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LAND USE APPLICATION SUMMARY 

Property Location: 4316 Ewing Ave S 

Project Name:  Waveland Park Home 

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

Applicant: Paramount Investment Group 

Project Contact:  Sean Stevens 

Request:  To construct a single-family home with attached garage. 

Required Applications: 

Variance  To increase the maximum height of a single-family home from 28 feet to 31.4 
feet, measured to the top of the attached garage. 

SITE DATA 

Existing Zoning R1A Single-Family District 

Lot Area 8,702 square feet 

Ward(s) 13 
Neighborhood(s) Linden Hills 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features NA 

Small Area Plan(s) NA 

 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property, 4316 Ewing Avenue South, is a 
slightly irregularly shaped rectangular lot with an area of 8,702 square feet located in the R1A Single-
Family District. The front and rear lot lines are oblique, and the front lot line is 15 feet shorter than the 
rear lot line. The property is located on a hillside that ascends approximately 25 feet from the front lot 
line to the rear. A public alley serves the rear of the property. 

Until recently, the property contained a single-story home with a large half-story constructed in 1912. 
The lot is currently vacant with the exception of a garage slab and driveway at the rear of the property.  

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The subject property is located in 
the Linden Hills neighborhood of southwest Minneapolis. Nearby properties contain predominantly 
single-family homes on lots comparable in size to the subject property. Other lots on the block face 
were platted along the same hillside as the subject property and contain similar changes in elevation. 
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Surrounding homes vary widely in age, size, and style. Several new homes have been built or are 
currently under construction on the block. The adjacent home to the west, 4312 Ewing Ave S, was 
constructed between 2011 and 2012.  

PROJECT DESCRIPTION. The applicant proposes to construct a two-story single-family home with 
an attached garage in a modern architectural style with a flat roof. Due to the grade change, the rear 
portion of the first floor would be built into the hillside. The home would be composed of three 
segments. Each segment would be constructed slightly taller and further from the front façade than the 
previous segment.  

The height of a single-family home is calculated as the vertical distance from natural, unaltered grade 
measured from a baseline point 10 feet away from the front center of the structure to the top of the 
highest point of the structure. Based upon the site plan and the existing conditions survey, the baseline 
point from which height is measured is located at the 105.70 elevation. This baseline elevation is used 
for measuring the heights of all parts of the home. The vertical distance between this elevation and the 
top of the front, middle, and rear segments of the home is 29.5 feet, 30.7 feet, and 31.4 feet, 
respectively. The maximum height of a single-family home with a flat roof is 28 feet. Therefore, the 
applicant has requested a variance to increase the maximum height of a single-family home from 28 feet 
to 31.4 feet. 

In all other respects the home meets the zoning requirements of the R1A Single-Family District. The 
proposed gross floor area is 4,350 square feet resulting in a floor area ratio of 0.50, equaling the 
maximum FAR allowed for a single-family home. The site would contain approximately 42% impervious 
surfaces, well below the maximum of 60%. The home is subject to administrative site plan review. With 
quality exterior materials (Hardie board, stucco, and metal panels), a basement, a height within a ½-
story of homes within 100 feet, 20% windows on the front façade, 10% windows on interior facades, and 
an open front porch, the home achieves 18 out of 27 urban design points, exceeding the minimum 
requirement of 17. 

PUBLIC COMMENTS. The Linden Hills Neighborhood Council elected to not oppose the project. 
Any additional 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 to increase the maximum height of a single-family home 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 seeking a variance to increase the maximum height of a single-family home from 28 
feet to 31.4 feet. A practical difficulty exists in complying with the ordinance due to the large grade 
change on the property. The elevation of the property ascends by approximately 25 feet from the 
front property line to the rear property line at an average slope of 17%. Consequently, natural grade 
10 feet in front of the home is 2-3 feet lower than natural grade at the base of the home. As a 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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result, the height of the home per the zoning code is several feet taller than the height of the home, 
measured from the base of the structure. To illustrate, the first floor elevation at the front facade is 
3.5 feet above the adjacent grade. Per the zoning code, however, the first floor elevation would be 
regarded as having a height of 6.1 feet. The height from adjacent natural grade and the height per the 
zoning code continue to diverge moving from the front to the rear of the structure. The attached 
garage at the rear of the property is less than 12 feet above adjacent grade, but would be regarded 
as having a height of 31.4 feet per the zoning code. Because the entire property is located on a 
hillside, a home placed anywhere on the property would experience similar difficulties. 

