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LAND USE APPLICATION SUMMARY 

Property Location: 1202 Como Avenue SE 

Project Name:  1202 Como Avenue SE Townhouse Addition 

Prepared By: Chris Vrchota, Senior City Planner, (612) 673-5467 

Applicant: Chad Kraft 

Project Contact:  William Wells, Architect 

Request:  To add two new three-bedroom townhouse units to the structure.  

Required Applications:  

Variance  To reduce the established front yard setback for the principal structure from 
27.67 feet to 23.07 feet. 

Variance To reduce the corner side yard setback for an off-street parking space from 8 
feet to 6.5 feet. 

SITE DATA 

Existing Zoning 
R4 Multiple Family District 
UA University Area Overlay District 

Lot Area 7,541 square feet / .1731 acres (per survey) 

Ward(s) 2 
Neighborhood(s) Southeast Como Improvement Association 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features N/A 

Small Area Plan(s) The Como Blueprint: A Small Area Plan for the Como Neighborhood of 
Minneapolis 

 

  

CPED STAFF REPORT 
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September 15, 2016 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE.  The site is a corner lot at the southeast corner of the 
intersection of 12th Avenue SE and Como Avenue SE.  It is rectangular, measuring 125.70’x60’.  There is 
an existing structure on the site containing three dwelling units.  One unit is in the portion of the 
structure that originally existed on the site, previously used as a single-family dwelling.  The two other 
units are attached townhomes that were added onto the original structure in 2015. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD.  The property is on a block that is 
mainly comprised of small scale residential structures, ranging from one to three dwelling units.  The 
surrounding neighborhood is a mixture of single-family and multi-family structures as well as townhomes 
and apartment buildings.  

PROJECT DESCRIPTION.  The Applicant is proposing to demolish the original portion of the 
structure and construct two new three-bedroom townhome units on the north side of the structure.  
The Applicant is proposing to construct an enhanced bicycle shelter at the rear of the structure and add 
an additional parking space on the west side of the existing parking area to satisfy the parking 
requirement of 7 spaces.  

RELATED APPROVALS.  In addition to the requested variances, the proposed project would 
require an application for administrative site plan review for the new dwelling units and a wrecking 
permit for the original structure. 

PUBLIC COMMENTS.  As of the writing of this report, no public comments had been received on 
the application. Any additional correspondence received prior to the public meeting will be forwarded 
on to the Zoning Board of Adjustment for consideration.  

ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the front yard setback along Como Avenue SE to allow for a building addition 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 requesting a variance to reduce the front yard setback along Como Avenue SE 
from 27.67 feet to 23.07 feet.  

The 27.67 foot established front yard setback is nearly double the district minimum setback of 15 
feet. This large setback combined with the corner side yard setback and the existing rear addition to 
the building, which is to remain, limits the area of the site available for new construction. This is a 
unique circumstance to the property, though it was created in part by the property owner’s 
decision to locate the new building at 1208 Como Avenue SE farther back on the lot than required 
by code. The proposed new construction would largely be on the footprint of the existing structure 
and would decrease the amount that the structure encroaches into the required front yard.    

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 proposed use of the site as a four-unit dwelling is a reasonable use for the site.  The building at 
1208 Como Avenue SE, immediately to the east, is located slightly farther back from the front lot 
line than other properties on the block. Locating the new structure at 1202 Como Avenue SE closer 
to the front lot line would be more in character with the area and would be in keeping with the 
spirit and 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. 

Most structures on the block sit closer to the front lot line than the new building at 1208 Como 
Avenue SE, which creates the required setback for the subject site.  The proposed setback is still 
greater than the district minimum setback of 15 feet and would be more in character with other 
properties in the area. The proposed placement would not alter the essential character of the 
locality, nor would it impact on use or enjoyment of other property in the vicinity.  The proposed 
structure would not have an impact on the health, safety or welfare of the general public or those 
utilizing nearby properties.   

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the corner side yard setback along 12th Avenue SE to allow for a parking space 
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 add parking to the existing parking area at the rear of the lot, with one 
of the new spaces proposed to be 6’-6” from the west corner side lot line.  As proposed, the 
building on the site would have a total of 14 bedrooms- three each in the two new units, plus four in 
each of the two existing units that would remain.  (The upper levels of the proposed new units are 
not being identified as bedrooms by the Applicant, but have been determined by the Zoning 
Administrator to meet the definition of a bedroom, per section 551.1310 of the Zoning Code.)  The 
UA Overlay District requires .5 parking spaces per bedroom, creating a total parking requirement of 
seven spaces. The Applicant is proposing to satisfy one space with an enhanced bike shelter, as 
allowed by section 551.1330(b). The remaining 6 spaces are proposed to be located at the south 
end of the site adjacent to the alley.  

