
  

Date Application Deemed Complete April 8, 2016 Date Extension Letter Sent N/A 

End of 60-Day Decision Period June 7, 2016 End of 120-Day Decision Period N/A 

 

  

 

 

LAND USE APPLICATION SUMMARY 

Property Location: 3621 Bryant Avenue S 

Project Name:  3621 Bryant Avenue S 4-Plex 

Prepared By: Kimberly Holien, Principal Planner, (612) 673-2402 

Applicant: Farkas Wagner, LLC  

Project Contact:  James Graham, Cundy, Santine and Associates, Architects 

Request:  To reduce the north and south interior side yard setbacks for a new four-story 
residential building with four dwelling units. 

Required Applications: 

Variance  To reduce the north interior side yard setback from 11 feet to 10 feet and to 
reduce the south interior side yard setback from 11 feet to 10 feet. 

SITE DATA 

Existing Zoning R5, Multiple-family District 

Lot Area 5,421 square feet / 0.12 acres 

Ward(s) 10 
Neighborhood(s) East Harriet  

Designated Future 
Land Use Urban Neighborhood 

Land Use Features Community Corridor (Bryant Avenue) 

Small Area Plan(s) N/A 

 

  

CPED STAFF REPORT 
Prepared for the Zoning Board of Adjustment 

BOA Agenda Item #1 
May 5, 2016 

BZZ-7658 

mailto:kimberly.holien@minneapolismn.gov
http://www.ci.minneapolis.mn.us/cped/planning/cped_midtown-greenway
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The site currently contains a single-family home that 
was constructed in 1912.  The home is proposed to be demolished as part of the project.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The site is located on Bryant Avenue 
S between 36th Street W and 37th Street W.  Bryant Avenue S is a Community Corridor in this location.  
The block contains a mix of residential densities with commercial uses at the corner of 36th Street W 
and Bryant Avenue S, within a Neighborhood Commercial Node.  The site is bordered by multi-family 
residential structures to the north and south.  The building to the north is three stories in height (plus a 
garden level) and contains 20 residential units.  The building to the south is two stories in height (plus a 
garden level) and contains five dwelling units.  The property directly across the street is a 2.5 story 
duplex.   

PROJECT DESCRIPTION. The applicant is proposing to construct a new four-story residential 
building with four dwelling units.  The first floor contains two dwelling units that are accessed from the 
front of the structure.  The first floor units are combined with the basement with living space on the 
first floor and three bedrooms for each unit in the basement.   The second two units begin on the 
second floor and are accessed from the rear of the building.  Each of these units has five bedrooms and 
has floor space on floors two through four.  For each unit, living space is located on the second floor, 
three bedrooms are located on the third floor and the fourth floor contains two bedrooms.  The fourth 
floor is recessed eight feet from the south property line to allow for roof decks.  The front of the 
building will have an open porch on the ground floor and deck space above.   

The applicant is proposing four parking stalls, three of which are surface stalls and one garage space.  
The parking is located in the rear yard and accessed from the alley.  Exterior materials include fiber 
cement siding and board and batten fiber cement siding.   

PUBLIC COMMENTS.   Staff has not received any correspondence as of the writing of this report.  
Any 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 north and south interior side yard setbacks from 11 feet to 10 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 side yard setback requirement for multi-family residential structures in the R5 district is 5+2x 
where “x” equals the number of stories above the first floor.  For this four-story building the 
required side yard setback is 11 feet.  The applicant is proposing 10-foot setbacks from the north 
and south interior side lot lines and a variance has been requested accordingly. 

Staff finds that practical difficulties exist in complying with the side yard setbacks due to 
circumstances unique to the property, primarily the narrow lot width.  The lot is only 42 feet in 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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width, limiting the available space for development.  The structure proposed by the applicant is only 
22 feet in width and narrowing it would reduce the livability of the units and impact internal 
circulation.  The minimum required width of 1-4 unit residential buildings is 20 feet.  Complying with 
the side yard setbacks would result in a building that just meets the minimum buildable width.  
While the proposed height is contributes to the increased setback requirement, the proposed four-
story height is allowed as of right in the R5 district.  While the applicant could do a 3.5 story 
building in lieu of a four-story building and comply with the yard requirements, that would result in a 
building design that is out of character with the surrounding 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. 

