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LAND USE APPLICATION SUMMARY              

Property Location: 1611 Dupont Avenue South 
Project Name:  1611 Dupont Avenue South Addition 
Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 

Applicant:  Douglas and Suzanne Kubach 

Project Contact:   Joseph Metzler, SALA Architects 

Request:  To allow additions to a single-family dwelling. 
Required Applications: 

Variance  To reduce the established front yard requirement minimum front yard 
requirement adjacent to Dupont Avenue South from 20 feet to 8.25 feet. 

Variance To increase the maximum floor area ratio from 0.5 to 0.71. 
Variance To increase the maximum height from 28 feet to 31.5 feet. 

 

SITE DATA 
 
Existing Zoning R2 Two-Family District 
Lot Area 6,347 square feet 
Ward(s) 7 
Neighborhood(s) Lowry Hill Neighborhood Association  
Designated Future 
Land Use Urban Neighborhood 

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

  

CPED STAFF REPORT 
Prepared for the Zoning Board of Adjustment 
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July 16, 2015 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The existing use is a single-family dwelling with a tuck-
under garage accessed from Dupont Avenue.  The existing dwelling has been remodeled extensively 
since it was constructed prior to 1900.  The tuck-under garage was added in 1992. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. There is a mix of residential uses in 
the immediate area, from low- to high-density.  The adjacent properties to the north and south are 
single-family dwellings.  

PROJECT DESCRIPTION. The applicant is proposing to add-on to the existing single-family dwelling 
located at the property of 1611 Dupont Avenue South.  A 2-story addition is proposed on the north 
side of the dwelling over a new entrance at the garage level and an infill addition is proposed at the front 
entrance.  In total, the additions would contain 565 square feet of floor area.  The minimum front yard 
requirement along Dupont Avenue is equal to the setback created by the established setback of the 
adjacent properties to the north and south by a line joining those parts of both buildings nearest to the 
front lot line or 20 feet, whichever is greater. Both of the adjacent structures are set back less than 20 
feet from the front lot line, therefore the minimum 20 foot requirement applies.  The additions would 
be located up to 8.25 feet from the front lot line.  A variance is required to reduce the minimum front 
yard requirement.  The maximum floor area ratio (FAR) for a single-family dwelling in the R2 District is 
0.5.  The subject dwelling does not qualify for the basement area exemptions allowed by section 546.360 
of the zoning code.  Floor area of an attached garage also counts towards the gross floor area (GFA) 
computation.  With the floor area of the first, second, and basement levels of the dwelling and garage 
area included, the proposed FAR is equal to 0.71.  A variance is required to increase the maximum FAR. 
The maximum height allowed for a single-family dwelling is 2.5 stories or 28 feet as measured at natural 
grade 10 feet from the center of the dwelling to the top of the highest point of the structure for a flat 
roof.  The proposed 2-story addition would be 31.5 feet in height.  A variance is required to increase 
the maximum height. 

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

ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance reduce the established front yard requirement minimum front yard requirement adjacent to 
Dupont Avenue South from 20 feet to 8.25 feet, 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 additions would extend into the required front yard and would be set back 8.25 feet and 10 
feet at the closest points from the front lot line. Practical difficulties exist in complying with the 
ordinance due to circumstances unique to the property.  The existing dwelling is situated on the 
west side of the property and projects into the required front yard.  The site is significantly sloped.  

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH546REDI_ARTIVR2TMIDI_546.360BUBURE
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH546REDI_ARTIVR2TMIDI_546.360BUBURE
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html%23MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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Further, the front lot line follows the curvature of the street.  These circumstances affect where the 
dwelling can be expanded and were not created by the applicant. 
 

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. 

