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LAND USE APPLICATION SUMMARY 

Property Location: 6052 Thomas Ave S 

Project Name:  New Single-family Construction 

Prepared By: Alyssa Brandt, City Planner, (612) 673-5877 

Applicant: Paramount Investment Group 

Project Contact:  Sean Stevens 

Request:  Construct a new single-family dwelling with detached garage 

Required Applications: 

Variance  To reduce the established front yard setback from approximately 84.4 feet to 
30.1 feet to allow for the construction of a new single-family dwelling. 

SITE DATA 

Existing Zoning R1A Single Family District 

Lot Area 5728 square feet / 0.131 acres 

Ward(s) 13 
Neighborhood(s) Armatage 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features Not Applicable 

Small Area Plan(s) Not Applicable 

 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The site is currently occupied by a one-story 592 
square foot house, with a 361 square foot detached garage. The Applicant is proposing to demolish the 
existing house and garage in order to construct a new two-story, 2,859 square foot single-family 
dwelling with a 440 square foot detached garage. The site is zoned R1A Single Family District and is 
approximately 45 feet by 127 feet (5,728 square feet); it is located on the corner of Thomas Avenue 
South and 61st Street West.  

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The property to the north, 6048 
Thomas Ave S, is a two-story single-family dwelling with a front yard setback of 84.4 feet. To the south 
is 61st Street West. The remainder of the properties on this block-face have a front yard setback of 
about 30 feet, with the exception of 6030 Thomas Avenue South, located several properties to the 
north, which is set back about 65 feet.  

CPED STAFF REPORT 
Prepared for the Zoning Board of Adjustment 

BOA Agenda Item #4 
April 7, 2016 

BZZ-7626 

mailto:first.last@minneapolismn.gov


Department of Community Planning and Economic Development 
BZZ-7626 

 

 

 
2 

Section 546.160 of the Minneapolis Code of Ordinances states that when determining an established 
front yard setback, a building may be disregarded if it is set back by 25 feet or more from the next 
farthest residential structure. The home at 6048 Thomas Ave S is set back only 19.4 feet more than 
6030 Thomas Ave S, so this provision cannot be applied, and a variance must be sought to reduce the 
established front yard. 

All properties within several blocks of 6052 Thomas Ave S are zoned RIA. 

PROJECT DESCRIPTION. The applicant is proposing to build a new two story, single-family 
dwelling with detached garage.  

Although the required front yard setback for the R1A District is 20 feet, the Minneapolis Zoning Code 
states that this setback will be increased when neighboring properties are sited behind the district 
setback; this creates an established front yard setback. An established front yard setback is determined 
by drawing a line from the front corner of a property on one side of the subject property to the closest 
corner on the other side of the subject property. In the case of corner lots, the established front yard is 
determined by a line from the front corner of the neighboring property which runs parallel to the street. 
Essentially, in the case of corner lots, new construction must be in line with or behind the neighboring 
house. The property to the north of the subject property, 6048 Thomas Ave S, is set back 84.4 feet. 
This creates an established front yard setback for 6052 Thomas Ave S of 84.4 feet and results in only 
1,935 square feet of lot area in which a house could be built. The applicant, therefore, is seeking a 
variance to reduce the established front yard setback from 84.4 feet to 30.1 feet to allow the 
construction of a new single-family dwelling. 

Upon preliminary analysis, in all respects other than the requested variance, the project meets all 
applicable zoning requirements. The applicant will need to obtain all necessary approvals and permits 
prior to construction of the project.  

PUBLIC COMMENTS. As of writing this staff report, staff has not received any comments. Any 
correspondence received prior to the public meeting will be forwarded on to the Board of Adjustment 
for consideration for consideration for consideration.  

ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the established front yard setback from 84.4  feet to 30.1 feet to allow for the 
construction new single-family dwelling, 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. 

 
Staff finds that practical difficulties exist in complying with the ordinance because of circumstances 
unique to the property. The front yard setback requirement in the R1A district is 20 feet. However, 
this distance is increased where the established front yard of the closest principal buildings originally 
designed for residential purposes located 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 this 
established front yard. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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In this case, the established front yard of the adjacent residential structure results in a larger front 
yard setback than is required by the zoning district. The proposed front yard setback of the new 
house is approximately 30 feet; the applicant is seeking a variance to reduce this established front 
yard setback. The 30 foot setback will accommodate a 2 foot cantilever on the 2nd story. The 
foundation and 1st story will be set back 32 feet.  
 
The circumstances upon which the setback variance is requested are unique to this parcel due to 
the location of the adjacent neighboring house to the north. The required setback is significantly 
increased from the district minimum based on the established setbacks of the adjacent house. As a 
result, the buildable area of the lot is substantially limited. All but one of the remaining houses on 
the block face conform to a roughly 30 foot front yard setback.  

 
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. 
 

Staff finds that the applicant is proposing to use the property in a reasonable manner consistent with 
the spirit and intent of the ordinance and comprehensive plan. The applicant is proposing to reduce 
the required front yard setback established by the adjacent house to the north in order to align the 
new house at 6052 Thomas Ave S with the majority of the houses on the block face. The 
attachments show a bird’s eye map of the block, showing the placement of the existing and 
neighboring house as well as the rest of the block face.  

 
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. 

