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LAND USE APPLICATION SUMMARY              

Property Location: 2321 Humboldt Avenue South 
Project Name:  2321 Humboldt Avenue South Additions 
Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 

Applicant:  Kent Kramer 

Project Contact:   Kent Kramer 

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

Variance  To reduce the minimum interior side yard requirement adjacent to the north 
lot line to allow a second story addition from 5 feet to 4 feet. 

Variance To increase the maximum floor area ratio (FAR) from 0.5 to 0.7. 

Variance To increase the maximum lot coverage from 45 percent to 58.4 percent. 

Variance Of the development standards for accessory dwelling units (ADU) to allow an 
internal ADU to be located on more than one level. 

 

SITE DATA 
 
Existing Zoning R1 Single-Family District 
Lot Area 5,160 square feet 
Ward(s) 7 
Neighborhood(s) East Isles Residents 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 

BOA Agenda Item #1 
August 25, 2016 

BZZ-7807 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The existing legal use is a single-family dwelling.  The 
1.5 story dwelling was first permitted for construction in 1910 with a footprint of 28 feet by 40 feet.  
The dwelling was permitted to expand in 1918 with a 32 foot by 18 foot rear addition.  Height, size and 
side yard variances were granted in 1983 for the existing detached garage.  The current owner 
purchased the property in 2015.  There are three kitchens in the dwelling, but there is no permit history 
indicating that they were legally established. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding properties are 
predominantly low-density dwellings.  The adjacent property to the north is a 4-unit dwelling and the 
adjacent property to the south is a single-family dwelling.  

PROJECT DESCRIPTION. The applicant is proposing to remodel the existing single-family dwelling 
located at the property of 2321 Humboldt Avenue South.  The project would result in one principal 
dwelling with an internal ADU.  The third unlawfully established unit would be removed.  

The variance applications were continued from the August 11, 2016, Zoning Board of Adjustment 
meeting.  The applications were continued because upon further review of the existing dwelling, a 
determination was made that the existing upper level is not a half-story per the definition in the zoning 
code.  Therefore the upper story is a second story, which is included in the existing gross floor area 
(GFA).  This results in an existing floor area ratio (FAR) of 0.59.  For a single-family dwelling existing on 
the date of January 1, 2008, that already exceeds the maximum FAR, a one-time increase to the GFA of 
no more than 500 square feet is allowed administratively on top of the existing GFA.  In the previous 
plans, the proposed increase to the GFA is less than 500 square feet. Therefore, the applicant proposed 
to modify their plans to take advantage of the administrative increase and eliminate the need for the 
FAR variance.  

The revised plans that were submitted on August 15th propose to remove the entire second story and 
replace it with a full second story as well as the following: 

For the principal dwelling: 
• Enclose an existing rear exterior staircase that provides access to the basement. 
• Construct an open front porch. 

For the ADU: 
• Create a two-level ADU in the rear of the dwelling.  
• Create a new rear entrance with stairs and landing. 

The minimum interior side yard requirement for this site is 5 feet.  The north side of the upper level 
addition would be 4 to 5 feet from the side lot line aligned with the side setback of the first floor.   The 
extension of the dwelling along the existing setback is not considered as increasing its nonconformity in 
the zoning code, provided the portion of the structure within the required side yard comprises at least 
60 percent of the length of the entire structure.  The part of the existing structure set back 4 feet from 
the side lot line comprises only 56.5 percent of the length of the entire structure.  Therefore a variance 
is required to reduce the interior side yard requirement.   

The maximum FAR allowed for a single-family dwelling is 0.5.  The existing FAR, including the upper 
level, is 0.59.  As of the writing of this report, the proposed net floor area increase is approximately 560 
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square feet and therefore the need for the FAR variance has not been eliminated.  The proposed FAR is 
0.7.  A variance is required to increase the maximum FAR.  The applicant has indicated that they intend 
to revise the plans again to eliminate the need for the variance. 

In the R1 district, the maximum lot coverage is 45 percent.  The existing lot coverage is 56.7 percent.  
With the proposed alterations, the lot coverage net increase would be 90 square feet for total lot 
coverage of 58.4 percent.  A variance is required to increase the maximum lot coverage. 

The ADU development standards require the entire internal ADU to be located on one level.  The 
applicant is proposing to locate the internal ADU on two levels (the first and second floors).  A variance 
of the development standards is required.  The revised plans have also resulted in the ADU exceeding 
800 square feet of floor area, which is the maximum allowed for an internal ADU.  The applicant has 
indicated that the plans will be revised to comply with the maximum allowed size.  The revised plans 
were not completed as of the writing of this report.  Therefore CPED staff is including a condition to 
comply with the size requirement in the recommendation for the 2-level ADU variance.  Upon approval 
of the variance, the administrative ADU application process will need to be completed and any 
necessary building permits must be obtained before the ADU can be established.   

