. :"J" CPED STAFF REPORT
M I n n ea po lls Prepared for the Zoning Board of Adjustment

2O R o
BZZ-7442
Property Location: 4006 Abbott Avenue South
Project Name: Monson Residence Addition
Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156
Applicant: Rob and Sarah Monson
Project Contact: Ryan Weber, Appeal Architects
Request: To allow an addition, including an attached garage, to a single-family dwelling.
Required Applications:

To reduce the minimum interior side yard requirement adjacent to the

Variance . .
south lot line from 7 feet to 3 feet to allow an addition.

SITE DATA |
Existing Zoning RI Single-family District

Lot Area 7,696 square feet

Ward(s) 13

Neighborhood(s) Linden Hills

Designated Future .

Land Use Urban Neighborhood

Land Use Features Not applicable

Small Area Plan(s) Not applicable

Date Application Deemed Complete | October 7, 2015 Date Extension Letter Sent Not applicable

End of 60-Day Decision Period December 6, 2015 End of 120-Day Decision Period | Not applicable



mailto:janelle.widmeier@minneapolismn.gov
http://www.ci.minneapolis.mn.us/cped/planning/cped_midtown-greenway
http://www.ci.minneapolis.mn.us/cped/planning/cped_midtown-greenway
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BACKGROUND |

SITE DESCRIPTION AND PRESENT USE. The existing use is a single-family dwelling. The
existing 2-story dwelling was permitted for construction in 1924. There is also a detached, 2 car garage
located at the southwest corner of the property accessed from Abbott Avenue. The site is not adjacent
to a public alley.

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding properties are
predominantly single-family dwellings.

PROJECT DESCRIPTION. The applicant is proposing to construct a two-story addition, including a
644 square foot attached garage with storage above, to the single-family dwelling located at the property
of 4006 Abbott Avenue. The existing 404 square foot detached garage would be demolished. Because
the site is 58 feet wide, the minimum interior side yard requirement is 7 feet. The proposed addition
would be set back 3 feet from the south side lot line. The applicant is requesting a variance to reduce
the yard requirement.

PUBLIC COMMENTS. No correspondence has been received from the neighborhood group. Any
correspondence received prior to the public meeting will be forwarded on to the Zoning Board of
Adjustment for consideration.

ANALYSIS

The Department of Community Planning and Economic Development has analyzed the application for a
variance to reduce the minimum interior side yard requirement adjacent to the south lot line from 7
feet to 3 feet to allow an addition 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 minimum interior side yard requirement is 7 feet. The existing dwelling is set back 25 feet from
the south lot line. The applicant is proposing an addition with a setback of 3 feet. The part of the
addition that would extend into the required yard would be the attached garage. Reasons stated by
the applicant for attaching the garage to the dwelling include personal safety, storm water
management, and efficient, functional access to the home. Currently, water pools in front of the
garage where grade is lowest on the site, which becomes icy in freezing conditions. The two
existing access points to the dwelling are located on the north and east sides.

Although the current layout of the site results in these conditions, the reconstruction of the garage
and the proposed addition to the rear of the dwelling presents opportunities to address these issues
without the need for a variance. The minimum interior side yard requirement for a detached garage
located in the rear 40 feet of property that is located at least |10 feet from any habitable portion of
an adjacent residential structure is one foot. There is adequate room on the 7,696 square foot site
to construct a larger detached garage and modify the grade where the garage and driveway are
located to redirect the storm water runoff to an area of the site where it can infiltrate into the
ground. The existing dwelling and garage footprints cover less than 30 percent of the site and most
of the open space is at the rear of the site. The proposed addition includes a new rear entrance
that is separate from the proposed attached garage. The unique qualities of the lot do not appear to


https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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significantly limit the applicant’s options for reasonable use of their property. For these reasons,
CPED staff does not find that practical difficulties exist in complying with the ordinance.

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. The applicant is proposing an
addition with a setback of 3 feet from the south lot line to allow an attached garage. The part of the
addition extending into the required side yard would be 30 feet wide and |6 feet tall measured at
the midpoint of the roof. It would also be located 28.8 feet from the rear lot line. The adjacent
residential structure to the south is setback 6.8 feet from the shared lot line and would be 20 feet
from the proposed addition. On narrower lots in the RI district, the minimum interior side yard
requirement is 5 feet. However, regulations changed on October |, 2014, requiring a larger interior
side yard setback on lots wider than 42 feet. Although the proposed location would not likely have
significant impacts on the adjacent properties access to light and air, the proposed 3 foot setback
would result is less separation and open space between uses and would not be reasonable given the
ability to construct a detached garage without the need for a variance.

