
  

Date Application Deemed Complete July 29, 2015 Date Extension Letter Sent NA 

End of 60-Day Decision Period September 27, 2015 End of 120-Day Decision Period NA 

 

  

 

 

LAND USE APPLICATION SUMMARY 

Property Location: 4335 Harriet Ave 

Project Name:  Second Story Addition 

Prepared By: Joseph Giant, City Planner, (612) 673-3489 

Applicant: Sally Bultman 

Project Contact:  Sally Bultman 

Request:  To construct a second story on the rear portion of a single-family home. 

Required Applications: 

Variance  To reduce the required north interior side yard from 5 feet to approximately 
3.8 feet, measured to the principal structure. 

SITE DATA 

Existing Zoning R1A Single-Family District 

Lot Area 5,240 square feet 

Ward(s) 8 
Neighborhood(s) Kingfield 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features NA 

Small Area Plan(s) NA 

 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property, 4335 Harriet Avenue, is a 5,240 
square foot lot containing a 1.5 story single-family home constructed in 1922 and a detached garage. The 
topography of the property is flat. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The subject property is located in 
the R1A Single-Family zoning district in the Kingfield neighborhood of south Minneapolis. Properties in 
the vicinity are nearly identical in dimension to the subject property and contain primarily 1.5 and two-
story single-family homes that vary widely in age, but generally exhibit traditional Minneapolis 
architecture. A 2.5-story nonconforming triplex is located on the adjacent property to the south. 

PROJECT DESCRIPTION. The existing 1.5-story home comprises three rectangular segments. The 
front segment is the smallest and contains a sitting room and entrance vestibule. The middle section is 
slightly wider and longer than the front section, and contains a living room. The rear section of the 
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home is slightly wider but substantially longer than the middle section, and contains bedrooms, a dining 
room, and a kitchen. A finished half-story is located above the rear section. The applicant proposes to 
convert this half-story to a second story. Besides this addition, no work would occur on the exterior of 
the home with the exception of minor cosmetic improvements.  

At its closest point, the rear section of the home is located 3.8 feet from the north interior side 
property line. The required setback along this property line is 5 feet, so the rear section of the home is 
located in the required yard. According to Chapter 531.30(2)(a) of the zoning code, the addition of a 
second story on a single-family home located in the required interior side yard is allowed as long as 
certain criteria are met.1 First, the structure must be at least 3 feet from the property line. The existing 
home is 3.8 feet from the property line, satisfying this requirement. Second, the addition must not get 
closer to the property line than the existing structure. The prosed second story would follow the same 
vertical plane as the first story, so this requirement is also met. Third, in order for the rule to apply, at 
least 60% of the length of the structure must be located in the setback. The rear section of the home 
has a length of 27 feet, while the combined lengths of the middle and front section are 21.2 feet. The 
middle and front sections are stepped in from the rear section and are not located in the required side 
yard, so only 56.25% of the length of the structure is in the setback. Therefore, the structure does not 
qualify for this exception. Thus, in order to construct the addition as proposed, the applicant has 
requested a variance to reduce the north interior side yard setback from 5 feet to approximately 3.8 
feet, measured to the structure.   

PUBLIC COMMENTS. The adjacent neighbor to the north has written a letter in support of the 
variance. A copy of the letter is included in the Additional Materials. Any additional correspondence 
received prior to the public meeting will be forwarded to the Zoning Board of Adjustment for 
consideration.  

 

 

 

 

 

                                                

 

 

 

 
1 531.30(2)(a) - Single- and two-family dwellings nonconforming as to side and rear yards only. A single- or two-family dwelling 
nonconforming as to side and rear yards only shall have all the rights of a conforming structure, provided the structure is located not closer than three (3) 
feet from the side and rear lot line, and provided further that the structure shall not be enlarged, altered or relocated in such a way as to increase its 
nonconformity. For the purposes of this section, the extension of a single- or two-family dwelling along the existing setback or the addition of a second story 
or half-story shall not be considered as increasing its nonconformity, provided the portion of the structure within the required side or rear yard comprises at 
least sixty (60) percent of the length of the entire structure, and provided further that the structure shall not be enlarged, altered or relocated within the 
required front yard and all other requirements of this zoning ordinance are met. If substantial alteration of a single- or two-family dwelling results in 
demolition of the structure, the entire structure shall be subject to the yard requirements applicable to a new structure, except as authorized by section 
531.40 related to buildings that are damaged or destroyed. 
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ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance of the north required interior side yard 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. 

