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LAND USE APPLICATION SUMMARY 

Property Location: 2320 Lyndale Avenue South 

Project Name:  Leaning Tower of Pizza Outdoor Bar and Seating 

Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 

Applicant: Khosrow Daivari 

Project Contact:  Khosrow Daivari 

Request:  To allow a rear addition to a commercial building for a restaurant. 

Required Applications: 

Variance  To reduce the minimum interior side yard requirement adjacent to the 
north lot line from 7 feet to 0 feet to allow a building addition. 

Variance To reduce the minimum rear yard requirement adjacent to the west lot line 
from 7 feet to 0 feet to allow a building addition. 

SITE DATA 

Existing Zoning C1 Neighborhood Commercial District 

Lot Area 5,098 square feet  

Ward(s) 10 

Neighborhood(s) Lowry Hill East Neighborhood Association; adjacent to Whittier Alliance 
(east) 

Designated Future 
Land Use Mixed Use 

Land Use Features Commercial Corridor (Lyndale Avenue) 

Small Area Plan(s) Lyn-Lake Small Area Plan (2009) 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The site is located at the northwest intersection of 
Lyndale Avenue South and 24th Street West.  A 2-story mixed use building exists on the site.  It was 
permitted for construction in 1904.  A restaurant, Leaning Tower of Pizza, is located on the ground 
floor. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. There is a mix of residential and 
commercial uses in the surrounding area.  Multiple-family dwellings are located on the adjacent 
properties to the north and west sides of the subject property. 

PROJECT DESCRIPTION. The applicant is proposing to construct a one-story addition to expand 
the Leaning Tower of Pizza restaurant.  It will also enclose the refuse containers.  The addition will be 
located on the north side of the site with a 19 foot by 42 foot footprint (798 square feet of floor area).  
Between the addition and 24th Street, outdoor seating is proposed.  Adjacent to the north and west lot 
lines, an unobstructed minimum interior side yard and rear yard, respectively, of 7 feet is required.  The 
applicant is requesting variances to reduce the yard requirements to 0 feet to allow the proposed 
building addition. 

PUBLIC COMMENTS. As of the writing of this staff report, no correspondence from the 
neighborhood group has been received. Any correspondence received prior to the public meeting will 
be forwarded on to the Zoning Board of Adjustment for consideration.  

ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for 1) 
a variance to reduce the minimum interior side yard requirement adjacent to the north lot line from 7 
feet to 0 feet and 2) a variance to reduce the minimum rear yard requirement adjacent to the west lot 
line from 7 feet to 0 feet to allow a building addition 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. 

Both variances:  Practical difficulties exist in complying with the ordinance due to circumstances 
unique to the property.  The applicant is proposing to build an addition with no setback adjacent to 
the north and west lot lines.  The zoning code requires a 7 foot setback from the interior and rear 
lot lines for a 2-story building.  Although the addition is only one-story, it is subject to the 7 foot 
setback requirement because part of the existing building is two stories in height.  A one-story 
building would be subject to a 5 foot setback requirement.  The area where the addition is proposed 
is currently occupied by surface parking and refuse storage with no setback or screening from the 
adjacent residences.  The zoning code requires refuse and recycling storage containers to be 
enclosed on all four sides by screening compatible with the principal structure not less than two feet 
higher than the refuse container or must be otherwise effectively screened from the street, adjacent 
residential uses located in a residence or office residence district and adjacent permitted or 
conditional residential uses. A grade change separates the subject site from each of the adjacent 
properties.  The setback of the north wall will match the existing setback of 0 feet.   The west lot 
line is adjacent to a surface parking lot for the adjacent multiple-family dwelling.  Setting the addition 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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in 5 or 7 feet will not likely benefit the adjacent properties and could attract nuisances, such as 
trash, without active uses and windows facing the side lot lines. 

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. 

