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CPED STAFF REPORT

Prepared for the Zoning Board of Adjustment
BOA Agenda Item #7

w

Minneapoli

City of Lakes August 25, 2016
BZZ-7830

Property Location: 101 51st Street East

Project Name: 101 51st Street East Detached Garage

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

Applicant: Paul and Jane Berge

Project Contact: Paul and Jane Berge

Request: To construct a detached garage accessary to a single-family dwelling.

Required Applications:

Variance To allow a detached garage to not be located entirely to the rear of the

principal dwelling.

SITE DATA

RI Single-family District

Existing Zoni
xisting Zoning AP Airport Overlay District

Lot Area 14,320 square feet
Ward(s) I
Neighborhood(s) Tangletown

Designated Future
Land Use

Land Use Features Not applicable

Urban Neighborhood

Small Area Plan(s) Not applicable

Date Application Deemed Complete | July 27,2016 Date Extension Letter Sent Not applicable

End of 60-Day Decision Period September 25, 2016 | 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. A single-family dwelling with a two-car, detached
garage is located on the subject property. The dwelling was permitted for construction in 1911. One
stall of the garage was permitted for construction in 1926 and the other stall of the garage was
permitted for construction in 1945. The garage is accessed from 51st Street East. The site does not
have access to a public alley.

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

PROJECT DESCRIPTION. The applicant is proposing to demolish the existing garage and construct
a detached 22 foot by 24 foot garage accessary to the existing single-family dwelling. The location of the
garage would be further northwest of the current location. The driveway is also proposed to be
reconfigured and the curb cut widened. All detached parking garages serving residential uses must be
located entirely to the rear of the principal residential structure. The proposed garage would not be
located entirely behind the dwelling. A variance is required to allow the proposed location. The garage
would comply with all other applicable zoning code requirements. In addition to obtaining approvals of
the variance and a building permit, the Public Works Department will also need to approve any work
done in the public right-of-way.

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 allow a detached garage to not be located entirely to the rear of the principal dwelling 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.

Practical difficulties exist in complying with the ordinance because of circumstances unique to the
property. There are limited options where the garage can be located on the site. The site is odd-
shaped, is not adjacent to a public alley, and has over 200 feet of curving street frontage. To
determine the area entirely behind the dwelling, a line parallel to the entire street frontage is drawn
at the part of the dwelling furthest from the street. Therefore, the only area determined to be
entirely behind the rear of the dwelling on the subject property is in the southeast corner of the lot.
Constructing a garage in that location would require a long driveway and removing mature trees.
Further, the compliant location is located at the bottom of a hill and would require significant
regrading to allow access for the driveway and/or the garage. The applicant is proposing to shift
the garage location 9 feet to the west and |0 feet to the north in order to avoid compromising the
stability of an existing utility pole 3.5 feet behind the existing garage. The existing and proposed
garage locations are on a hill requiring frost footings and foundations. Locating the garage further
from the utility pole would minimize adverse effects from excavation for the new garage.