A practical difficulty exists due to the unique shape of the home and it’s placement on the property. 
The home comprises 3 distinct segments, each built at a different distance from the northern 
property line. The middle segment is 5.7 feet from the property line, while the rear segment is 3.8 
feet from the property line, resulting in a conforming middle segment and a nonconforming rear 
segment. According to the zoning code, the rear segment would be considered conforming for the 
purposes of setbacks if it comprised 60% of the length of the structure. However, it comprises only 
56.25% of the length of the structure. If the rear segment was 1.9 feet longer, or the front two 
segments were approximately 3 feet shorter, the proposed addition could be constructed without a 
variance. However, as constructed, the unique shape of the nearly 100-year-old home precludes 
expansion along the existing northern wall. 

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 size of the required interior side yard setback for detached residential structures has increased 
over the decades. This has rendered thousands of older homes in Minneapolis nonconforming as to 
setbacks. Requiring that additions on older homes meet current setbacks would significantly impair a 
homeowner’s ability to modify an older structure thereby discouraging investment in a structure 
that may be well-worth preserving. The zoning code addresses this situation by allowing the 
expansion of an existing home along the established wall if at least 60% of the structure is located in 
the setback. The purpose of the “60%” figure is to prevent the wall location of an addition from 
being determined by something like a chimney, bay window, or other small addition that may 
protrude from the side of a house.  

At the subject property, 56.25% of the length of the structure is located in the setback. This section 
of wall falls slightly below the requisite 60%, but it is clear that the intent of the code is met. The 
rear portion of the home is substantial, and already contains a half-story. Therefore, staff finds that 
allowing the conversion of a half-story into a full story meets the intent of the zoning ordinance.  

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 to reduce the north interior side yard setback will not alter the essential 
character of the locality, nor will it be detrimental to the health, safety, and general welfare. The 
block on which the subject property is located contains mostly 2-story homes, many of which 
appear to be within 5 feet of their respective northern interior property lines (based upon the 
observed location of homes and other improvements such as fences, landscaping, pathways and 
driveways). A partial second story addition would match the built form of the neighborhood. 

Required interior side yards are intended to preserve access to light and air for adjacent properties. 
At the subject property, development within the setback could potentially interfere with the use and 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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enjoyment of the adjacent property to the north. However, the distance between the two 
structures and the limited nature of the expansion would likely offset any potential adverse impact. 
The distance between the homes is, and would remain, approximatley14 feet. This distance is 4 feet 
greater than would be required if both homes were constructed at the 5-foot setback required 
today.  

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the application by Sally Bultman for the property located at 
4335 Harriet Avenue: 

A. Variance of the north interior side yard setback. 

Recommended motion: Approve the application to reduce the north required interior side 
yard setback from 5 feet to approximately 3.8 feet, measured to the structure, subject to the 
following conditions: 

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

2. All site improvements shall be completed by August 27, 2017, unless extended by the 
Zoning Administrator, or the permit may be revoked for non-compliance. 

ATTACHMENTS 

1. Zoning map 
2. Statement of proposed use by applicant 
3. Variance findings by applicant 
4. Land survey 
5. Site plan 
6. Elevations and floor plans 
7. Photos of property 
8. Letters to council office and neighborhood 
9. Correspondence 
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Statement of Proposed Use   

 

The property at 4335 Harriet Ave, Minneapolis, MN 55409 is currently 1.5 stories and I would like to add 

a 2nd level  but the property is too close to the property line thus requiring a variance. 



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. 