PUBLIC COMMENTS. Comments received from the neighborhood group, East Isles Residents 
Association, are attached to this report.  Any additional correspondence received prior to the public 
meeting will be forwarded on to the Board of Adjustment for consideration.  

ANALYSIS 

VARIANCE: YARD 
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 north lot line to allow 
second story additions from 5 feet to 4 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. 

The applicant is proposing to remove the entire second story and replace it with a full second story. 
The addition would extend into the required interior side yard and would be set back 4 to 5 feet 
from the side lot line to align with the setback of the first story.   

Practical difficulties exist in complying with the ordinance due to circumstances unique to the 
property.  In the zoning code, a single-family dwelling nonconforming as to side and rear yards only 
has all the rights of a conforming structure, provided the structure is located not closer than 3 feet 
from the side lot line, and provided further that the structure is not enlarged, altered or relocated in 
such a way as to increase its nonconformity.  The extension of a single-family dwelling along the 
existing setback or the addition of a second story or half-story is not considered as increasing its 
nonconformity, provided the portion of the structure within the required side yard comprises at 
least 60 percent of the length of the entire structure, and provided further that the structure is not 
enlarged, altered or relocated within the required front yard and all other requirements of this 
zoning ordinance are met.   Over the length of the entire structure, the north wall is set back 5.1 to 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html%23MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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4 feet from the side lot line.  The part of the dwelling nonconforming to the interior side yard 
requirement comprises over 60 percent of the entire length of the structure.  However, the 
nonconforming setback undulates and varies from 4.4 feet to 4 feet.  The addition would be a 
continuation of an existing wall that comprises only 56.5 percent of the length of the entire 
structure.   

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 and air, and separation of uses.  The adjacent dwelling to the north is located 
7.5 feet from the shared lot line.  The proposed second floor addition would be 50 feet long, of 
which 39 feet would be less than 5 feet from the north side lot line.  The existing second story is 
similar to a half-story, but does not technically meet the half-story definition.  Because the addition 
would be a full second story and 50 feet long,, the addition is expected to reduce the adjacent 
properties access to light and air.  Because of the large size of the second story addition, the request 
is not reasonable or 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 adjacent dwelling to the north is located 7.5 feet from the shared lot line.  The proposed 
second floor addition would be 50 feet long, of which 39 feet would be less than 5 feet from the 
north side lot line.  The existing second story is similar to a half-story, but does not technically meet 
the half-story definition.  Because the addition would be a full second story and 50 feet long,, the 
addition is expected to reduce the adjacent properties access to light and air. The design of the 
addition would be mostly compatible with the existing structure.  The roof profile would be 
simplified.  Currently, the primary exterior materials are stucco and two different exposures of lap 
siding.  The applicant would also simplify the materials with stucco on the walls of the first level and 
shingles on the walls of most of the upper level.  The east and south walls at the back of the addition 
would also be stucco.  Although the roof profile and exterior materials would be improved, the 
proposed addition would be adding more building bulk on a site that exceeds the maximum FAR and 
lot coverage regulations allowed in the immediate area. Most of the surrounding properties do not 
exceed these requirements.  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: FAR 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to increase the maximum floor area ratio from 0.5 to 0.7, 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. 

Practical difficulties do not exist in complying with the maximum FAR requirements due to 
circumstances unique to the property.  The existing FAR is 0.59.  For a single-family dwelling existing 
on the date of January 1, 2008, that already exceeds the maximum FAR, a one-time increase to the 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html%23MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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GFA of no more than 500 square feet is allowed administratively on top of the existing GFA.  The 
net increase in floor area would be approximately 560 square feet with the proposed removals and 
addition.  The resulting FAR is 0.7.  The need to further increase the FAR is a circumstance 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, 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.  

The applicant is proposing two additions to the existing dwelling.  In total, the additions would add 
approximately 560 square feet of net floor area.  The resulting FAR would be 0.7. The existing 
structure has a large footprint and little open area on the site.  Open space is characteristic of low 
density residential areas, including the surrounding area.  The existing building bulk has resulted in a 
shortage of open space on the site.  Adding more bulk would further adversely impact the feeling of 
open space.  For these reasons, the request is not reasonable or 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 likely affect the character of the area and could be injurious to 
the use or enjoyment of other property in the vicinity.  The design of the addition would be mostly 
compatible with the existing structure.  The roof profile would be simplified.  Currently, the primary 
exterior materials are stucco and two different exposures of lap siding.  The applicant is proposing 
to also simplify the materials with stucco on the walls of the first level and shingles on the walls of 
most of the upper level.  As the applicant has indicated, 2-story dwellings are characteristic of the 
surrounding area.  However, the existing structure has a large footprint and little open area on the 
site.  Open space is characteristic of low density residential areas, including the surrounding area.  
The existing building bulk has resulted in a shortage of open space on the site.  Adding more bulk 
would further adversely impact the feeling of open space.  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. 