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 could be injurious to the use or enjoyment of other property in the
vicinity. The existing dwelling is set back 25 feet from the south lot line. The applicant is proposing
an addition with a setback of 3 feet from the south lot line to allow an attached 2+ stall garage. The
part of the addition extending into the required side yard would be 30 feet wide and 16 feet tall
measured at the midpoint of the roof. It would also be located 28.8 feet from the rear lot line. The
adjacent residential structure to the south is set back 6.8 feet from the shared lot line and would be
20 feet from the proposed addition. Although the proposed location would not likely have
significant impacts on the adjacent properties access to light and air, the proposed 3 foot setback
would result is less separation and open space between uses.

The granting of the variance would also affect the character of the area. On blocks with no public
alleys in the immediate area, there are many dwellings with attached garages. It appears that most
of those properties with attached garages also have significant grade changes, which creates a
practical difficulty to access a detached garage at the rear of a property. The attached garages are
also typically only one stall, especially for older homes. The subject property is relatively flat with an
overall grade change of approximately one foot. Although attaching a 2+ stall garage would not be
consistent with the character of the area and could be detached, the applicant is proposing to match
the primary exterior material (stucco) and roof pitch (6/12) of the addition to the existing dwelling.
Other architectural details would be replicated as well.

If granted, the proposed variance would 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.
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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 by Rob and Sarah Monson for the property
located at 4006 Abbott Avenue South:

A. Variance to reduce the interior side yard requirement.

Recommended motion: Deny the variance to reduce the minimum interior side yard
requirement adjacent to the south lot line from 7 feet to 3 feet to allow an addition to a single-
family dwelling.

ATTACHMENTS

Written description and findings submitted by applicant

l.

2. Zoning map

3. Site survey

4. Site plan

5. Floor plans

6. Building elevations
7. Photos



Statement of Proposed Use and Project Description for Property at:

4006 Abbott Avenue South, Minneapolis, MN 55410

Existing Use: R-1 Single Family Dwelling
Proposed Use: R-1 Single Family Dwelling

Project Description:

The existing house is a one and a half story bungalow. There is no alley access to the property as the back of the
property abuts a steep hill. The current garage is set at the southwest corner of the property, with a driveway
that is approximately 125 feet in length.

The project would include the demolition of the existing 2-car garage (replaced with sod and landscaping), the
construction of a new, attached 2-car garage at the southwest corner of the residence, and the construction of a
small, two-story addition, to include a main floor mudroom as the access conduit between the garage and the
residence.

In order to construct an attached, 2-car garage in accordance with industry standards, a variance is needed
because the interior side yard setback requirement currently limits the space available for construction at the

intended point on the property.

Variance Being Requested:

The variance sought is with respect to the interior side yard along the southern boundary of the property. The
homeowners are requesting a reduction of this interior side yard for placement of the southern wall of the new
structure at a distance of 3 feet from the property line, versus the current side yard requirement of 7 feet as
designated by the City of Minneapolis Residential Zoning Ordinance Title 20, Chapter 546, Table 546-2 R1 Yard
Requirements for an R1 zoning district and a property with a width between 52 —61.99 feet.



Variance Requirements:

1) Practical difficulties exist in complying with the ordinance because of circumstances unique to the

2)

property. The unique circumstances were not created by persons presently having an interest in the
property and are not based on economic considerations alone.

e Considering the generally accepted standard width of 22 feet for a two-car garage with a 16 foot
wide garage door, compliance with the side yard requirement of 7 feet would limit the width of the
new garage face to little more than 17 feet at the proposed location.

Without creating a wider garage face, an additional limitation in approaching or exiting the garage in
an automobile would be created by an existing, below-grade egress window on the south side of the
residence. The proposed garage position and size would allow the driveway to reasonably avoid this
existing safety feature.

The pre-existing layout of the property and structures presents multiple challenges and concerns. The
proposed project is aimed at correcting those issues, which include: personal safety, storm water
management, and efficient, functional access to the home.