 

A practical difficulty exists because I would like to add a 2nd story to my 1.5 story home and the 

sideyard setback ordinance requires 5 feet between properites and I am 4 feet from the 
property line. 

The circumstances upon which the variance is required are unique to the lot and were not 
created by me. The property was built in 1920 and is of an ususal size – the home is narrow in 

the front but then gets wider – so the shape is unique to the age of the home.   

 

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. 

This property contains a single-family home and detached garage and will continue to be 

occupied as a single family home. 
 
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, nor will it be injurious to the 
use or emjoyment of other property in the vicinity. The current property is 1.5 stories and by 
adding a 2nd story the property is not going to be any closer to the property line since the main 

floor of the home is not changing at all. The neighbors on the north side (where variance is 
required) is in 100% approval of the project. 
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Pictures of 4335 Harriet Ave, Minneapolis MN 55409 

 

Front of House 

 

Back of House 

 

 

 

 

 



Back of house with neighbor on north side of my house 

 

Back of house with neighbor on south side of my house 

 

 

 

 

 

 

 



North side of house – back of house to front/street 

 

North side of house – front of house to back yard 

 



Odd Shaped House – starts narrow and gets wider. 

 

Odd Shaped House – another angle 

 

 

 



Notification to Neighborhood Group: 

From: Sally Bultman <sallybultman@yahoo.com> 

Date: July 24, 2015 at 5:32:04 PM CDT 

To: Sarah Linnes-Robinson <sarah.linnesro@earthlink.net> 

Subject: Re: variance 

 

I believe I am 4 feet from north neighbor and they have been told and are willing to write letter of support-the ordinance 

doesn't make much sense to me and even more odd since I'm just going up another half story and not adding to main 

level-but I get rules are rules 

 

I haven't mentioned to south neighbor since it's a GIANT 3 story tri-plex and never see perry the owner but will talk to 

him when I do see him 

 

So many additions/dormers on our block -it's nice to see people staying put 

 

Sally 

 

On Jul 24, 2015, at 5:04 PM, Sarah Linnes-Robinson <sarah.linnesro@earthlink.net> wrote: 

 

 

Thanks Sally— 

 

How close if you home to the property line on the north? 

Have the neighbors been informed of the project as well? 

 

Sarah 

 

From: Sally Bultman <sallybultman@yahoo.com> 
Reply-To: Sally Bultman <sallybultman@yahoo.com> 
Date: Friday, July 24, 2015 at 4:27 PM 
To: "sarah@kingfield.org" <sarah@kingfield.org> 
Subject: variance 
 

Good afternoon Sarah, 
I am applying for a variance with the city of minneapolis in order to add a second story onto my current home. 
The General Land Use Application requires that I notify the neighborhood Group of my plans. 
 
I am remodeling my home at 4335 Harriet Ave which will involve removing the half story and be adding a full 
second story. My current footprint 
will not change but my current main story/floor is a too close to the property line on the north which requires the 
variance if less than five feet. 
  
Thanks, 
Sally  
  
Sally Bultman 
4335 Harriet Ave 
Minneapolis, MN 55409 
612-203-9686 
sallybultman@Yahoo.com 
   
 

mailto:sallybultman@yahoo.com
mailto:sarah.linnesro@earthlink.net
mailto:sarah.linnesro@earthlink.net
mailto:sallybultman@yahoo.com
mailto:sallybultman@yahoo.com
mailto:sarah@kingfield.org
mailto:sarah@kingfield.org
mailto:sallybultman@Yahoo.com


From: "Glidden, Elizabeth A." <Elizabeth.Glidden@minneapolismn.gov> 

Date: July 19, 2015 at 10:05:53 PM CDT 

To: Sally Bultman <sallybultman@yahoo.com>, "Lopez Lara, Sara" <Sara.LopezLara@minneapolismn.gov> 

Cc: "Wittenberg, Jason W." <Jason.Wittenberg@minneapolismn.gov>, "Glidden, Elizabeth A." 

<Elizabeth.Glidden@minneapolismn.gov> 

Subject: feedback form Re: Homeower Building Variance 

Dear Sally 

Thank you for the note.  This is all that is needed for this small piece of the process.  Glad you are moving forward! 