VARIANCE: LOT COVERAGE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to increase the maximum amount of allowed lot coverage from 45 percent to 58.4 
percent 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. 

In the R1 district, the maximum lot coverage is 45 percent.  The existing lot coverage is 56.7 
percent.  With the proposed alterations, the lot coverage net increase would be 90 square feet for 
total lot coverage of 58.4 percent.  The structures that would count towards an increase in lot 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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coverage are a rear ADU landing and steps and a new open 6 foot deep by 22.5 foot wide (135 
square feet) front porch addition.  Although the existing lot coverage is over the maximum allowed, 
most of alterations at ground level could be allowed without the variance.  For example, a smaller 
front porch could be proposed.  Therefore, practical difficulties do not exist in complying with the 
ordinance.   

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 maximum lot coverage requirements are established to preserve open space in residential and 
office residential districts.  The variance is primarily being requested to allow the proposed front 
porch. The applicant has provided photos showing that open front porches are characteristic of the 
surrounding area.  However, open space is also characteristic of low density residential areas, 
including the surrounding area.  Most surrounding properties do not exceed the maximum lot 
coverage.  The existing building bulk has resulted in a shortage of open space on the site.  Adding 
more structures, even an open front porch, would adversely impact the feeling of open space.  For 
these reasons, the request is not reasonable or 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 affect the character of the area and would be injurious to the use 
or enjoyment of other property in the vicinity. The variance is primarily being requested to allow 
the proposed front porch. The applicant has provided photos showing that open front porches are 
characteristic of the surrounding area.  However, open space is also characteristic of low density 
residential areas, including the surrounding area.  Most surrounding properties do not exceed the 
maximum lot coverage.  The existing building bulk has resulted in a shortage of open space on the 
site.  Adding more structures, even an open front porch, impacts the feeling of open space.  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. 

VARIANCE:  ADU DEVELOPMENT STANDARD 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance of the development standards for accessory dwelling units to allow an internal ADU to be 
located on more than one level 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. 

Practical difficulties exist in complying with the ordinance due to circumstances unique to the 
property.  The applicant is proposing to legalize a 2-level unit that was unlawfully established in the 
rear of the principal structure by converting it to an ADU.  The first level is connected to the 
second level by a spiral staircase in an open lofted area.   

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. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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In general, standards governing accessory uses and structures are established to provide for the 
orderly development and use of land and to minimize conflicts among land uses by governing the 
type, size, location and operational characteristics of accessory uses and structures. The intent of 
limiting the number of levels that an internal ADU can occupy is to preserve the character of single- 
and two-family dwellings.  The applicant is proposing to legalize a 2-level unit that was unlawfully 
established in the rear of the existing principal structure.  The ADU would remain subordinate to 
the principal dwelling and would comply with all other applicable requirements for an internal ADU 
with the adoption of the staff recommendation to keep the floor area within 800 square feet. As 
proposed, the 2-levels of the ADU would not be discernable from the exterior.   The request is 
reasonable and in keeping with 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 applicant is proposing to legalize a 2-level unit that 
was unlawfully established in the rear of the existing principal structure.  Although the second floor 
addition would also include the ADU, the ADU is located above the part of the dwelling that is set 
back 5 feet from the north interior side lot line.  Therefore, the ADU would remain subordinate to 
the principal dwelling and would comply with all other applicable requirements for an internal ADU 
with the adoption of the staff recommendation to keep the floor area within 800 square feet. As 
proposed, the 2-levels of the ADU would not be discernable from the exterior.   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 conversion complies with current building codes.   

RECOMMENDATIONS 
 
The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the applications by Kent Kramer for the property located at 
2321 Humboldt Avenue South: 

A. Variance to reduce the minimum interior side yard requirement. 

Recommended motion: Deny the variance to reduce the minimum interior side yard requirement 
adjacent to the north lot line to allow second story additions from 5 feet to 4 feet to allow additions to 
a single-family dwelling. 

B. Variance to increase the maximum floor area ratio. 

Recommended motion: Deny the variance increase the maximum floor area ratio from 0.5 to 0.61 to 
allow additions to a single-family dwelling. 