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.  A large portion of the tuck-under 
garage and front of the dwelling already extend into the required front yard.  At the closest points, 
the garage is set back 3.2 feet and the first and second levels are set back 12.5 feet from the front 
lot line.  The proposed additions would be set back 8.25 feet and 10 feet at the closest points. The 
added footprint (less than 100 square feet) would be minimal and would not significantly affect the 
slope of the site.  The adjacent dwellings to the north and south of the subject property are both 
located within 8 feet of the front lot line adjacent to Dupont Avenue.  Because of the small size of 
the additions and the large separation from the north side lot line, the proposal would not have any 
impacts on the adjacent properties access to light, air and open space.  The request is 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. 

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. The proposed additions would be set back 8.25 feet and 
10 feet at the closest points from the front lot line. The added footprint (less than 100 square feet) 
would be minimal and would not significantly affect the slope of the site.  The adjacent dwellings to 
the north and south of the subject property are both located within 8 feet of the front lot line 
adjacent to Dupont Avenue.  Because of the small size of the additions and the large separation 
from the north side lot line, the proposal would not have any impacts on the adjacent properties 
access to light, air and open space.  The design of the addition would be compatible with the existing 
structure; however, the exterior material has not been identified.  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 addition is constructed to current building codes.  

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for 1) 
a variance to increase the maximum floor area ratio from 0.5 to 0.71 and 2) a variance to increase the 
maximum height from 28 feet to 31.5 feet, 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 dwelling was originally permitted for construction prior to 1900 and 
has been remodeled and expanded over the years.  The grade of the site changes significantly 
resulting in the finished first floor of the first story being more than 3.5 feet from natural grade for 
more than 50 percent of the perimeter.  Therefore the subject dwelling does not qualify for the 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html%23MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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basement area exemptions allowed by section 546.360 of the zoning code.  Floor area of an 
attached garage also counts towards the gross floor area (GFA) computation.  Because of the grade 
change, the existing FAR is 0.62 and the existing height is 2.5 stories, 36 feet.  The proposed 2-story 
addition with a flat roof would be 31.5 feet in height.  If the basement were not required to be 
included, the proposed FAR would be 0.45. Because of where the height is measured, the applicant 
could not construct a second floor addition without an exception to the height requirement.  The 
zoning code authorizes an exception to administratively increase the maximum height of single- and 
two-family dwellings to 35 feet when the established height of a minimum of 50 percent of the 
single- and two-family dwellings within one 100 feet of the subject site exceed the maximum height.  
A similar exception is allowed for FAR, provided the FAR does not exceed the maximum FAR of the 
largest single- and two-family dwelling within the 100 foot radius.  It appears likely that the subject 
property would qualify for these exceptions; however, the applicant was unable to obtain enough 
accurate information for the surrounding properties to administratively apply for the exceptions. 
 

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, building bulk regulations are established in order to assure that the 
scale and form of new development or expansion will occur in a manner most compatible with the 
surrounding area.  Comprehensive plan policies call for single-family infill development to reflect the 
setbacks, orientation, pattern, materials, height and scale of surrounding dwellings. In calculating the 
gross floor area of a single-family dwelling, the purpose of measuring the finished first floor level 
from natural grade is to prevent the mounding of soil to allow for a structure to be taller or larger 
than the ordinance would normally allow.  Restricting changes to the natural grade also helps to 
minimize runoff to surrounding properties due to grade changes.  New construction per story is 
typically taller than existing development.  The height restriction in feet is intended to prevent new 
development that is grossly out of proportion with existing development. 

The applicant is proposing to expand an existing dwelling with minimal impact to the existing 
grading.  In total, the additions would add 565 square feet of floor area. The height of the addition 
would be 4 feet less than the midpoint of the adjacent pitched roof.  Properties in the immediate 
area are comparable in size to and have similar grade changes like the subject site.  The structures 
on these nearby properties are also larger in scale.  The proposal would be compatible with the 
surrounding area. Because of the small size of the additions and the large separation from the north 
side lot line, the proposal would also not have any impacts on the adjacent properties access to 
light, air and open space.  The request is 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 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.  The applicant is proposing to 
expand an existing dwelling with minimal impact to the existing grading.  In total, the additions 
would add 565 square feet of floor area. The height of the addition would be 4 feet less than the 
midpoint of the adjacent pitched roof.  Properties in the immediate area are comparable in size to 
and have similar grade changes like the subject site.  The structures on these nearby properties are 
also larger in scale.  The proposal would be compatible with the surrounding area. Because of the 
small size of the additions and the large separation from the north side lot line, the proposal would 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH546REDI_ARTIVR2TMIDI_546.360BUBURE
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also not have any impacts on the adjacent properties access to light, air and open space.  The design 
of the addition would be compatible with the existing structure; however, the exterior material has 
not been identified.  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. 