https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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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 intent of the location requirement for garages is to ensure that the structure appears
subordinate to the principal dwelling and to reinforce the traditional character of residential
neighborhoods. The proposed garage would be |5 feet closer to the street than the existing garage,
but would still be behind a line drawn parallel from the rear wall of the dwelling and would appear
subordinate. The garage would be set back 26 feet from the front lot line and more than |5 feet
from the interior side and rear lot lines. It would also be significantly separated from other
residential structures. The proposal would comply with all other applicable zoning code
requirements. However, reusing/widening the existing curb cut would not be appropriate because it
would result in a longer than necessary driveway. The Public Works Department was consulted and
concurred with CPED staff. They would like a perpendicular entrance to the street because,
generally, anything that is asymmetrical results in traffic conflicts. CPED staff is recommending that
the applicant be required to reduce the length of the driveway and install a perpendicular entrance
to the street. With the adoption of the staff recommendation, 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 proposed garage would be |5 feet closer to the street than the existing garage, but would still
be behind a line drawn parallel from the rear wall of the dwelling and would appear subordinate.
The design of the garage would also be compatible with the stucco dwelling. It would be clad in lap-
siding, but would also have board and batten on the gable ends. The roof pitch and style is also
similar. The garage would be setback 26 feet from the front lot line and more than |5 feet from the
interior side and rear lot lines. It would also be significantly separated from other residential
structures. The proposal would comply with all other applicable zoning code requirements.
However, reusing/widening the existing curb cut would not be appropriate because it would result
in a longer than necessary driveway. The Public Works Department was consulted and concurred
with CPED staff. They would like a perpendicular entrance to the street because, generally, anything
that is asymmetrical results in traffic conflicts. CPED staff is recommending that the applicant be
required to reduce the length of the driveway and install a perpendicular entrance to the street to
minimize adverse impacts of relocating the existing garage. 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 garage is constructed to current building codes.

RECOMMENDATIONS ‘

The Department of Community Planning and Economic Development recommends that the Zoning
Board of Adjustment adopt staff findings for the application by Paul and Jane Berge for the property
located at 101 51st Street East:

A. Variance to allow a detached garage to not be located entirely to the rear of the
principal dwelling.

Recommended motion: Approve the variance to allow a detached garage to not be located
entirely to the rear of the principal dwelling, subject to the following conditions:
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I. The driveway shall be reduced in length and shall have a perpendicular entrance to the
street.

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 August 25, 2018, unless extended by the
Zoning Administrator, or the permit may be revoked for non-compliance.

ATTACHMENTS |

Written description and findings submitted by applicant
Zoning map

Site survey and site plan

Building elevations

Photos
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July 26, 2016

Minneapolis Zoning Board of Adjustment
250 South 4™ Street, Room 300
Minneapolis, MN 55415-1316

To Whom it May Concern,

We are applying for a variance to build a new garage and change the location from the
current placement. After discussions with the Zoning Department they have determined that
the existing garage is not ‘entirely to the rear of the principd residential structure’ as set forth
in Zoning Code section 537.80, therefore avariance is required to change the placement of
the new garage. The new placement will move the garage 9'-0" to the west and 10'-0" to the
north of the current location. This placement will allow for a26'-0" front yard setback (25'-
0" min.) and a17'-6" rear yard setback (6'-0" min.)

This pie-dlice shaped lot is a unique size and shape compared to the vast majority of
residential lotsin the City of Minneapolis, which arelong skinny rectangles with accessto a
garage from an dley at the rear of thelot. Thereisno alley for rear access on thislot. The
original placement of the house on the lot, size of the house, lack of aley access, locations of
existing mature trees, and the sloping grade elevation at the rear of the lot make it impractical
to relocate the new garage to aposition that is ‘entirely to therear’ of the existing house. We
would have to remove several mature trees and raise the area around the new garage
approximately 6.3' to match the level of the side yard (900.9"), which would then require 7+/-
foot high retaining walls, a much larger driveway and increased impervious surface. Theend
result would be a garage structure that towers over portions of two adjoining properties to the
south, as these properties are both a the rear yard elevation of 894.6 or lower. Thiswould
aso effectivedy diminate any usabl e back yard on the property.

The relocation of the garage will:

1 Allow for better access to the back yard from the driveway and side yard.

2. Eliminate an unsafe condition during the construction of the new garage as the current
garageisonly 3-5" from an existing utility pole with power lines, phone lines and
cable lines.

3. Eliminate a dangerous condition where the utility pole would lose support from the

adjacent soil if wewere to excavate for the proper frost footings to build the garagein
the current location. Moving the garage forward will eliminate any chance of
toppling the utility pole during construction. Most garages built near the back of alot
arebuilt on a‘floating slab’ and require minimal excavation. Our proposed garage



N o

cannot be built on afloating slab and will require full depth frost footings due to the
large drop in grade devation from the front of the garage to the back of the garage.
The extra depth of excavation around the utility polewill weaken the support of the
pole and may cause the pole to topple over.