 

Elizabeth 

 

Elizabeth Glidden 

Council Vice President 

City of Minneapolis 

(612) 673-2208 

 
From: Sally Bultman <sallybultman@yahoo.com> 
Sent: Thursday, July 16, 2015 10:12 PM 
To: Glidden, Elizabeth A. 
Subject: Homeower Building Variance  
  
Good evening Ms Glidden, 
First of all, let me say that I am sure you have MUCH more important items to attend to than this but since this is new 
procedure for me I do want to be sure I am as accurate and timely as possible. 
 
I live on 43 & Harriet and after almost two years of looking for a little bit larger house to buy I have found nothing better 
than what I have and have decided to add an addition. I love much of Minneapolis but I really do love my block and 
neighbors and my kids would be so mad if I made them leave Lyndale school to go a different community school. So we 
are staying put. 
 
The short story is that Minneapolis has some new ordinance that requires a 5 foot separation from property lines on 
new construction. Even though I am not adding to the footprint of my house (just taking off the 1/2 story and adding a 
full 2nd story) - I am 3 inches short of this and the city will not issue the permit so I will need to apply for a variance 
to allow the reduced setbacks. 
 
I have a call into the city planner office to hopefully get the process started but I think that these are presented to city 
council every few weeks - again, not exactly the best way to spend your time but necessary to comply with regulations. I 
will contact the kingfield neighborhood association tomorrow as well to see if they have any information. 
 
Is there anything I need to do to make sure I get this process done accurately the first time? Construction is now delayed 
by at least 6 weeks and costing more money so I would like to get it right the first time. 
 
Any insight very much appreciated. 
 
Sincerely, 
Sally Bultman 
4335 Harriet Ave 
612-203-9686 
   
 

mailto:Elizabeth.Glidden@minneapolismn.gov
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To:          Community Planning & Economic Development 
Zoning Board of Adjustment 
250 S. 4th St., Room 300 
Minneapolis, MN 55415 

  
Re:         Support for Variance Application for 4335 Harriet Avenue, Minneapolis MN 55409 
  
Dear Board Members: 
  
I am writing to enthusiastically support Sally Bultman’s  application for a variance related to the side‐
yard setback that is required on the north side of her house to complete the addition of a renovation to 
her house.  
  
As I understand it, Ms. Bultman and her builder are seeking a variance because the footprint of her 
house is slightly too close to the north side property line, and probably has been since it was built earlier 
in the previous century. The renovation that is being proposed would not change the footprint of her 
house, but would simply replace the current ½ story on the second floor with a full story.  
  
Given the fact that Ms. Bultman is willing to make an investment in the neighborhood that will support 
higher taxes for the city and likely a higher associated value for my home and others nearby, I hope that 
the Board will look to the big‐picture intent of the zoning on the lot (which I support completely) for 
guidance. The intent of the zoning, as I understand it, is to preserve view corridors, prevent overbuilding 
on lots, and avoid encroachment on neighboring properties. I do not believe the zoning in question is 
intended to prevent needed improvements to properties, especially in instances in which the footprint 
of the home is not changing.  
  
As I am sure you would all agree, where the house was originally placed is a historical accident and 
certainly outside the control of Ms. Bultman. It seems that giving Ms. Bultman and her builder a variance 
that would allow her to make an investment in her property, our block, and the city as a whole would be 
the right thing to do for all parties involved.  
  
Please do not hesitate to reach out to me. I work downtown and would be happy to participate in any 
public hearing that might be convened on the subject. 
  
Sincerely, 
  
Mark Edstrom 
4331 Harriet Avenue 
Minneapolis, MN 55409 
Mobile: 612‐202‐9306 
  
  
Mark A. Edstrom 
CapX2020 Project Management Office (PMO) 
Strategic Transmission Initiatives 
direct: (612) 330‐7580 
mobile: (612) 202‐9306 
Mark.A.Edstrom@xcelenergy.com 
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