 

Additional Standards to Increase Maximum Height 

In addition to the variance standards, the Board of Adjustment shall consider, but not be limited to, the 
following factors when determining the maximum height of principal structures in residential districts: 

1. Access to light and air of surrounding properties. 

Because of the addition height being 4 feet less than the midpoint of the adjacent pitched roof, the 
small size of the addition, and the large separation from the north side lot line, the proposal would 
not have any impacts on the adjacent properties access to light and air.   

2. Shadowing of residential properties, significant public spaces, or existing solar energy systems. 

The surrounding properties are residential.  The site is not adjacent to any significant public spaces 
and staff is not aware of any existing solar energy systems in the immediate area.  Because of the 
addition height being 4 feet less than the midpoint of the adjacent pitched roof, the small size of the 
addition, and the large separation from the north side lot line, the proposal would not significantly 
shadow any surrounding properties.   

3. The scale and character of surrounding uses. 

The surrounding residential properties are larger in scale and massing.  The proposal is compatible 
with the existing dwelling and surrounding properties. 

4. Preservation of views of landmark buildings, significant open spaces or water bodies. 

The proposal would not affect any public views of landmark buildings, significant open spaces or 
water bodies. 

 

RECOMMENDATIONS 
 
The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the application(s) by Douglas and Suzanne Kubach for the 
property located at 1611 Dupont Avenue South: 

A. Variance to reduce the minimum front yard requirement. 

Recommended motion: Approve the variance to reduce the established front yard requirement 
minimum front yard requirement adjacent to Dupont Avenue South from 20 feet to 8.25 feet to allow 
additions to a single-family dwelling, 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 July 16, 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_CH548CODI_ARTIGEPR_548.110INMAHE
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3. The exterior materials used for the addition shall be consistent with the exterior materials of 

the principal structure on the property.  
 

B. Variance to increase the maximum floor area ratio. 

Recommended motion: Approve the variance increase the maximum floor area ratio from 0.5 to 0.71 
to allow additions to a single-family dwelling, 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 July 16, 2017, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 
 

3. The exterior materials used for the addition shall be consistent with the exterior materials of 
the principal structure on the property.  

 
C. Variance to increase the maximum height. 

Recommended motion: Approve the variance to increase the maximum height from 28 feet to 31.5 
feet to allow a 2-story addition to a single-family dwelling, 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 July 16, 2017, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 
 

3. The exterior materials used for the addition shall be consistent with the exterior materials of 
the principal structure on the property.  

 

 
ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Site survey  
4. Site plan 
5. Proposed floor plans 
6. Building elevations  
7. Photos 
8. Public comments 



1611 Dupont Ave. S. / Project Description

This project is residential addition consisting of a 2-story addition to the north of the 
existing structure and a 1-story entrance addition above a tuck-under garage.  
Approximately 25% of the existing structure is situated in the required front yard 
setback.  Neither addition will be as close to the street as the NW corner of the existing 
garage, which is situated 3.2’ from the western property line. Both 1919 Mount Curve 
Ave. and 57 Groveland Terrace are reverse corner lots but have side yards that have 
less than the required 20’.  Both properties appear to be setback from Dupont Ave. S. 
about the same distance as the current structure at 1610 Dupont and less than what is 
required for these additions.  The addition will be about 4’ lower then the midpoint of the 
existing gable roof and a front facing gable roof will be removed to reduce the height 
and building bulk along the street.