Increase the distance between the garage and the utility pole and provide safe
clearances to overhead wires..

Not be out of character with the existing home or other homes and garages in the
neighborhood.

Exceed dl setback requirements.

Allow the Owner reasonable use of the property and maintain reasonable use of the
back yard area.

The congruction and maintenance of the new garage will in no way be detrimental to
or endanger the public health, safety, comfort or general welfare.

We appreciate your review of thismatter and welcome any questions concerning this
application.

Sincerdy,

Paul and Jane Berge
101 East 51* Street
Minneapolis, Mn 55419

612-481-1374
goldygo4@comcast.net



mailto:gregg@sylvestreconstruction.com

l
N | ¥
\ %%%FSO
s 88°16" W
\
o N
.. .;i\go._ o e
0 20 40 60 — i S
Z[ f ; 4 ' I l U>—| ) ‘_.
SCALE IN FEET \ | | ‘l
|
& = EXISTING SPOT ELEVATION. L Lot /
X(998.0) = PROPOSED SPOT ELEVATION Lo // ‘“ll
" = DIRECTION SURFACE DRAINAGE g“ \ j )
COH = CANTILEVERED OVERHANG o / |
OHL = OVERHEAD UTILITY LINE Lo | |
GFE = GARAGE FLOOR ELEVATION ol HTo
TFE = TOP OF FOUNDATION ELEVATION o [ 14
LFE = LOWEST FLOOR ELEVATION |
Nl
. p . <
/V;g,\&)’ Q\JL@&')Q Gw% ’l . \é\\icg,
tgbdl%% R P
Addw‘ ' <
| EXISTING N
BENCHMARK HOUSE - T T T4 -
TR SAN MH o
ELEV = 901.2
O Al DESCRIPTION: | |
‘“O@ WEST B8 FT OF LOT 14, AND EAST 107.5 FEET
JOF LOT 17, AND THAT PART OF LOTS 4 AND 5,
/ AND ADJACENT VAC. ALLEYCONFERS REARRNGMT
/"IN THORPE BROS. WASHBURN PARK 2ND DIVISION
~ TO MINNEAPOLIS, HENNEPIN COUNTY, MN.
ADDRESS 101 51ST EAST
PID# 15—028-24—42—0121
b ‘ |
& LOT AREA = 14320 SF/ 0.33 AC
< |
3 .
— .o+ SURVEY IS SUBJECT TO CHANGE PER
TITLE OR EASEMENT INFORMATION
02 ;
@]
; s

W

, ; S 88009/

|
>
O
832
h
M)
- ToEg
- ST
Jo= |
< N
N OO
&0 o
Ly
T
Ll\l'
>\Q5Ej
< Q-
LW =S
=l
Al G
o DED
S =l
Shdinis
Q Q_
b
T
&
&
<
11
wy
ol B
SE
gl &
~ =
g || &
5|86 [k




55423

P

b
(e}
o
© C
2 | E£
EXISTING — 22! NORTH s - 5=
: ; . c g
RETAINING ———+ S5 8
WALL : M = |58y~
© 35 O = i
- | £25
- @
ol 5sg2
7 7T T
EXISTING [« | &.43
CLUSTER OF . | 2252
SMALL TREES 5 S -
— - |3
m E
la) >
<
EXISTING REMOVE /)
UTILITY 4@ OO EXISTING ——— =
POLE NEW TREE -
GARAGE NEN GARAGE S
ELEVATION: 9016 NEW DRIVENAT N
CLG. HT.
6I_OII
........................................................................................................................................... /
2 <
24! - O 09>
________________________________________________________________________________________________ EXISTING DRIVEWAY S 8817
"ol ELEVATION: 400.6 é ol
e So¢
CONCRETE SLAB
PITCH TO DRIVEWAY
NEN ELEVATION OF ok
GARAGE SLAB: 9016 | S
(EXISTING ELEVATION: NEW 16' X 7' 12! N§
400.6) OVERHEAD DOOR gé z
: >
fey
I
NEW 2'-8" X 6'-&"
SERVICE DOOR
NEW STEPS BETWEEN L ,
LOWER YARD AND g — 2-2 o NEN DRIVEWAY
UPPER YARD g ELEVATION: 901.4
EXISTING
DRIVEWAY 1L
NEW RETAINING WALL g
TO BE DETERMINED ....................................................................................................................................................................................................................................................................................................
_ [L— _ iu
—— 4-10 30'-a2