The slope of the site is a practical difficulty unique to the property that was not created by the 
applicant and is not based on economic considerations alone.  

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The intent of the ordinance regulating the height of single-family homes is to preserve access to light 
and air, to avoid development that may be obtrusive to neighboring properties, and to encourage 
structures that contribute towards the character and desirability of residential areas. 

The requested variance to increase the height of a single-family home from 28 feet to 31.5 feet 
meets the spirit and intent of the ordinance. The proposed use is a single-family dwelling. Single-
family dwellings are a permitted use in the R1A district and are the predominant use in the 
surrounding area. No portion of the home would extend more than 28 feet above natural grade 
adjacent to the structure, and most of the structure would extend substantially less than 28 feet 
above the adjacent grade. Twenty-eight feet is the maximum height allowable height for a single-
family home. As such, the home would be constructed at approximately the maximum allowable 
height even if the home were constructed on a flat parcel. Only when height is measured from a 
baseline point further downhill does the home exceed the maximum height. As such, the excess 
height is directly attributable to the unique site conditions.  

Height is measured from a point 10 feet in front of a structure in order to take the topography of a 
site into consideration as it relates to a structure’s visual impact. For example, a home situated 
further from the edge of a hill would have less of a visual impact than the same home situated on the 
precipice of a hill. This is comparable to the way in which the upper stories of buildings are often 
stepped back from the façade in order to reduce perceived height when viewed from the ground. 

Similarly, the height of the proposed home increases incrementally from the front facade to the rear. 
From the baseline point, the front section has a height of 29.5 feet, the middle section has a height 
of 30.7 feet, and the rear section has a height of 31.4 feet (exceeding maximum height by 1.5 feet, 
2.7 feet, and 3.4 feet, respectively). The middle and rear sections of the home are stepped back 21.5 
feet and 65 feet from the front façade, so these sections would be largely imperceptible from the 
public street or sidewalk.  

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. 

Granting the requested variance will not alter the character of the locality. A one-story home could 
be constructed without a height variance, but a one-story home would not match the prevailing 
character of the area. Although older homes on the block are predominantly 1.5 to 2 stories in 
height, newer homes are almost entirely 2 or 2.5 stories. At least two homes constructed recently 
on the block, 4329 Ewing Ave S and 4337 Ewing Ave S, are two-story homes that display modern 
architectural features. As such, the proposed two-story home featuring modern architecture would 
be in keeping with the essential character of the area.  
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With regard to height, the proposed home would not be out of character with other homes in the 
area. The adjacent property to the west, 4312 Ewing Ave S, is substantially taller than the proposed 
home. The height of the home at 4312 Ewing Ave S is 31.9 feet to the midpoint of the eave and the 
peak and almost 42 feet in height.1 Illustrations in the attachments show height comparisons 
between the two structures.  

It is unlikely that the proposed home would inhibit access to light and air to a greater degree than a 
home that complied with maximum height. The home does not extend more than 28 feet above 
adjacent natural grade at any point, and is substantially less than 28 feet from adjacent natural grade 
for much of the perimeter. In addition, the first floor elevation of the proposed home would be nine 
inches lower than the first floor elevation of the former home, and the structure would be located 
further from the front lot line than the former structure in order to comply with the established 
front yard setback.  

However, the proposed home would be five feet wider, nearly three times longer, and would have 
more than 2.75 times more gross floor area than the former home. Further, although the height of 
the home would not exceed 28 feet from adjacent natural grade, the front façade of the home 
would exceed 28 feet from adjacent altered grade because soil would be removed to expose the 
basement windows. The maximum height from adjacent altered grade in the front of the home 
would be 30.3 feet. Although reducing the height to comply with the ordinance would reduce the 
overall bulk of the structure, it would not reduce the width, length, or floor area of the structure, all 
of which are within the parameters of the zoning code. The home meets the requirements of the 
zoning code in all regards besides height. 

The proposed variance does not authorize the creation of any additional dwelling units, nor does it 
authorize an increase in the carrying capacity of a zoning lot in the R1A district. Therefore, granting 
the variance would have no impact on the congestion of area streets.  