1611 Dupont Ave. S. / Front Setback Variance Statement

1. There are practical difficulties in complying with the ordinance because of 
circumstances unique to this property.  Approximately 25% of the existing home 
footprint is located in the required front yard setback.  This make it impossible to add 
rooms accessible from a shared corridor (instead of through another room) since the 
only common hall is located at the front of the home in the required setback.  Any 
addition attached to the north side of the residence where there is buildable area and 
that can be accessed internally will also be located in the required front yard setback.  
Because Dupont Ave. curves east on the north end of the property the setback is 
pushed further east thus restricting the buildable area further.  These circumstances 
were created by previous owners.  The home was constructed around the turn of the 
century before existing zoning requirements were in place and was extensively 
remodeled in 1992 when the garage was added.  Because of the sloping terrain along 
Dupont Av. the only place a garage could be added was in the required front yard 
setback.

2. The property owner 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 will be retained for use as a single-family residence.  The addition is 
planned to the north side where it will be set back further from the street than the 
existing residence and comparable to the side yards of the 2 adjacent homes (both on 
reverse corner lots) and the home across the street.  The majority of the addition is built 
above an existing basement story resulting in only a small increase in the building 
footprint.

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.  The proposed massing 
and street setback is consistent with existing and adjacent massing and setbacks of 
adjacent properties.  The addition will actually have a greater setback than the current 
structure.  The terrain of the neighborhood generally slopes down to the NE and as 
such the addition should not block significant views from neighboring homes or restrict 
sunlight.  The variance will not be detrimental to the health, safety, or welfare of the 
general public, or those utilizing the property or nearby properties.



1611 Dupont Ave. S. / Floor Area Ratio Variance Statement

1. There are practical difficulties in complying with the ordinance because of 
circumstances unique to this property.  The structure was constructed at the turn of the 
century and as was the custom, the main floor elevation was more than 30” above the 
natural grade.  A tuck under garage was added in 1992, since this was the only possible 
location for a garage given the slope of the property to the west along Dupont Avenue.  
This exposed garage face further increased the average height of main floor above 
natural grade.  Because of this the floor area ratio calculations must include the entire 
basement as finished space even though a majority of it has relatively low ceilings and 
ins’t suitable as living space.  These circumstances were created by previous owners 
when the home was originally built as well as when it was remodeled and the garage 
was added in 1992.

2. The property owner 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 will be retained for use as a single-family residence.  The floor area ratio of 
the existing structure with the addition will be less than the floor area ratio of 3 of the 8 
structures located within 100’.  47 Groveland Terrace has a FAR of 0.629.  1010 Mount 
Curve Avenue, immediately to the south, has a FAR of 0.546 and 1000 Mount Curve 
Avenue has a FAR of 0.545.  It is quite possible the 930 Mount Curve Avenue has a 
FAR greater than 0.5 but accurate information in order to make a calculation is not 
available.  The Minneapolis PropertyInfo website indicates a second level area of 2613 
for this property but a ground floor area of only 1941.  Photos of the homes suggest 
ground floor that is, at the very least, as large as the second.  This published data 
appears to not include attached garages, which are now included in the FAR 
calculations.  Should this property actually have a FAR greater than 0.5, a variance of 
the FAR would not be required. 

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.  The proposed massing 
is consistent with existing and adjacent massing and bulk of adjacent properties.  The 
addition will not substantially increase the bulk of the structure.  Some of the existing 
bulk that doesn’t factor into the FAR calculations will be eliminated when an existing 
front facing gable roof is removed.  The terrain of the neighborhood generally slopes 
down to the NE and as such the addition should not block significant views from 
neighboring homes or restrict sunlight.  The variance will not be detrimental to the 
health, safety, or welfare of the general public, or those utilizing the property or nearby 
properties.