The area of the site available for parking is limited by the placement of the existing portion of the 
building and setback constraints.  There is no room to add additional parking spaces on the site 
without triggering the need for at least one variance, which is a unique circumstance to the 
property. There is already a high demand for on-street parking in the area, making on-site parking an 
important requirement to meet.  

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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This is a reasonable request for the use of the property.  The intent of the setback requirement is to 
provide separation between development and adjacent properties and the public realm.  Locating 
one parking space 6’-6” from the property line would be a reasonable proposal meeting the spirit 
and intent of the ordinance if the space was well landscaped and screened from view from the right-
of-way.   
 

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 parking location would not alter the essential character of the area- the property 
immediately adjacent to the south is a large apartment complex that appears to be built closer to 
the west lot line than the proposed parking space. If properly screened, the proposed location for 
this parking space would not be injurious to the use or enjoyment of the property or other 
properties in the vicinity.  Locating a parking space in this location would not have an impact on 
public health, safety or welfare.  

 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the applications by Chad Kraft for the property located at 
1202 Como Avenue SE: 

A. Variance to decrease the front yard setback along Como Avenue SE to allow for a 
building addition. 

Recommended motion: Approve the application for a variance to reduce the front yard 
setback from 27.67 feet to 23.07 feet, subject to the following conditions:   

1. The applicant shall obtain all other required approvals and permits. 
2. CPED staff review and approve the final site plan, building plans, and elevations.   
3. All site improvements shall be completed by September 15, 2018, unless extended by the 

Zoning Administrator. 

B. Variance to reduce the corner side yard setback for an off-street parking space. 

Recommended motion: Approve the variance application to reduce the corner side yard 
setback from 8’ to 6.5’ for a parking space, subject to the following conditions:  

1. In addition to the required landscaping and screening on the west side of the parking 
area, screening meeting the requirements of section 530.170 shall be provided on the 
north side of the parking area between the west edge of the parking area and the 
building wall.  

ATTACHMENTS 

1. Zoning map 
2. Written description, photos and findings submitted by applicant 
3. Survey 
4. Site plan 
5. Plans 
6. Building elevations 
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July 27, 2016 
 
  
To: Chris Vrchota, AICP 
 and Members of the Zoning Board of Adjustments 
 250 South Fourth Street – Room 300                                        Land Use Application   
 Minneapolis, MN 55415 
 
CC:  Council Member Cam Gordon        
 350 South 5th St. Room 307 
 Minneapolis, MN 55415 
       
Re: 1202 Como Ave SE Minneapolis, MN   
 
Dear Council Member Gordon, Zoning Staff, and Zoning Board of Adjustments.  
 
Wells and Company Architects is pleased to provide the attached Land Use Application and 
Architectural Plans for two new townhomes at 1202 Como Ave SE in Minneapolis. The Architect 
met with the Neighborhood Group on July 19th to review the attached plans and site photos.  
 
EXISTING CONDITIONS ON SITE 
3 Townhomes on site and 5 surface parking space with enhanced bike shelter.  
1202 Como Ave SE – Existing single family house on site (shown in the picture below) 
1204 Como Ave SE – Existing Townhouse Built in 2015 
1206 Como Ave SE – Existing Townhouse Built in 2015 
12 Bedrooms total on site.  
 

 
 

Photo by William Wells 
Architect showing the 
existing conditions at 
1202 Como Ave SE. 
July 2016 
 
The existing single 
family house at 1202 
Como Ave SE is out of 
scale, too close to the 
street and lacks proper 
landscaping. It needs 
to be demolished.  
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PROPOSED CHANGES 
Demo the existing single family house at 1202 Como Ave SE. Build two new townhomes.  
4 Townhomes on site total. Add a new 6th surface parking space with enhanced bike shelter.  
1200 Como Ave SE – NEW Townhouse  
1202 Como Ave SE – NEW Townhouse  
1204 Como Ave SE – Existing Townhouse Built in 2015 
1206 Como Ave SE – Existing Townhouse Built in 2015 
12 Bedrooms total on site.  (14 Bedrooms are legally allowed).  
Variance #1 – Front yard setback variance  
Variance #2 – Side yard setback variance (for additional 6th parking space).  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

VARIANCE#2  
Add a 6th surface parking space, requested 
by the neighbors, reduces the side yard 
setback from 12’-0” to 6’-6” 

VARIANCE #1 
The existing house 

on site is 18’-6” 
from the front 

property line, the 
new townhomes 

increase the 
setback to 23’-0” 

The required 
setback is 27’-8” 

 

PROPOSED SITE PLAN  

New

New

Existing Existing

Existing

Existing

Existing New

New Townhomes 
match the existing 
adjacent 
townhomes in 
style, color, size 
and material.  