DEMO EXISTING
GARAGE

ELEVATION OF
— EXISTING HOUSE
CORNER: 900.49

PREPARED FOR:

BERGE RESIDENCE

EXISTING HOUSE

IOl EAST 5I1ST STREET

PAUL AND JANE BERGE
MINNEAPOLIS, MINNESOTA 55419

VERIFY LOCATION OF
TWO EXISTING TREES

O . . . .

PROPOSED GARAGE AND DRIVENWAY]

PROPOSED GARAGE AND DRIVEWAY PLAN

SCALE: /4" = I'-O"




55423

EL ECTRICAL KEY

P

O CEILING LIGHT FIXTURE 2
(2]
(O]
&  DUPLEX RECEPTACLE S <
Py - S=
NORTH S EEE
= SINGLE POLE SWITCH a 54 o
[a] = OCDQ—
s, THREE-WAY SWITCH 5 ° | ggog
= "(7)‘ CC|>L|J
== | 5552
QT3
L JT0
m N DN
> z iig@Z'
DEMO EXISTING RETAINING WALL; —_ nn =
REGRADE, ADD FILL AT GARAGE WALL >.< . £3
Lo z e
— 22' — 22' ) - z
ONE COURSE 6X& BLOCK =
" FIVE COURSES 12" BLOCK. i
e 8
o e e A — N
| N L Ll L L Ll ot i LT el / |
177 STEP FTGS. AS REGD. 7 % | T~
N7 ﬁ ] | / | ® CONNECT W/ " o
177 | % | SWITCH AT 2 A
|/ gél | % | \\ BACK DOOR S >
2% 2 ©
| 177 |%| \ g R
1771 17zl \ 5
29 / REPLACE PORTION 0
1771 1Z 1 OF DRIVENAY; RAISE \
| ?QEI NEW | % | ELEVATION OF \
| ?45| GARAGE | / | GARAGE SLAB TO d0l.4 \ 0;
/ﬁ % Qu
| 22 | | / | \ N3
..................... |./ [ | / | % ¥
2 %
M | 285
¢ i | i S T I st
: i
1791 MW CORCRETE SEAB | % | CONCRETE SLAB 5
| 2 | ON COMPACTED FILL | % | PITCH TO DRIVEWAY -
| é | | % | NEW ELEVATION OF /
| 2 | | % | GARAGE SLAB: 90| 4 NEW 16' X 7'
1771 | / | (EXISTING ELEVATION: (¥ OVERHEAD DOOR
2 g / 400 .6) ™ W/ OPENER =
1771 ONE COURSE 6X8& BLOCK | / | : 12"
| ; | |2 COURSES 12" BLOCK | % |
1721 | % | ~ -
| % | | / | FIVE COURSES s 5
| Q | . | ? | 12" BLock X NEW DRIVEWAT L a
W, STEP FTeS. ASREQD. N | 9 ELEVATION: d0l.4 O W a
| 7 WWWWWﬁfﬂWWWWWWWWWWW | RS =z ORIT
=== S = B ,, mason IS
: <] 4 :
NEW STEPS | / . AN DEQ
BETWEEN UPPER NEW STEPS . . X — O
AND LOWER YARDS / BETWEEN UPPER / —f 2'-2 o Q 0 w =
: / AND LOWER YARDS / . Z =
| | g L0z
( 5 \ X i >
o - Do EXISTING 0
Il \ \ RET. WALL : \ - DRIVEWAY E 1 % 5 N
: TBD. : _\
: DEMO EXISTING : \ -
DEMO EXISTING NEW. RETAINING WALL e L Qe o S ® { { 1
GARAGE TO BE DETERMINED N JHO
N S N \ CONECT b VY s5_¢
| SWITCH AT w < Q) L
— BI_loj” | — 4|_|O|| BACK DOOR | — 4|_|O|| —— D_ —
M ul
Z
Z