Both variances:  In general, yard controls are established to provide for the orderly development 
and use of land and to minimize conflicts among land uses by regulating the dimension and use of 
yards in order to provide adequate light, air, open space and separation of uses.  The site is located 
on a commercial corridor.  The area where the addition is proposed is currently occupied by 
surface parking and refuse storage with no setback or screening from the adjacent residences.  The 
addition will fully enclose the refuse containers and screen them from the adjacent dwellings as 
required by the zoning code.  The multiple-family dwelling to the north is set back 11 feet from the 
shared lot line.  The addition will continue the 0 foot setback of the existing building.  Because the 
addition is only one-story and matches the height of the one-story back portion of the building, it 
should have minimal effects to access to light and air for the property to the north.  Further, the 
addition will create a buffer from the proposed outdoor seating area on the south side of the 
addition.  The multiple-family dwelling to the west is separated from the subject site by surface 
parking.  The addition should have no effect on the property to the west.  The requests are 
reasonable and consistent with the intent of the ordinance and the 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. 

Both variances:  The addition will continue the 0 foot setback of the existing building.  Because 
the addition is only one-story and matches the height of the one-story back portion of the building, 
it should have minimal effects to access to light and air for the property to the north.  Further, the 
addition will create a buffer from the proposed outdoor seating area on the south side of the 
addition.  The multiple-family dwelling to the west is separated from the subject site by surface 
parking.  The addition should have no effect on the property to the west.  However, the design of 
the addition should be altered to improve its compatibility with the existing structure and 
surrounding uses.  The exterior materials of the addition are stucco and glass garage doors facing 
24th Street and concrete masonry units facing the north and west lot lines.  All sides of the addition 
would not be compatible.  Plain concrete masonry units are also discouraged as an exterior material.  
Because of the close proximity to the lot lines and to ensure all sides of the building are compatible 
with the front of the building, staff is recommending that stucco is required on the west and north 
elevations.   With the adoption of the staff recommendation, the granting of the variance would not 
affect the character of the area 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 
public or those utilizing the property provided the proposed construction is built to current building 
codes.  Because the parking lot to the west is elevated above the subject site, access to the roof top 
from the adjacent property may become a problem.  The applicant is encouraged to explore ways to 
prevent unauthorized roof access. 
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RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the application(s) by Khosrow Daivari for the property 
located at 2320 Lyndale Avenue South: 

A. Variance of the minimum interior side yard requirement. 

Recommended motion: Approve the application for a variance to reduce the minimum interior 
side yard requirement adjacent to the north lot line from 7 feet to 0 feet to allow a building 
addition, subject to the following conditions: 

1. The exterior material of the addition walls shall be stucco. 
2. Approval of the final site, elevation and floor plans by the Department of Community 

Planning and Economic Development. 
3. All site improvements shall be completed by June 25, 2017, unless extended by the Zoning 

Administrator, or the permit may be revoked for non-compliance. 

B. Variance of the minimum rear yard requirement. 

Recommended motion: Approve the application for a variance to reduce the minimum rear 
yard requirement adjacent to the west lot line from 7 feet to 0 feet to allow a building addition, 
subject to the following conditions: 

1. The exterior material of the addition walls shall be stucco. 
2. Approval of the final site, elevation and floor plans by the Department of Community 

Planning and Economic Development. 
3. All site improvements shall be completed by June 25, 2017, unless extended by the Zoning 

Administrator, or the permit may be revoked for non-compliance. 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Site survey 
4. Site plan, floor and elevation plans 
5. Photos 
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PROPERTY ADDRESS
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NORTH

DATE

SHEET NAME

SHEET

CONSULTANTS

SET NAME

PROJECT TITLE

OWNER

ARCHITECT

TOM OSOSKI DESIGN SERVICES LLC

2360 COMO AVENUE

SAINT PAUL, MN 55108

P: 651-208-4949

E: nelsonososki@yahoo.co.uk

I hereby certify that this plan,

specification, or report was

prepared by me or under my

direct supervision and I am a duly

licensed Architect under the laws

of the state of Minnesota.

Name:    Thomas Donald Ososki

Signed:

Date:

License Number: 44829

VARIANCE SET

KHOSROW DAIVARI

PHONE: 612-418-1801

EMAIL: daivari@aol.com
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