The homeowners believe the proposed changes will provide a safer, more functional living environment
for their family and future families, whether they are disabled, elderly, or families with young children.

e The area nearest the front of the garage is believed to be one of the lowest points among the
surrounding properties, where the property lies at the bottom of a natural basin. Throughout the
year, this area in front of the garage routinely becomes flooded with water to a depth of three to
four inches. In the springtime, in particular, when the snow routinely melts and refreezes, this area
is typically covered with several inches of ice, spanning nearly the entire width of the garage and
creating a significant safety hazard.

e Furthermore, the closest existing access point to the home lies nearly seventy feet from the exit of
the garage, across the backyard, where no sidewalk exists. In the wintertime, this route becomes
impassible due to the accumulated snow and ice that has been cleared from the driveway. This
forces the residents to use the home’s front door, which is roughly 120 feet away.

The homeowners have thoughtfully considered alternate solutions to address these issues, and believe
an attached garage at the proposed location provides the best overall solution. Efforts to correct these
issues without relocating the current garage structure would themselves entail dramatic changes to the
current structure as well as the surrounding property.

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 property owners do not intend to change the current use of the property. Itis and will remain a
single family residence. The home improvement that requires a variance, the addition of an attached
garage, is a feature that is common to many homes in the area, and is typical for new builds and home
remodel projects in the area. As a point of reference, 6 of the 8 residences in closest proximity to the
property in question have attached garages. This attached garage feature is in keeping with the spirit
and intent of the ordinance and would not trigger a variance if the lot did not have the hardship
described above.



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 garage and two-story addition would not alter the essential character of the locality due
to the intent to match the style and design features of the existing bungalow-style residence. Nor will
the proposed improvements be injurious to the use or enjoyment of any other properties in the vicinity
due to the intended distance from nearby structures. The new garage will exist in a location that is not
directly aligned with any other nearby structures, and therefore, will not block views or shade other
homes. The property owners intend to use quality materials and proper construction methods to
ensure that the health, safety, and welfare of others is retained.



23-September-2015
Hello Neighbor,

We are Sarah and Rob Monson, and we are writing you today to let you know of our intent to improve our
property at: 4006 Abbott Avenue South, Minneapolis MN, 55410.

Our existing home is a 1.5 story, craftsman style, single-family home with a detached, 2-car garage. We are
proposing to demolish the existing garage (to be replaced by sod and landscaping) and to add an attached, 2-car
garage at the southwest corner of the home, along with a small addition on the back of the home that will
provide a conduit between the garage and home. There is no alley access to the property as the back of the
property abuts a steep hill. The current garage is set at the southwest corner of the property, with a driveway
that is approximately 125 feet in length.

Our goal in relocating the garage is to mitigate a number of existing concerns, including:

e personal safety due to significant ice accumulation spanning the front of the existing garage during winter
e storm water accumulation to a depth of 3 to 4 inches during heavy rains which impedes garage access
o efficient, functional access to the home regardless of health, disability, age, etc.

We have thoughtfully considered alternate solutions to address the underlying concerns and believe an attached
garage at the proposed location provides the best overall solution. Itis our intent to match the style and
architectural elements of the existing home, and maintain the property in a manner that is characteristic of the
Linden Hills neighborhood without detracting from the safety, health and welfare of our neighbors or visitors.

In order to build an attached structure in this location that meets the industry standard width for a 2-car garage,
the City has informed us that a variance is needed because the new garage would project into the interior side
yard setback. We are seeking a variance that would allow the southern wall of the new garage to be built at a
distance of 3 feet from the property line versus the 7 foot requirement currently designated by the City of
Minneapolis zoning ordinance. We believe there is a practical difficulty in meeting this zoning requirement and
feel a variance is reasonable.

The key factor contributing to the practical difficulty of conforming to the zoning code requirement is the limited
space between the side wall of the house and the nearest property line.

Compliance with the side yard requirement of 7 feet would limit the width of the new garage face to little more
than 17 feet at the proposed location. By comparison, the industry standard width of a two-car garage is 22 feet
wide with a 16 foot wide garage door. The space available according to the ordinance does not allow the
standard width of a two-car garage. Without creating a wider garage face, an additional difficulty would exist
when approaching or exiting the garage in an automobile due to an existing, below-grade egress window on the
south side of the home. The proposed garage position and size would allow the driveway to reasonably avoid
this existing safety feature.

Please do not hesitate to contact us with any questions or comments. Thank you for your consideration.

Sincerely,

Sarah and Rob Monson, Homeowners
4006 Abbott Avenue South, Minneapolis, MN 55410
(763) 370-8687



Rob and Sarah Monson
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