The applicant is proposing to use the property in a reasonable manner that is in keeping with the 
spirt and intent of the ordinance and the comprehensive plan.  The R5, Multiple-family District is 
established to provide an environment of high density apartments, congregate living arrangements 
and cluster developments.  New single-family homes are not allowed in the R5 district.  The site is 
located along a community Corridor, which calls for low- to medium-density residential 
development with more intensive development near neighborhood commercial nodes.  As 
previously stated, there is a node near the intersection of Bryant Avenue S and 36th Street W.  As 
such, the proposed four-unit building is a reasonable use of the property.   

Further, the purpose of setback requirements is to maintain access to light and air, provide adequate 
separation between uses and provide for normal and orderly development.  The applicant is 
proposing 10-foot setbacks from the north and south, allowing for adequate side yards and adequate 
separation between uses.  The proposed building will be located approximately 17 feet from the 
residential structure to the north and 15 feet from the residential structure to the south.  As 
previously noted, the fourth floor steps back eight feet from the south building wall to provide 
additional relief on the top floor.   

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 locality or be injurious to the use 
or enjoyment of other property in the vicinity.  The pattern of development on this portion of the 
block includes multi-family residential structures with limited side yard setbacks.  The 20-unit 
building to the north is setback seven feet from the south property line.  The building to the south is 
setback approximately 5.5 feet from the north interior side lot line.  Based on aerial photos and staff 
observations, the setbacks of other multi-family buildings in the area are similar to those of the 
neighboring buildings.  The proposed variance will not be detrimental to the health, safety, or 
welfare of the general public or those using nearby properties.   

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the application by Farkas Wagner, LLC for the property 
located at 3621 Bryant Avenue S: 

A. Variance of the north and south interior side yard setbacks 

Recommended motion: Approve the application to reduce the north and south interior side 
yard setbacks each from 11 feet to 10 feet, subject to the following conditions: 
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1. Each egress window well in the interior side yards shall not exceed 16 square feet in area, in 
compliance with Section 535.280 of the zoning code.   

2. The fourth floor cantilever shall maintain a front yard setback of 15 feet.   

ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. Zoning map 
4. Site plan 
5. Plans 
6. Building elevations 
7. Photos 

 



 
 
 
 
 
 
3621 Bryant Avenue South – 4 Plex       March 28, 2016 
 
 
 
Project Description 
 
 

The Proposed Bryant Avenue 4-Plex Project is located at 3621 Bryant Avenue South in 
the East Harriet Farmstead Neighborhood. The site is a single lot with an area of 5,421 
sf (0.12 acres).  The lot is zoned R5 and has no overlay districts.  Multiple-family 
housing is a permitted use within the R5 zoning district. 
 
The project will replace an existing 2 story house and detached garage with a new 4 
story 4-plex with a full basement and detached garage.  The total building height will be 
43’-0” to the top of the highest peak.  The building’s setbacks are 16’-0” from the 
Bryant Avenue South property line, 10’-0” from the side property lines, and 37’-6” from 
the rear property lines.  Open porch extends 6’-0” towards the Bryant Avenue South 
property line, and open porch extends 4’-0” towards the rear property line.  The units 
are 2 and 3 stories, and consist of (2) three bedroom units on the lower levels, and (2) 
five bedroom units on the upper levels. 
 
The building design provides an active street front using a simple structure with 
residential sensitivity.  The front and rear façades are articulated with covered entry 
porches, open railings, articulated roof level detail, appropriate fenestration and 
variations of fiber cement siding detail. The project will provide (3) total parking stalls at 
the rear of the lot which are accessed from the alley. There is a transit stop north of the 
property on the corner of Bryant Avenue South and 36th Street West. 
 
Required Applications: 
 
PDR 
1-4 Site Plan Review 
Variance – Side Yard Setback (11 ft. required, 10 ft. porposed) 
 
Project Information: 
 
Address:  3621 Bryant Avenue South 
Applicant:  Farkas Wagner LLC 
  3033 Excelsior Blvd, #100 
  Minneapolis, MN 55416 
  561-870-2468 
  danielperkins@gmail.com 

 
 
 
 

Please contact our office if you have questions or concerns about the above items. 
James L. Graham - Cundy, Santine & Associates Architects 