    

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the application by Paramount Investment Group for the 
property located at 4316 Ewing Avenue South: 

A. Variance of the maximum height of a single-family home. 

Recommended motion: Approve the application to increase the maximum height of a single-
family home from 28 feet to 31.4 feet, 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 January 7, 2018, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance; 

                                                
1 The home at 4312 Ewing Ave S received a variance to develop on or within 40 feet of the top of a steep slope in the Shoreland Overlay 
District, but it did not receive, nor did it require, a height variance. Height is measured from natural grade grade preceding construction 
which, in this instance, was 1.8 feet higher than the base of the home (the baseline point from which height was measured for this home was 
approximately 105.80, and the base of the front façade of the proposed home was located at 104.00). This occurred because soil was removed 
from the front of the site to expose more of the front façade. As a result, the “zoning code” height of the home is 30 feet, even though the as-
built midpoint height of the home is approximately 31.9 feet, measured to the midpoint of the eave and peak of the front-facing gable. Also, it is 
important to note that the maximum midpoint height of a single family home in 2011 was 30 feet, and no maximum peak height existed, 
compared to today’s maximum midpoint height of 28 feet and maximum peak height of 33 feet.  
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3. No portion of the home shall extend more than 28 feet above natural grade adjacent to the 
base of the home.  
 

ATTACHMENTS 

1. Zoning map 
2. Written findings by applicant 
3. Rendering of proposed home 
4. Illustration of heights of various sections 
5. Existing conditions land survey 
6. Site plan and erosion control plan 
7. Building elevations 
8. Floor plans 
9. Site photos 
10. Letters to Ward 13 and Linden Hills Neighborhood Council 
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GENERAL LAND USE APPLICATION 

TO: CITY OF MINNEAPOLIS 
FROM: SEAN STEVENS OF CONCEPT HOMES 
SUBJECT: EXHIBIT A: STATEMENT OF PROPOSED USE 
DATE: DECEMBER 13, 2015 
RE: 4316 EWING AVE. SO. 
  

(A) Statement of Proposed Use 

Paramount Properties, DBA Concept Homes, purchased the existing home located at 4316 Ewing 
Ave. So. which is located on the South side of Ewing Ave. So., midway between Waveland Terrace 
and Drew Ave. So. back in May of 2015. The intent of this purchase was to updated and provide a 
new home for a future family wanting to live in this neighborhood. Our new home is proposed to 
have a total above-ground square footage of 3,755 sq. ft. (main floor = 1,782 sq. ft. & second floor = 
1,973 sq. ft.) plus an attached 2-Car Garage at 567 sq. ft. 

Due to the significant natural grade change found on the existing property, the 2 car garage will be 
accessed from the existing alley located along the South-West side of the property, which is at the 
highest elevation of the property. In an effort to match the North neighboring structure, this home’s 
garage is attached to the upper level of principal structure, with a narrow mudroom space and a set 
of interior stairs that take you down to the main level of the home. This home has 3 bedrooms, 2 
bathroom and a laundry room on the upper level, with the kitchen, family room, dinning and living 
space, a powder room and an office on the main level. Much thought was put into this design to be 
sure to hug the steep slope of the property, while creating many useful and intimate outdoor living 
spaces, that seamlessly connect to the home’s interior living spaces. 

The exterior of the proposed home was designed to stay as low the natural grade as possible, while 
creating a façade that was not only warm and inviting, but also acceptable within the fabric of the 
neighborhood. This house was designed with a series of flat roof structures to keep the massing low 
and interesting. The home’s exterior will be finished in a mixture of stucco, extruded metal, sheet 
metal, cement board and poured concrete surfaces, giving it a warm and natural feel. Given a rapid 
grade change of 8’ from the existing sidewalk to the base of the house in the first 23’ of the front 
yard, we’re proposing a series of steps and landings to blend with the change of the grade. We’re also 
introducing a couple low concrete retaining wall planters for soft evergreen to be planted. This would 
then connect to a covered entry and canted covered porch, also providing an inviting feel connecting 
the house to the public walking on the sidewalks. 

 

(B) Neighborhood Group letter 

See attachment Exhibit A – Neighborhood Group Letter sent via email on 12-14-15 at 1:22pm. 

 
  



 

GENERAL LAND USE APPLICATION 

TO: CITY OF MINNEAPOLIS 
FROM: SEAN STEVENS OF CONCEPT HOMES 
SUBJECT: EXHIBIT A: STATEMENT OF PROPOSED USE 
DATE: DECEMBER 13, 2015 
RE: 4316 EWING AVE. SO. 
  