1611 Dupont Ave. S. / Height Variance Statement 
 
1. There are practical difficulties in complying with the ordinance because of 
circumstances unique to this property.  Because the property slopes down to the west 
immediately adjacent to Dupont Avenue, a tuck-under garage was the only practical 
place to locate a garage when it was added in 1992.  The result of this is that the 
upstairs ceiling of the original 2-story house dating from the turn of the century is 
already over the height limit.  These circumstances were created by previous owners.  
The original home was constructed before existing zoning laws were in place and was 
extensively remodeled in 1992.  About half of the residential structures within 100’ 
appear to match, or exceed, an overall height of 28’.  However an administrative 
increase is not possible because the actual height of these structures can’t be 
determined.  Determining the height of these structures would require taking the 
measurements while standing at the same elevation as the grade at a point centered, 
and 10’ in front of the front façade.  However all the properties are up from the public 
right of way anywhere from a couple of feet to approximately 10’ or more.  These 
methods of measurement also rely on measuring points on a vertical plane for accuracy 
but the measurement needs to be taken from the grade 10’ in front of the street façade 
to a point some distance back from the street facade for a sloped roof.  All other 
methods of measurement require that the individual property owners grant access to 
their property or access inside their residence. 
 
2. The property owner 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 will be retained for use as a single-family residence.  The addition will be 
about 4’ lower then the mid point of the main gable roof and almost 9’ lower then the 
ridge of the main gable.  In addition, an existing front facing gable roof will be removed 
to reduce overall height along Dupont Avenue. 
 
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.  The proposed height 
is consistent with the height of the current structure as well as homes that are 
immediately adjacent.  The adjacent 2-family structure at 47 Groveland Terrace is less 
than 10 years old and has a height of 35’.  Some of the older adjacent structures such 
as 1014, 1004, and 1000 Mount Curve Avenue appear to exceed the 28’ height limit.  
The addition will actually have a lower height than the current structure.  The terrain of 
the neighborhood generally slopes down to the NE and as such the addition should not 
block significant views from neighboring homes or restrict sunlight.  The variance will not 
be detrimental to the health, safety, or welfare of the general public, or those utilizing the 
property or nearby properties.	  
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1611 Dupont Avenue South / Site Plan / 1/16" = 1' - 0" / SALA Architects / 06.03.15
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1611 Dupont Avenue South / Main Level Plan / 1/8" = 1' - 0" / SALA Architects / 06.03.15
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1611 Dupont Avenue South / Upper Level Plan / 1/8" = 1' - 0" / SALA Architects / 06.03.15

Addition =
180.3 SF

Existing =
1227 SF

14.5' 18' 10.5'
12

.3
3'

10
.2

'
15

.2
'

16.6' 18.5' 10.5'

5.
5'

24
.2

'
2.

3'

2.6'

7.
2'



1611 Dupont Avenue South / Basement Level Plan / 1/8" = 1' - 0" / SALA Architects / 06.03.15
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1611 Dupont Avenue South / Loft Level Plan / 1/8" = 1' - 0" / SALA Architects / 06.03.15
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New Existing

1611 Dupont Avenue South / West Elevation / 1/8" = 1' - 0" / SALA Architects / 06.03.15
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New Existing

1611 Dupont Avenue South / North Elevation / 1/8" = 1' - 0" / SALA Architects / 06.03.15
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1611 Dupont Avenue South / East Elevation / 1/8" = 1' - 0" / SALA Architects / 06.03.15
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Houses within 100' of 1611 Dupont Avenue South

1014 Mount Curve Avenue 1010 Mount Curve Avenue

1004 Mount Curve Avenue 1000 Mount Curve Avenue



Houses within 100' of 1611 Dupont Avenue South

1650 Dupont  Avenue South930 Mount Curve Avenue

57 Groveland Terrace 45 & 47 Groveland Terrace



Houses just beyond 100' of 1611 Dupont Avenue South

1700 Dupont  Avenue South

1023 Mount Curve Avenue

58 Groveland Terrace

1005 Mount Curve Avenue
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