~ __ NEW DOUBLE-FLOOD LT.
T CONNECT W/ SWITCH AT
BACK DOOR

EXISTING
HOUSE

EXISTING
HOUSE

PROPOSED GARAGE PLANS

PROPOSED GARAGE FNDN. PLAN PROPOSED GARAGE ELECTRICAL PLAN

SCALE: /4" = I'-O"

SCALE: /4" = I'-O"




55423

Minneapolis, Minnesota

REMODETILING

612—-861-0188
MN. LICENSE #1428

www.SylvestreConstruction.com

7708 Fifth Avenue South

SYLVESTRE 22

D ESIGN

MANUFACTURED
/~ ROOF TRUSSES 24" O.C.
MANUFACTURED 6
/ ROOF TRUSSES 24" O.C. 6
EQ EYEBROW 0
ROOF é
.ﬁ.ﬁ.ﬁ.ﬁ.ﬁ:::::::::::::::::::':::::::::::::::::: SRRV | IRV | AUURUURUONY | RSN | ISR ::::::::;:‘;: % EQ.
= = = - § §
DEMO |-—> <
EXISTING e 2! NEW §§5
GARAGE NEN =g GARAGE 12 f
o GARAGE o 28
: NEW DRIVEWAY
. NEW SLAB--- ELEVATION: 9014 NEW GARAGE SLAB,
— ELEVATION d01.6 ELEVATION d01.6
/ PITCH TO DRIVEWAY PITCH TOWARD DRIVEWAY 7
i e i 7] [ GRADE
EE e e N s 5 T D — >
= LEVEL OF EXISTING = = COMPACTED
g GARAGE SLAB g LEvEL o g FILL
CEMOVE XIS 6-6" % 6J EXISTING 6 %
o T. DRIVEWAY
e R P T T T e o won
ta | COMPACTED s ! L2 —
T hc FILL Pid GRADE AT } | COWER YARD 0 U\\SI —
............... T P __LZ)WEQ_Y_PTR_D______—} I 6 M M {
|2 / | | Lu
B yd | | M ‘_
VERIFY # OF
COURSCEDS I _//iTEPEFT.GS' o i o 9 .- {5_) 8
OF BLOCK > REQD. STEP FTGS. ST w o
AS REQD. Z =
g <OZ
>4 BE 710 i
22! 10" A ey
I Z00
O <83
¥ S59
TN BE S ﬁ
M= 2
NORTH/SOUTH GARAGE SECTION EAST/WEST GARAGE SECTION >
SCALE: /4" = |I'-O" SCALE: |/4" = I'-O"

GARAGE SECTIONS




|

|

|

|

|

|

|

|

| EYEBROW
! ROOF W/IN
} OVERHANG
IN

|

|

LP LAP SIDING

NEW 32" X 60"

DEMO EXISTING NEN

GARAGE O

SERVICE DOOR

NEW DRIVENWAY

q0!1.4

/" LEVEL OF EXISTING

GARAGE SLAB

; NEW STEPS BETWEEN
{UPPER AND LONWER YARDS

GRADE AT BACK

OF GARAGE

|
|
|
LS STEP F1&S.  _ _ _  ________ 7

DEMO RETAINING WALL AS REQD.
ON WEST SIDE OF GARAGE,

REGRADE

22!