 

Required Variance 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) The property located at 4316 Ewing Ave. So. has presented itself to be a very unique parcel of 
land, where we’re finding that the typical zoning ordinances do not work well with this parcel and 
will create undo hardships rendering it impossible to effectively build a modern day single family 
dwelling. Given the existing natural grade on this property has an elevation grade change of 26.5’ 
ascending from front to back, this has created a very unique circumstance for us to develop an 
effective and liveable home for the site. Due to the nature of the existing natural grade found on 
the existing property at the time of purchase, its been determined that a reasonable 2-story home 
with a garage accessed from the alley, whether attached or detached, can not be erected on this 
site without a variance to the Maximum Allowable Height zoning code. We’re respectfully 
requesting to alter the 28’ maximum height code to be a simple 28’ offset from the existing 
natural grade, vs. taking a 28’ straight line offset from a spot located 10’ out in front of the home. 
 
 
(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.  
  

A) Due to the nature of the existing natural grade found on the property, its been determined that 
a reasonable 2-story home with a garage accessed from the alley, be it attached or detached, can 
not be erected on this site without an adjustment to the “Maximum Height” Zoning Code for this 
area. Therefore, re-establishing the zoning code for this particular lot is much needed. If done so, 
it will allow us to construct a single family home with a comparable floor plan layout to its 
neighboring home to the North. But, given the home to the North has a gable face that faces the 
street and is field measured to have a midpoint height of 31’-11” from the base of the house, our 
flat roof parapet at the same front wall location, setback from the front property line, will be 
down at 28’. In addition, the home to the North has a full house width ridge line that field 
measures to be 41’-8” high, from the base of the front wall, with a midpoint of 29’-0”, since it 
continues down to the eave, which is 15’-8” above the front base of the house. After reviewing 
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the entire neighborhood block and seeing the change of more modern homes, our initial design 
studies proved to show that a more modern flat roof home would best fit the existing significant 
natural grade change, there by helping to bridge the massing of the neighboring homes and 
provide a hand shake to the other modern facades that are already present on this block. In 
addition to these studies, it was found that our single family dwelling with 2-car attached garage 
accessed by the existing alley, was not located on a floodway district and presumably, all other 
zoning and applicable regulations pertaining to this property location have been designed to be 
found conforming. 
 
 
(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. 
  

A) In the beginning of our design process we ran many different design directions to make sure 
the home met the physical needs of not only the family members living in the home, but also how 
fit within the surrounding homes. Given these findings, a flat roof home was determined to be 
most effective it working with the significant natural grade change on the site and furthermore 
allowing us to maintain the existing contours on the site. In addition, by keeping the house lower 
using a flat roof, it would allow sun light to then still hit the patio area of neighboring house to 
the north. So, with this in mind, the façade was created to not only be warm and inviting, but also 
acceptable within the fabric of the neighborhood. This home was designed with a series of flat 
roof structures to keep the massing low and interesting. The home’s exterior will be finished in a 
mixture of stucco, extruded metal, sheet metal, cement board and poured concrete surfaces, there 
by giving it a warm and natural feel. Then, due to the rapid grade change of 8 vertical feet from 
the existing sidewalk to the base of the proposed home, in the first 23’ of the front yard, we’re 
proposing a series of steps and landings that will blend in with the change of the grade. We’re 
also introducing a couple low concrete retaining wall planters to create a subtle manicured look 
for soft evergreen to be planted. This walkway would then connect to a covered entry and canted 
covered porch, providing an inviting feel connecting the house to the public sidewalk. All other 
ordinance for this home design on this property, were upheld so as not to create any 
endangerment to the public health, safety or welfare to the general public and/or the people living 
within the home. In addition, our design intent is to bridge the height difference of the homes 
found on the adjacent properties, and to create a visually pleasing home that is similar to other 
modern homes found on Ewing Ave So. and the surround neighborhood. 

Thank you for considering our variance request. 

Respectfully, 

 

Sean Stevens 

SS/jal 
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LAND USE APPLICATION :  PROPERTY PHOTOS  

TO: CITY OF MINNEAPOLIS 
FROM: SEAN STEVENS OF CONCEPT HOMES 
SUBJECT: EXHIBIT A: STATEMENT OF PROPOSED USE 
DATE: DECEMBER 13, 2015 
RE: 4316 EWING AVE. SO. 
  

