has not received any correspondence
from the Seward Neighborhood Association. Staff will forward comments, if any are received, at the
Board of Adjustment meeting.

ZONING ANALYSIS. An analysis indicates that the proposed dwelling meets the Design Standard
points for new |-4 dwelling units. Seventeen points are the minimum point total needed for approval
and this proposal received 21 out of 27 possible points for the following design standards:

e The exterior building materials are masonry, brick, stone, stucco, wood, cement-board
siding, and/or glass (6 points);

e Theheight of the structure is within one-half story of the predominant height of residential
buildings within one hundred (100) feet of the site (4 points);

e Not less than twenty (20) percent of the walls on each floor that face a public street, not
including walls on half stories, are windows (3 points);

e Not less than one () off-street parking space per dwelling unit is provided in an enclosed
structure that is detached from the principal structure (3 points);
The structure includes a basement as defined by the building code (3 points);

e Not less than ten (10) percent of the walls on each floor that face an rear or interior side
lot line, not including walls on half stories, are windows (2 points);

ANALYSIS
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The Department of Community Planning and Economic Development has analyzed the application for a
variance of Chapter 525, Article IX Variances, specifically Section 525.520(1) “to vary the yard
requirements, including permitted obstructions into required yards not allowed by the applicable

”

regulations,” 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.

The circumstances upon which the variances are requested are unique to the parcel of land. The
applicant is seeking utilize the existing excavation and footprint as much as possible for the new
dwelling. The location of the foundation was created by the original builder and is outside the
current owners’ control.

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 applicant is proposing to use the property in a reasonable manner and would be keeping with
the spirit of the ordinance and the comprehensive plan. The intent of the ordinance regarding
required yards is to encourage orderly development. The applicant is seeking to reduce the 6 foot
interior side yard setback as this allows for the existing foundation to be utilized for the new single-
family dwelling. The variance request affects the property to the north more than any other
property and this property has a 9 foot setback from the shared lot line. Given this setback, it is
clear that orderly development will remain with this variance request. The proposal to reduce the
setbacks will not have a negative impact to any surrounding property and, if granted, will not hinder
orderly development or create a conflict among land uses.

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.

The proposed variance will not alter the character of the locality or be injurious to the use or
enjoyment of other properties in the vicinity. There is a diverse mix of structures and setbacks in
this area and this variance will blend well with the essential character of the area. Health, safety, and
welfare of the general public will not be compromised if this variance is granted. If approved, this
new single-family dwelling will provide good infill redevelopment while not negatively impacting
surrounding properties.

RECOMMENDATIONS

The Department of Community Planning and Economic Development recommends that the Zoning
Board of Adjustment adopt staff findings for the application(s) by Nick Reimler for the property located
at 5857 Washburn Avenue South:

A. Variance of the required north interior side yard setback from 6 feet to 4.4 feet for
the construction of a new single-family dwelling.

Recommended motion: Approve the application, 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. All site improvements shall be completed by June | |,2017, unless extended by the Zoning
Administrator, or the permit may be revoked for non-compliance.


https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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I. Zoning map
2. Written description and findings submitted by applicant
3. Site plan
4. Survey
5. Floor plan
6. Building Elevations
7. Photos
8. Correspondence
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Minneapolis Community Development

Variance request for:

Joe Sularz and Jane Leach
2540 33" Ave S.
Minneapolis, MN 55406

To Whom It May Concern:

1)

2)

3)

We are remodeling more than 60% of our house; for this reason, the zoning department
considers our project as a new housing start. The north wall of the house is on average 4’-6”
from the property line. To meet the 5’ offset required for a new housing start would mean
moving the existing home, greatly increasing the cost of the project. The house has sat in this
position on the lot since it was built in the 40’s.

I have lived in the Seward neighborhood for over 30 years. | purchased this house in 2007, and
my wife, Jane Leach, moved in when we got married 5 years ago. We have made considerable
improvements to the property, including a new garage, and perennial, vegetable and rain
gardens. We have gotten to know our neighbors as friends. This project is a statement about our
commitment to our neighbors and the Seward community.

We have taken great care in designing the style and scope of our project. We have spoken with
our immediate neighbors to get their feedback about our plans. Our hope is to make our new
home and yard as welcoming as the present one is.
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