 

PROPOSED FRONT ELEVATION 
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COMMENTS RECEIVED FROM NEIGHBORS DURING THE NEIGHBORHOOD MEETING 
During the neighborhood meeting the Architect recorded the following comments: 

 The site should maximize off-street parking.  
 Guests parking should not be on the public street.  
 There is a lack of off-street parking available due to the existing apartment buildings.  
 Building materials should match the existing townhomes on site.  
 Building colors should match the existing townhomes on site.  
 If a full basement is proposed then the plans should identify the basement.  
 Remove the proposed new Ash trees. Change to Oak tree.  
 Add a rain garden in the front yard.  
 Add more landscaping to screen the parking.  
 Add another parking space. The neighbors will support a variance for more parking. 

 
The Architect updated the plans to reflect the neighbor’s comments and requests two variances 
from the Zoning Board of Adjustments.  
 
VARIANCE REQUEST #1 – FRONT YARD SETBACK 
 
Practical difficulties exist in complying with the ordinance because of circumstances unique to 
the property. The Site is Zoned R-4 Residential. Front yard setbacks in the R-4 district are 15’-0” 
per Table 546-12 and subject to Section 546.160(b). Per the Minneapolis Zoning Code “The 
front yard is increased where the established front yard of the closest principal building originally 
designed for residential purposes located on the same block face either side of the property 
exceeds the front yard required in the zoning district. In such case, the required front yard shall 
not be less than such established front yard.”  The closest existing structure has a front yard 
setback of 27’-8”and when this setback is combined with the increase side yard setback of a 
reverse corner lot, the setbacks reduce the buildable area of the lot to approximately half the lot 
area. While the zoning code allows for 6 units on the site, strict compliance with the setback 
requirements would only allow 3 units on the site, which is what currently exists. The front yard 
setback on the existing house is 18’-6”. The Applicant is proposing to demolish the existing 
house and increase the setback to 23’-0” which is a significant improvement over what is 
currently on site and allows for more landscaping to improve the public real.  
 
 
 
VARIANCE REQUEST #2 –SIDE YARD SETBACK ON A REVERSE CORNER LOT 
Practical difficulties exist in complying with the ordinance because of circumstances unique to 
the property not created by the Applicant. The Site is Zoned R-4 Residential. The side yard 
setback on a reverse corner lot is 8+2X (where X is the number of stories above the first floor). 
The applicant is proposing 12 bedrooms on site and complying with the UA Overlay requiring ½ 
parking space per unit by providing 5 surface parking spaces and an enhanced bike shelter. 
The Architect met with neighbors on July 19, 2016 and neighbors urged the Architect to request 
a variance for a 6th surface parking space to be used by guests visiting the development. 
Neighbors believe public street parking is difficult to find, due to the dense multi-family housing 
development in the area and it would greatly benefit the neighborhood to have more on-site 
parking. The Applicant is proposing the side yard setback at the rear of the property be reduced 
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to 6’-6” and additional landscaping be added in this area to screen the parking. The primary 
residential structure will still meet the required sideyard setback requirement of 12’-0”.  
 
The purpose of the 6th parking space is to provide on an off-street overnight guest parking spot. 
This was requested by the neighbors.  
 
If the Zoning Board of Adjustments approves the variances, it will not alter the essential 
character of the locality of be injurious to the use or enjoyments of other properties in the 
vicinity. If granted, the proposal will not be detrimental to the health, safety, or welfare of the 
general public or those utilizing the property or nearby properties. The variances requested are 
consistent with the intent of the R-4 Residential Districts and will be used in a reasonable 
manner, and will be in keeping with the spirit and intent of the ordinance and the comprehensive 
plan. The unique circumstances were not created by persons presently having an interest in the 
property and the variances requested are not based on economic considerations.  
 
We have informed the neighbors the Zoning Board of Adjustments will review the plans on 
Thursday, August 25th at 4:30pm at City Hall. 
 
Please see the attached most current plans.  
 
Thank you,  

 
 
William Wells, Project Architect.  
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Photo of existing house at 1202 Como Ave SE. Front Yard.  
 
 

 
 
Photo of existing house at 1202 Como Ave SE. Front Yard  
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Photo of existing house at 1202 Como Ave SE. Side Yard  
 

 
 
Photo of existing house at 1202 Como Ave SE. Rear Yard  
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Photo of existing house at 1202 Como Ave SE. Interior Side Yard  
 

 
 
Photo of existing apartment building directly behind our site. (PPL Public Housing Project)  
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