C. Variance to increase the maximum lot coverage. 

Recommended motion: Deny the variance to increase the maximum lot coverage from 45 percent to 
58.4 percent. 

D. Variance of the accessory dwelling unit standards. 

Recommended motion: Approve the application for a variance of the development standards for 
accessory dwelling units to allow an internal ADU to be located on more than one level, subject to the 
following conditions: 

1. The floor area of the ADU shall not exceed 800 square feet. 
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2. All site improvements shall be completed by August 11, 2018, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

 
ATTACHMENTS 

1. Zoning map 
2. Written description and findings submitted by applicant 
3. Site survey  
4. Existing floor plans 
5. Proposed floor plans/site plan 
6. Building elevations  
7. Photos 
8. Public comments 
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BZZ-7807 
Memorandum Addressing Variance Findings 

DATE: August 15, 2016 

TO:  Janelle Widmeier, Senior City Planner, City of Minneapolis 

FROM:  Thomas Leighton, Tangible Consulting Services, on behalf of applicant Kent Kramer 

RE: BZZ-7807 – Application for variances in support of renovations to 2321 Humboldt 
Avenue South 

Kent Kramer has submitted a set of variances that are required for the renovation of his home at 2321 
Humboldt Avenue South.  Mr. Kramer has hired Tangible Consulting Services to support him with the 
variance applications and Board of Adjustment presentation.  This memorandum is to address the 
findings that must be made per Minnesota Statute in order to approve the variances for the project at 
2321 Humboldt Avenue South. 

The findings are addressed individually below.  But in general it’s fair to say that: 

1. The variances that are required are extremely modest, increasing the nonconformity of the 
property by a very small amount or percentage. 

2. There are certainly preexisting unique features of the property that make it difficult for any 
property owner to undertake a serious renovation without increasing the nonconformity to 
some degree—and that makes it unlikely that a future property owner would tackle a full 
renovation in the future without some of the flexibility that modest variances allow. 

3. The proposed changes are anything but injurious to the surrounding community, and are far 
from altering the essential character of the area; on the contrary.  In fact, they significantly 
improve the compatibility and contribution of the property to the surrounding neighborhood, 
and for that reason are widely supported by neighbors and the neighborhood organization. 

In a more general sense, the extensive renovation in this home furthers important city goals, some of 
which are stated in The Minneapolis Plan for Sustainable Growth as: 

Policy 3.7.1 Promote and incentivize investment in housing maintenance and renovation. 

Policy 10.7.1 Rehabilitation of older and historic housing stock should be encouraged over 
demolition. 

Policy 10.7.4 Renovation of housing should reflect the setbacks, orientation, pattern, materials, 
height and scale of surrounding dwellings. 
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Mr Kramer’s goals are consistent with these City priorities.  He intends to: 

a) do a major renovation of his home, which gives new life to a structure that has been highly 
muddled over time, and 

b) take care in the modifications so that all of the changes to the home improve its compatibility 
with and contribution to the surrounding neighborhood. 

Because these goals further City policies and goals, the project should be enthusiastically supported, if 
the proposed variances can be found to be reasonable and to meet the legal findings.  The rest of this 
memorandum addresses the specific findings for the three variances that are requested. 

Variance to reduce the minimum interior side yard requirement adjacent to the north lot line from 5 
feet to 4 feet to allow a second story addition  

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. 

Part of the house in its existing condition is situated one foot, or 20%, closer to the side lot line 
than the 5 foot that is required by the zoning code.  This condition was not created by the 
current property owner. 

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 maximum height in the R1 zoning district is 2-1/2 stories.  It is reasonable to allow the 
applicant to increase the height from a 1-1/2 story building, to a full 2 story building—even 
though it maintains a small, one-foot nonconformity of the required side yard.  This is consistent 
with the purpose and intent of the ordinance, and the goals of the comprehensive plan, given 
that two story homes are by far the norm on the block.  All but two of the homes on the block 
are two-story homes.  Note that Policy 10.7.4 of the City’s comprehensive plan encourages 
changes that “reflect the setbacks, orientation, pattern, materials, height and scale of 
surrounding dwellings.”  The two story addition is consistent with this policy. 

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 one-foot encroachment into the required side yard has no injurious impact on other 
property in the vicinity of the house.  In fact, the 2-story addition advances the welfare of the 
general public and those utilizing the property and nearby properties.  It modifies the home in 
such a way that it becomes a contributor to the established neighborhood character.  
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Variance to increase the maximum lot coverage 

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. 

