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LAND USE APPLICATION SUMMARY 

Property Location: 6020 Emerson Ave S 

Project Name:  Second Story Addition 

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

Applicant: Zachary Teske 

Project Contact:  Jason Timmers, Custom Renovations and Builders, LLC 

Request:  To construct a second story addition on a single-family home. 

Required Applications: 

Variance  To reduce the established front yard setback from 33 feet to 29.9 feet, 
measured to the principal structure. 

SITE DATA 

Existing Zoning 
R1 Single-Family District 
SH Shoreland Overlay District 

Lot Area 6,350 square feet 

Ward(s) 13 
Neighborhood(s) Kenny 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features NA 

Small Area Plan(s) NA 

 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property, 6020 Emerson Avenue South, is 
a rectangular lot with an area of 6,350 square feet located in the R1 Single-Family District and SH 
Shoreland Overlay District. The property currently accommodates a one-story single-family home 
constructed in 1957. A detached garage is located at the rear of the property adjacent to the public 
alley. The topography of the property is flat. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The subject property is located in 
the Kenny neighborhood of southwest Minneapolis, approximately 450 feet from the eastern shore of 
Grass Lake.  Properties in the vicinity are very similar in size and contain homes nearly identical in 
architectural style and age to the home on the subject property.  
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Just south of the subject property, Dupont Avenue South intersects Emerson Avenue South at 
approximately a 45-degree angle. The block face containing the subject property curves westward to 
follow Dupont Ave S after the point of intersection. Correspondingly, lots to the north of the point of 
intersection face east and are addressed off of Emerson Ave S, while lots to the south of the point of 
intersection face southeast and are addressed off of Dupont Ave S. The adjacent lot to the south is 
located at the point of intersection of the two streets. This property has an Emerson Avenue address.  

PROJECT DESCRIPTION. The applicant proposes to remodel the first floor of the existing home 
and add a second story. The footprint of the home would not change, although an open porch would be 
added to the front of the home and a deck would be added to the rear. Approximately 45% of the 
existing structure would be modified so the project is categorized as a remodel rather than a new 
home.  

The required interior side yard for a single-family home at the subject property is six feet. According to 
Chapter 531.30(2)(a) of the zoning code, the addition of a second story on a single-family home located 
within the required interior side yard is allowed provided the existing structure is located at least 3 feet 
from the property line and the addition does not get closer to the property line than the existing 
structure.1 The existing home is located 5.8 feet from the northern property line and 4.1 feet from the 
southern property line. The second-story addition would follow the same vertical plane as the first 
story. Therefore, the addition complies with the interior side yard requirements. 

The existing home is located 29.9 feet from the front property line. The home on the adjacent lot to the 
south is situated further from the front property line than the home on the subject property. According 
to 546.160(b):  

The required front yard shall be increased where the established front yard of the closest principal 
building originally designed for residential purposes located on the same block face on either side of 
the property exceeds the front yard required by the zoning district. In such case, the required front 
yard shall be not less than such established front yard, provided that where there are principal 
buildings originally designed for residential purposes on both sides of the property, the required front 
yard shall be not less than that established by a line joining those parts of both buildings nearest to the 
front lot line, not including any obstructions allowed by Table 535-1 Permitted Obstructions in Required 
Yards. (M.C.O.§ 546.160(b)) 

Because the home on the adjacent lot to the south is located further from the front property line than 
the home on the subject property, the line connecting the façade of this home with the front façade of 
the home on the lot to the north of the subject property passes through the home on the subject 
property. Therefore, a portion of the existing structure is located within the established front yard 
setback. Constructing a second story directly above the first story would constitute the addition of 
building bulk in a required yard, so the applicant has applied for a variance to reduce the established 
front yard setback from 33 feet to 29.9 feet.  

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

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

A practical difficulty exists due to the unique setback requirements imposed on the subject property 
due to the location of the home on the adjacent lot to the south. Just to the south of the subject 
property, Dupont Avenue South intersects Emerson Avenue South at approximately a 45-degree 
angle. After the point of intersection, the block face containing the subject property curves 
westward to follow Dupont Ave S. The orientation of the home on the adjacent lot to the south, 
6024 Emerson Ave S, follows the curvature of the block and is situated further from the front lot 
line than the home on the subject property. Although the home on the southern lot is arguably 
oriented more towards Dupont Ave S than Emerson Ave S, the home has an Emerson Ave S 
address and has been historically regarded as located on Emerson Ave S.  

Consequently, the subject property is regarded as an interior lot and is subject to the front yard 
setback established by connecting the front facades of the adjacent homes. The location of the home 
on the adjacent lot to the south causes the established front yard setback line to pass through the 
existing home on the subject property. The orientation of the adjacent home and its impact on the 
front yard setback are practical difficulties unique to the property that were not 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. 