AVG. ELEVATION: 7

LEVEL OF
EXISTING
DRIVEWAY

PROPOSED GARAGE ELEVATION---EAST SIDE

SCALE: /4" = |I'-O"

5/4 X & TRIM BOARDS

IX6 FASCIA

EYEBROW
ROOF

55423

REMODETLING
www.SylvestreConstruction.com
Minneapolis, Minnesota
612—-861-0188
MN. LICENSE #1428

SYLVESTRE 22

D ESIGN

7708 Fifth Avenue South

REVISIONS

O7-25-16 VAR.

FILENAME
CADJOBS 2016
BERGE VARIANCE APP

/
IX4 TUDOR
BOARDS
OVER LP 6" X T
PANELS OVERHEAD
DOOR LPI LAP SIDING
NEW
GARAGE
GRADE

| |

| |

| |

| |

| |

| |

| |

r 4
—————————————————— ~
| b GRADEAT _______
|
_ eRADEAT | LOWER YARD
LOWER YARD 7

T |

PROPOSED GARAGE ELEVATION---FRONT(NORTH)

SCALE: /4" = I'-O"

PREPARED FOR:

BERGE RESIDENCE

PAUL AND JANE BERGE
IOl EAST SIST STREET
MINNEAPOLIS, MINNESOTA 55419

GARAGE ELEVATIONS




M
T N
I <
| [fo]
| 0
| s
| o
Lo O 8
EYEBROW R z €<
ROOF W/IN ———————— OOt Y - =
OVERHANG \ e e A - &~
A DO OO SEEOE OO OO OO OO - S= X
el oI R
— e - | 525
P-( w e g %
m o~ 8265
> T8
m N n N
LP LAP SIDING NEW > ~ £330
GARAGE DEMO EXISTING —] © A =
g GARAGE - 0
» =3
e n: |k
NEW DRIVEWAY 7 - <
f 5
—— i
....................................................................................................................... i 3
| /" LEVEL OF EXISTING R
| EVEL OF : GARAGE SLAB |
EXISTING |
DRIVENAY .
L y
GRADE AT BACK 2 %
I OF GARAGE Q >
| ) ©
| é h
| N
N l 'L
o AS REQD. L DEMO RETAINING WALL N
S |4 ON WEST SIDE OF GARAGE,
REGRADE
22" | g&
vpd
§§¥
T
|
PROPOSED GARAGE ELEVATION---WEST SIDE E°§
SCALE: /4" = |'-O"
IX4 TUDOR 5/4 X & TRIM BOARDS
BOARDS

OVER LP
o ANELS / IX6 FASCIA

S
ﬂ_
L T8}

)
< v
MY S
LP LAP SIDING L — O
‘El%. '8 m Z|_uz—l
GARAGE B &7! <Oz
< jlﬂf
& O~ "
GRADE AT E LL‘ me
R SRR O 45
v W QO
=2 =
i <O«
m % 4

GRADE AT REGRADE

Z
LOWER YARD —
4 z

—

DEMO EXISTING
RETAINING WALLS

S uhy
N

»

S EEE

GARAGE ELEVATIONS

PROPOSED GARAGE ELEVATION---BACK(50UTH)

SCALE: /4" = I'-O"


































	Staff report_101 51st St E_BZZ-7830
	combined files
	BZZ_Map_101 51st St E
	Berge Variance Complete- Binder1
	Berge Survey 2016
	BERGE VARIANCE APP-Binder1
	BERGE VARIANCE APP-Page  1
	BERGE VARIANCE APP-Page  2
	BERGE VARIANCE APP-Page  3
	BERGE VARIANCE APP-Page  4
	BERGE VARIANCE APP-Page  5

	Between House & Garage
	Garage- East
	Garage- North
	Garage- South
	Garage- West
	Pole next to Garage
	Rear of Lot
	Street View- House & Garage
	Utility Pole-Garage Spacing
	West Side of House