Past actions have resulted in buildings that, in their present conditions, have a large footprint on 
the property, which leaves no flexibility for minor functionality and aesthetic modifications.  
That condition was established by previous property owners. 

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 applicant is proposing to increase the lot coverage only modestly—from 56.7% of the lot to 
58.4% of the lot. This is a) to allow the additional of a stoop and stairs at the rear of the property 
(a purely functional modification), and b) to replace the front stairs and landing with a 6’ deep, 
craftsman-style front porch. 

In recognition of the value of front porches, open porches into the required front yard are 
allowed in Minneapolis, per Section 535.280 of the Minneapolis Zoning Code, if they meet the 
following standards (which are met by the proposed porch): 

Open porches, projecting not more than eight (8) feet from the building. The porch shall 
be covered and may extend the width of the dwelling, provided it shall be no closer than 
three (3) feet from an interior side lot line and no closer than six (6) feet from a dwelling 
on an adjacent property. 

The proposed porch meets those standards. 

Furthermore, per Section 531.60 of the Minneapolis Zoning Code, open porches additions are 
even permitted to nonconforming structures without a variance, as long as they do not exceed 
100 square feet: 

531.60. - Exceptions to enlargement limitations. 

(a) In general. The addition … of a … open porch … to any nonconforming residential use 
or structure … shall be allowed and exempted from the provisions of section 531.50 
[expansion or alteration of nonconforming uses and structures], provided the following 
conditions are met: 

(1)  The addition … of a … open porch shall not exceed one hundred (100) square 
feet… 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH531NOUSST_531.50EXALNOUSST
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(2)  The addition … shall comply with the yard, height and all other applicable 
requirements of the district in which the property is located, unless a variance is 
granted. 

The proposed porch exceeds that area by 35 square feet.  That 35 square feet provides 
additional consistency with the character of houses in the neighborhood.  Roughly half the 
homes on the block have front porches, and the majority of those are open porches.  The width 
of all but one of the open porches on the block are between 90% and 100% of the width of the 
house.  The proposed open porch at 2321 Humboldt would be 81% of the width of the house.  If 
it were held to 100 square feet, it would be only 60% of the width of the house—a condition 
that would be out of scale, and less  

Note that the effort to offer an architectural form in keeping with the character of the 
neighborhood is consistent with City policy.  Policy 10.7.4 of the City’s comprehensive plan 
encourages changes that “reflect the setbacks, orientation, pattern, materials, height and scale 
of surrounding dwellings.” 

The other way the proposed front porch and rear stoop are in keeping with the intent of the 
ordinance is that their additional lot coverage is offset with the removal of concrete sidewalk 
and rear patio on the property.  The result of this is an actual reduction in the impervious 
surface coverage of the lot.  So the property’s nonconformity is reduced with respect to the 
pervious surface requirements of the Minneapolis Zoning Code. Those actions are being taken in 
recognition of the spirit and purpose of the 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 open porch addition at the front of the property is far from injurious or out of keeping with 
the character of other properties in the vicinity.  It offers an architectural feature that makes the 
home more consistent with the area.  Neighbors have recognized that in supporting the 
applicant.  The addition of the rear stoop is not visible from the public street. 
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Variance of the development standards for ADUs  

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. 

This is an existing house with two staircases connecting the first and second floors.  The way it is 
constructed it is not conducive to a modern accessory dwelling unit being situated entirely on 
one floor. 

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 property owner wants to establish a legal accessory dwelling unit, which conforms to the 
size limits, and ownership requirements of the ADU ordinance, but is compatible with the 
architectural constraints of the existing house. 

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 renovation of the house with an ADU at the rear of the house has no visual impact from the 
front of the house, and no more impact in its use than an ADU situated over a garage at the rear 
of a house. 
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July 31, 2016

Janelle Widmeier
Senior Planner - City of Minneapolis
250 S 4th Street Room 300
Minneapolis, MN 55415

Dear Ms. Widmeier:

The East Isles Residents Association reviewed the following variances as requested by 
Kent Kramer for the property at 2321 Humboldt Avenue South during the Zoning & Land 
Use Committee meeting of April 19, 2016, and during the Board of Directors meeting of 
May 10, 2016:

• Variance to increase the maximum floor area ratio.
• Variance of the development standards for ADUs to allow an ADU to be located on 

more than one level.

We believe that all required findings have been met and recommend that these 
variances be granted. 

However, the East Isles Residents Association did not review the other two variance 
requests as listed in the public hearing notice, and thus we do not have any 
recommendation regarding those variances. 

Sincerely,

Andrew Degerstrom
President, East Isles Residents Association

East Isles Residents Association
2751 Hennepin Ave S #294
Minneapolis, MN 55408
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