C un d y,  S an t ine  & A s so c i a t e s  A r ch i t e c t s  
 
3434 Lexington Avenue North          Shoreview,  Minneso ta 55126   
P h o n e / F a x   6 5 1 - 4 9 0 - 5 4 5 4      w w w . c s - a r c h i t e c t s . c o m   





 
 
 
 
 
 
3621 Bryant Avenue South – 4 Plex       March 28, 2016 
 
 
 
 Request for Variance – Interior Side Yard Setback 
 
 

The Proposed Bryant Avenue 4-Plex Project is located at 3621 Bryant Avenue South in 
the East Harriet Farmstead Neighborhood. The site is a single lot, 42.09 ft. wide by 
128.54 ft. deep, with an area of 5,421 sf (0.12 acres).  The lot is zoned R5 and has no 
overlay districts.  Multiple-family housing is a permitted use within the R5 zoning 
district. Maximum building height is 4 stories, not to exceed 56’. 
 
The proposed project was originally intended to be submitted as a 3 1/2 story building 
with a gable roof and dormers containing the attic floor bedroom and would have met 
all zoning requirements for this lot.  At the request of the local city council member, the 
project’s character was modified from a traditional residential design to the current 
contemporary design submitted.  The 1/2 story attic bedrooms are now considered a 
fourth floor.  The interior side yard setbacks required would be 5+2(number of stories 
above the first floor) = 11 ft. The proposed structure is 22 ft. wide. The proposed lot is 
42 ft. wide, leaving 10 ft. each side for setbacks.  The 3 1/2 story apartment building to 
the north is 7 ft. from the property line and the 2 1/2 story apartment building to the 
south is 5 ft. 4 in. from the property line.  
 
The proposed setbacks are 16’-0” from the Bryant Avenue South property line (10 ft. 
min. to the covered porch), 10’-0” from the side property lines, and 37’-6” from the rear 
property lines.  Open porch extends 6’-0” towards the Bryant Avenue South property 
line, and open porch extends 4’-0” towards the rear property line.   
 
We do not feel the request for a variance of 1 ft. for the side yard setbacks is 
inconsistent with the existing context. 

 
Sincerely, 
 
 
 
James L. Graham, AIA 
Cundy Santine & Associates, Architects 

 
 
 

 

C un d y,  S an t ine  & A s so c i a t e s  A r ch i t e c t s  
 
3434 Lexington Avenue North          Shoreview,  Minneso ta 55126   
P h o n e / F a x   6 5 1 - 4 9 0 - 5 4 5 4      w w w . c s - a r c h i t e c t s . c o m   



  

 

 

 

 

 

 

 
 
Minneapolis Development Review 
250 South 4th Street 
Room 300 
Minneapolis, MN 55415 

 

*Approved:  You may continue to the next phase of developing your project. 

*Resubmission Required: You cannot move forward or obtain permits until your plans have been resubmitted and approved. 
 

 

Preliminary Development Review Report 

Development Coordinator Assigned: DONALD ZART 

(612) 673-5645 

don.zart@minneapolismn.gov 

 
 

 

Purpose   

The purpose of the Preliminary Development Review (PDR) is to provide Customers with comments about their 

proposed development.  City personnel, who specialize in various disciplines, review site plans to identify issues 

and provide feedback to the Customers to assist them in developing their final site plans.  

 

The City of Minneapolis encourages the use of green building techniques. For additional information please check 

out our green building web page at: http://www.ci.minneapolis.mn.us/mdr/GreenBuildingOptions_home.asp. 

 

DISCLAIMER:  The information in this review is based solely on the preliminary site plan submitted.  The 

comments contained in this report are preliminary ONLY and are subject to modification.   

 

Project Scope 

New 4 story, 4 plex  

Review Findings (by Discipline) 

 Zoning - Planning 

 The side yard set backs require a variance. 

 Please continue to work with Kimberly Holien for this process. 

 

Status *  Tracking Number: PDR 1001421 

  
Applicant:  FARKAS WAGNER LLC 

3033 EXCELSIOR BLVD #100 

 

MPLS, MN 55146 

 

 

 

 

  Site Address: 3621 BRYANT AVE S 

 

  Date Submitted: 29-MAR-2016 

  Date Reviewed:  

http://www.ci.minneapolis.mn.us/mdr/GreenBuildingOptions_home.asp
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 Addressing 

 The address will be determined. 

 Parks - Forestry 

 Contact Craig Pinkalla (cpinkalla@minneapolisparks.org), Telephone (612)-499-9233 regarding removal or 

protection of trees during construction in the city right of way. 