View of 4316 Ewing, viewing from North, at street level. 
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View of 4316 and neighbor to the West, viewing from North, at street level. 
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View of 4316 and neighbors to the East and West, viewing from North, at street level. 
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View of 4316 and neighbor to the East, viewing from North, at street level. 
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View of neighbor across Ewing and to the West, address 4315. Viewing from South, at street level. 
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View of neighbor directly across Ewing, address 4317. Viewing from South, at street level. 
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View of neighbor across Ewing and to the East, address 4325. Viewing from South, at street level. 
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View of neighbor across Ewing and to the East 2 house, address 4329. Viewing from South, at street level. 
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View of neighboring home at 4316 Drew Ave. S., on the corner of Ewing and Drew, viewing from North, at street level. 
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View of alley, looking at the West neighboring home’s garage attachment. 

 



11 
 

View of alley, looking at the 4316 drive and garage pad, with the West neighboring home in the background. 

 



From: Ziring, Emily
To: Sean Stevens
Cc: Giant, Joseph R; Palmisano, Linea
Subject: RE: 4316 Ewing Ave S proposed new construction
Date: Thursday, December 17, 2015 8:39:47 AM
Attachments: image001.png

Thank you, Sean.
 

From: Sean Stevens [mailto:sean@concepthomes.com] 
Sent: Wednesday, December 16, 2015 2:39 PM
To: Ziring, Emily
Cc: Giant, Joseph R
Subject: 4316 Ewing Ave S proposed new construction
 
HI Emily, my company owns the property at 4316 Ewing and are proposing to build a new house on
 this lot.  We are applying for a variance for the height restrictions and I wanted to write you and let
 you know about our intent.  We have been working with Joseph Giant with the Minneapolis Zoning
 department on the variance application.  Please see the attached letter that will explain our process
 and what we are proposing.  We have also sent a copy of this intent to the Linden Hills
 neighborhood group.  Feel free to call me with any questions.
 
Thanks you
 
Sean Stevens
Construction Manager | Concept Homes
 

 
601 Carlson Parkway, Suite 1050  |  Minnetonka, MN  55305
P: 612-518-2602  |  F: 952.314.7566  |  www.concepthomes.com
 

mailto:/O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=D531B0A6DC644F8AAC101B24C80B04BC-ZIRING, EMI
mailto:sean@concepthomes.com
mailto:Joseph.Giant@minneapolismn.gov
mailto:Linea.Palmisano@minneapolismn.gov
http://www.concepthomes.com/



EXHIBIT ‘A’ 

 

LETTER TO NEIGHBORHOOD GROUP  

TO: LINDER HILLS NEIGHBORHOOD GROUP 
FROM: SEAN STEVENS OF CONCEPT HOMES 

601 CARLSON PARKWAY, SUITE 1050 
MINNETONKA, MN  55305 
P: 612-518-2602 E: SEAN@CONCEPTHOMES.COM 
 

SUBJECT: STATEMENT FOR VARIANCE APPLICATION 
DATE: DECEMBER 14, 2015 
RE: 4316 EWING AVE. SO. 
  

Dear Linden Hills Neighborhood Group, 

Paramount Properties, DBA Concept Homes, purchased the existing home located at 4316 Ewing 
Ave. So. located on the South side of Ewing Ave. So., midway between Waveland Terrace and Drew 
Ave. So. back in May of 2015. The intent of this purchase was to updated and provide a new home 
for a future family wanting to live in this neighborhood. The existing dated home on the property 
was in rough shape, in need of a lot of maintenance updates to bring it up to code and to be a 
preferred home to live in and raise a family. So in an effort to increase the value of the neighborhood 
and improve the the visual experience along the street, we decided it would be advantageous to 
remove the existing home to construct a new single family dwelling. Our new home is proposed to 
have a total above-ground square footage of 3,755 sq. ft. (main floor = 1,782 sq. ft. & second floor = 
1,973 sq. ft.) plus an attached 2-Car Garage at 567 sq. ft. 

Our project consists of a proposed two-story, single-family home with an attached garage, accessible 
by the existing alley. During the design process we explored many different options that would best 
fit the current significant grade change found on the property and how best to locate the garage. 
Given city zoning codes we were advised that we needed to place the garage off the alley access so 
we decided to create a structure with a similar structural form to match the existing property to the 
North with an attached 2-car garage. In addition, we found that the current zoning code for 
maximum building height created an undue hardship, also because of significant grade change, 
rendering a story home and a single level garage at the alley, unable to be built. Therefore we’ve been 
advise by the city to apply for a variance on the maximum height code to be 28’ offset of the natural 
grade, rather than a 28’ straight line located 10’ in front of the dwelling structure.  

Thanks so much for time and please let me know if you have any questions. 

Respectfully, 

Sean Stevens 

SS/jal 
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