The proposed use of the property is a single-family home. Single-family homes are a permitted use in 
the R1 district and are the predominant use in the surrounding area. Required and established front 
yards are intended to preserve access to light and air and to prevent development that may be 
obtrusive to neighboring properties.   

Allowing a second story addition within the footprint of the existing home is a reasonable use of 
property that meets the stated intent of the ordinance. The southeast corner of the existing home 
projects 2.9 feet into the established front yard, tapering to approximately 0.7 feet at the northeast 
corner. The proposed second story would not encroach further into the setback than the current 
home.  

The users of the adjacent lot to the south would be most directly impacted by this variance. Staff 
finds that the separation distance between the two homes and the southeast orientation of the 
neighboring home substantially mitigate any adverse impacts that would be created by the 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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development. The portion of the home on the subject property located in the required front yard is 
located 15.5 feet from the home on the neighboring property. This distance is larger than the 
separation distance of 13 feet that would be required between new homes on similarly sized lots.2  

The home on the adjacent property to the south is oriented towards the southeast while the home 
on the subject property is oriented eastward. If the established front yard setback line were drawn 
as a continuation of the front façade of the home on the southern property rather than as a line 
connecting the facades of the two adjacent structures, the home on the subject property would be 
located entirely behind the front façade of the home on the southern property (see page 2 of 
attachments for illustration). Therefore, the impact of the second-story addition on this property 
would similar to and no more obtrusive than an addition that complied with setback requirements.  

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

The proposed variance will not alter the essential character of the area. The neighborhood contains 
predominantly single-story homes that were constructed in the same architectural style during the 
late 1950’s. Although the exiting development pattern is notable in its consistency, it is not 
ubiquitous. Several homes in the surrounding area have added a second story or have been 
otherwise modified over the decades. For example, both 6001 and 6009 Fremont Ave S, located on 
the block behind the subject property, constructed second story additions in 2013. The proposed 
second story addition would have an effect on the character of the area similar to these homes. The 
proposed addition meets the ordinance requirements in all respects besides the established front 
yard.  

The proposed addition will not generate additional traffic and will not be detrimental to the health, 
safety, and general welfare of the public.  

 

Additional Standards for Variances within the SH Shoreland Overlay District 

In addition, the Zoning Board of Adjustment shall consider, but not be limited to, the following factors 
when considering conditional use permit or variance requests within the SH Shoreland Overlay District: 

1. The prevention of soil erosion or other possible pollution of public waters, both during and after construction. 

The subject property is located approximately 450 feet from the eastern shoreline of Grass Lake. 
The area between the home and the lake is fully developed with low density single-family homes. It 
is unlikely that the addition of a second story and the partial remodel of the first story within the 
footprint of the existing home would contribute to soil erosion or the pollution of the protected 
body of water. Most notably, the project would not require any excavation besides deck footings 
because the existing foundation is being preserved. 

The topography and built environment of the surrounding area contributes towards the prevention 
of erosion and stormwater runoff. The area between the subject property and Grass Lake is flat, 
contains many mature trees, and contains modest homes on larger-than-average lots. The amount of 
impervious surfaces at the subject property is approximately 44%, well below the maximum of 60%. 
Most properties in the vicinity have a similar amount of hardcover. A large amount of green space 

                                                
2 The width of the subject property is approximately 50 feet, and the width of the adjacent property to the south is approximately 55 feet. Per 
Table 546-2, lots in the R1 district with a width of 50 feet have a required interior side yard of 6 feet, and lots with a width of 55 feet have a 
required interior side yard of 7 feet.    

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH551OVDI_ARTVISHSHOVDI_551.490COUSVA
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and a mature ecosystem ensure that the project will not have an adverse impact on the protected 
body of water. 

2. Limiting the visibility of structures and other development from protected waters. 

The subject property is located approximately 450 feet from the protected water. The area 
between the home and the lake is flat and contains many mature trees that effectively screen the 
structure from the body of water. 

3. The suitability of the protected water to safely accommodate the types, uses and numbers of watercraft that 
the development may generate. 

The proposed development will not generate any watercraft. 

  

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the application by Zachary Teske for the property located 
at 6020 Emerson Avenue South: 

A. Variance of the established front yard setback. 

Recommended motion: Approve the application to reduce the established front yard setback 
from 33 feet to 29.9, measured to the structure, subject to the following conditions: 

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

2. All site improvements shall be completed by December 3, 2017, unless extended by the 
Zoning Administrator, or the permit may be revoked for non-compliance. 

ATTACHMENTS 

1. Zoning map 
2. Land survey of existing and proposed conditions 
3. Maps and platting of property 
4. Written materials submitted by applicant 
5. Elevation views and floorplans 
6. Photos of existing conditions 
7. Letter to neighborhood group and Ward 13 office. 
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