 Effective January  1, 2014, the City of Minneapolis and the Minneapolis Park and Recreation Board adopted 

an update to the existing Parkland Dedication Ordinance. 

 The adopted City of Minneapolis Parkland Dedication ordinance is located in Section 598.340 of the City's 

Land Subdivision ordinance: 

 http://library.municode.com/index.aspx?clientId=11490 

 As adopted, the fee in lieu of dedication for new residential units is $1,521 per unit (affordable units excluded 

per ordinance) and for commercial and industrial development it is $202.80 per development employee (as 

defined in ordinance).  Any dedication fee (if required) must be paid at the time of building permit issuance.  

There is also an administration fee that is 5% of the calculated park dedication fee. 

 As proposed, for the proposed four plex, the calculated dedication fee is as follows: 

 Residential - 4 x $1521   =  $6084.00 

 Commercial - 

 Administrative Fee  -  5% of $6084  = $  304.20 

 Total     = $6304.20 

 This is a preliminary calculation based on your current proposal; a final calculation will be made at the time 

of building permit submittal. 

 For further information, please contact Don Zart at 612-673-2726. 

 Right of Way 

 Note to the Applicant:  The current plan lacks sufficient information related to proposed site disturbance, 

demolition, and public infrastructure (utilities) for a complete review.  In order to be approved the final site 

plan must provide sufficient detail for the various Public Works Permitting Divisions to easily issue required 

permits based on the plans; it is recommended that separate plans be provided for demolition, grading & 

drainage, and utilities. 

 Sidewalk 

 The plan as submitted meets the requirements of the Public Works Sidewalk Inspections Division. 

 Note to the Applicant:  Any currently defective sidewalks or other concrete infrastructure within the public 

right of way, or any concrete infrastructure damaged during construction, must be removed and replaced. 

 Traffic and Parking 

 Current ordinance states that all maneuvers associated with loading, parking or sanitation pick up for a private 

development shall occur on private property.  Please provide a narrative explaining the trash removal 

operations.  Per City Ordinance the Applicant shall provide for (and identify) a solid waste collection point 

(SWCP) on the site plans.  The location of the SWCP is subject to the review and approval of the Public 

Works Department. 

 Note to the Applicant:  Please add the following notes to the site plan: 

 An obstruction permit is required anytime construction work is performed in the Public right-of-

way.  Please contact Scott Kramer at (612) 673-2383 regarding details of sidewalk and lane 

closures.  Log on to http://minneapolis.mn.roway.net/ for a permit. 

 All costs for relocation and/or repair of City Traffic facilities shall be borne by the Contractor 

and/or Property Owner. 

 Contact Doug Maday at (612) 673-5755 prior to construction for the removal of any City of 

Minneapolis right of way signs that may be in the way of construction. 

mailto:cpinkalla@minneapolisparks.org
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 Street Design 

 The plan as submitted meets the requirements of the Public Works Street Design Division. 

 Water 

 All existing and proposed underground Public Utilities (water, sanitary sewer, and storm drain) shall be 

shown on the site plan with corresponding pipe sizes and types.  For Public watermain infrastructure records 

call (612) 673-2865.  Any existing water service connections to the site shall be noted on the plans for 

removal, and shall be removed per the requirements of the Utility Connections Department before any new 

service lines can be installed, call (612) 673-2451 for more information. 

 Domestic water and fire service connections should run in a line perpendicular from the watermain straight 

into the proposed building to the meter location.  The proposed water service connection shall be indicated 

clearly on the site plan and shall include notes indicating pipe sizes and materials.  Please contact Rock 

Rogers at (612) 673-2286 to confirm domestic water and fire service layout, manhole construction, 

connections, and sizes. 

 Fire Safety 

 Provide required fire suppression system throughout building. 

 Fire department connection must be located on the address side of building & within 150 feet of a fire 

hydrant. 

 Provide required fire alarm system throughout building. 

 Maintain fire apparatus access at all times. 

 Business Licensing 

 There is no Business License requirement for this property. 

 Environmental Health 

 If impacted soil is encountered during site activities work will need to stop and notification provided to the 

MN State Duty officer at (615) 649-5451. 

 If dewatering is required during site construction see below for city permit requirements. The scope of work 

calls for underground parking. The highest groundwater level expected for this site should be determined and 

used in establishing the lowest level for underground parking. The underground parking and other subgrade 

structures should be designed to prevent infiltration of groundwater without the need for a permanent 

dewatering system being installed. If a continuously operating permanent dewatering system is needed it must 

be approved as part of the sanitary sewer and storm drain site plan approval prior to construction beginning. 

 No construction, demolition or commercial power maintenance equipment shall be operated within the city 

between the hours of 6:00 p.m. and 7:00 a.m. on weekdays or during any hours on Saturdays, Sundays and 

state and federal holidays, except under permit. Contact Environmental Services at 612-673-3867 for permit 

information. 

 Permits and approval are required from Environmental Services for the following activities: Temporary 

storage of impacted soils on site prior to disposal or reuse; Reuse of impacted soils on site; Dewatering and 

discharge of accumulated storm water or ground water, underground or aboveground tank installation or 

removal, well construction or sealing. Contact Tom Frame at 612-673-5807 for permit applications and 

approvals. 

 A review of the project, permits issued and an inspection from Environmental Service for identification of 

equipment and site operations that require annual registration with the City of Minneapolis will occur for this 

project. 

 Historical Preservation Committee 

 There is no preservation flag on this property but there will be a preservation review as part of the wrecking 

permit process.  The wrecking permit needs to be obtained by a licensed wrecking contractor. 
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 Sewer Design 

 Groundwater:  Please include the low floor elevation on the Grading Plan and identify if discharge of 

groundwater is proposed in order to keep the below grade portions of the building dry after construction.  If 

not, please clearly indicate this. 

 Utility Connections:  All existing and proposed sewer service connections to the property shall also be shown 

and noted on the plans as being removed, remaining in place or new.  The relevant sewer information on the 

services should also be shown (pipe size, type, inverts, etc.). 

 Please note the existing sanitary sewer connection may be quite old.  It is recommended that the condition of 

the service line be evaluated prior to re-use and replaced or lined if necessary.  The service to the City main, 

including the connection, is the responsibility of the property owner. 

 Non Stormwater Discharges:  Detail all mechanical and non-stormwater discharges.  Non-stormwater 

discharges are not permitted unless approved by the City of Minneapolis.  Non-stormwater discharges not 

declared and approved will not be permitted.  If there currently are none and nothing is proposed declare this 

status on the plans. 

 For comments or questions on Public Works Surface Water & Sewers Division related requirements please 

contact Jeremy Strehlo, (Professional Engineer) at (612) 673-3973, or jeremy.strehlo@minneapolismn.gov  

 Construction Code Services 

 The plan as submitted meets City of Minneapolis requirements for Construction Code Services for the site 

plan, however there will be a separate review for the actual construction plans once the PDR is approved. 

 

 

END OF REPORT

 

mailto:jeremy.strehlo@minneapolismn.gov
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Site Photographs 3621 Bryant Avenue South 
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Jim Graham

From: Jim Graham
Sent: Monday, March 28, 2016 12:04 PM
To: 'lisa.bender@minneapolismn.gov'; 'info@eastharriet.org'
Cc: 'Danny Perkins'
Subject: 3621 Bryant Avenue South
Attachments: PDR CSA Description Leter-REVISED.pdf

March 28, 2016

To: Minneapolis City Council Member Lisa Bender
East Harriet Farmstead Neighborhood Association Coordinator Deb Schriber

Project Information:

3621 Bryant Avenue South 4 Plex

Notification:

This Notification of submission of Land Use Application is sent on behalf of the applicant, Farkas Wagner LLC. Cundy,
Santine and Associates Architects is the applicant’s representative. We have revised our original proposed design and
we are submitting the land use application on Monday, March 28th for the redevelopment of the single lot at 3621
Bryant Avenue South.

The plan is to demolish and replace the existing 2 story house with a 4 unit, 4 story 4 plex.

The applications required for the project are:

PDR
1 4 Site Plan Review
Variance – Side Yard Setback (11 ft. required, 10 ft. proposed)

The Project Description is attached.

Please contact our office if you have questions or concerns about the above notification.

Regards,

James L. Graham, AIA Cundy, Santine & Associates Architects

James Graham, AIA
Cundy, Santine & Associates Architects
3434 N. Lexington Ave.
Shoreview, MN 55126
651 490 5454
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