 
Staff finds that the granting of this variance would not negatively alter the essential character or be 
injurious to the use or enjoyment of other properties in the area. The proposed variance will not be 
detrimental to the health, safety or welfare of the general public. Demolishing the existing back-of-
lot house and constructing a new house in the front of the lot will reinforce the consistent line of 
setbacks along this block-face. The current layout of the site has the garage towards the front of the 
lot towards Thomas Ave S. The elevations of the proposed house which face Thomas Ave S and 61st 
St W are comprised of at least 15% windows. This change will not only increase passive street 
surveillance but will contribute to a more welcoming street environment. By removing a garage 
from the front of the lot and relocating it to the rear, the applicant will change where this garage is 
accessed. Currently, the garage is accessed by a curb cut off of Thomas Avenue S. The proposed 
garage will be accesses through the alley between Thomas Ave S and Upton Avenue S. Closing the 
curb cut will not only improve sidewalk continuity, but will move the maneuvering associated with 
parking from the street to the alley.  
 
The house to the North of the subject property received a variance in 1999 to decrease their 
North side yard setback to four inches to permit a 2nd story addition. Because 6048 Thomas is sited 
so far to the North of their lot, there would be 17 feet between this house and the proposed house 
at 6052 Thomas. Such a large separation between these houses will help to maintain the feeling of 
spaciousness for 6048 Thomas while improving the character of the block for other residents.    
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RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the application by Sean Stevens for the property located at 
6052 Thomas Avenue South: 

A. Variance of the established front yard setback. 

Recommended motion: Approve the application to reduce the established front yard setback 
from approximately 84.4 feet to 30.1 feet to allow for the construction of a new single-family 
dwelling, subject to the following conditions: 

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

2. Applicant shall close curb cut along Thomas Avenue South prior to issuance of Certificate of 
Occupancy. 

3. All site improvements shall be completed by April 7, 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. Plans 
5. Building elevations 
6. Renderings 
7. Photos 
8. Letters to neighborhood group and City Council Member 
9. Correspondence 
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General Land Use Application  

 

TO:  CITY OF MINNEAPOLIS 
FROM: SEAN STEVENS OF CONCEPT HOMES 
SUBJECT: STATEMENT OF PROPOSED USE 
DATE:  MARCH 12, 2016 
RE:  6052 THOMAS AVE S. 

 

 

(A) Statement of Proposed Use 

Concept Homes purchased the existing home located at 6052 Thomas Ave S, which is located on the West side of 
Thomas Ave, at the corner of Thomas Ave and 61st St in February of 2016.  The intent of this purchase was to 
update and provide a new home for a future family wanting to live in the Armatage neighborhood.  Our new home is 
proposed to have a total above ground square footage of 3610 sq ft. (main floor = 1418 sq. ft. & second floor = 1442 
sq. ft.) plus a detached garage. 

Due to the placement of the existing structure at the backside of the lot with the garage forward on the front area of 
the lot, we are applying for a general land use variance to allow us to move our proposed house forward on the lot to 
be consistent with most of the other houses on the lot.  The house just to the North of our property is set back in a 
similar distance to our existing house.   All but one other house on the west side of our block is set forward on their 
lots consistent with the current set back requirements.   

We are proposing to move our new house in line with the rest of the block while adding an alley loading garage at 
the west (back) side of our lot.  Our new home has 3 bedrooms, 2 bathrooms and a laundry room on the upper level, 
with the kitchen, family room, dining, powder room and a study on the main level.  Much thought was put into this 
design especially the exterior wrap around porch creating a useful and intimate outdoor areas that will bring class 
and beauty to the corner of this block. 

The exterior of the proposed home was designed to stay consistent with a traditional home you would find in South 
Minneapolis years for the last 100 years.  The exterior will be finished with a mixture of lap siding, board and batten 
siding and natural stone.    

(B) Neighborhood Group Letter 

See attachment Exhibit A – Neighborhood Group Letter sent via email on 3-12-16 

 

 



 

(C) Conditional Use Permit 

Due to the far back placement of the existing house and the difficulties of building a new home in the footprint that 
would require us to bring our proposed house no further forward on our lot than the house to the immediate north of 
ours, we are respectfully requesting that we be granted the use of a conditional permit that would allow us to 
construct a 2 story dwelling that is consistent with the front yard setback that the majority of the houses on the block 
enjoy.  This request does not create any endangerment to the public health, safety or general public as the actual 
location of the new house will meet all other zoning and planning requirements.  We are proposing that our house 
will not exceed the existing general zoning requirements for front yard setback.  By doing so, it will allow us to have 
ample front, side and back yards.  The site will have 2 access points, the front street side and the read, alley side, to 
allow for easy management of construction and for the daily living of the future homeowner.  We’re proposing to 
maintain/match the existing natural grade along the North, South and East of the home, once the home is complete 
and have planned to provide multiple pervious yard areas for natural drainage and absorption.  All other zoning and 
applicable regulations pertaining to this property location have been review and found to be conforming with 
Minneapolis, Armatage Neighborhood and Minnesota requirements. 

(D) Change of Nonconforming Use 

Due to the nature of the existing home location as well as the location of the home just to the north of our existing 
home, it’s been determined that a reasonable 2 story home with garage access from the alley, cannot be erected on 
this site without an adjustment to the “Front yard Setback” 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 that 
is comparable to its neighboring homes on the entire block.  Given that the majority of the homes on this block, on 
both sides of the street, our home will be consistent with the majority of these houses. 

(E) Variance 

The property located at 6052 Thomas Ave S. has presented itself to be a very unique parcel of land, where we’re 
finding that the typical zoning ordinances may not work so well, or at very least, will create undo hardships and 
rendering it impossible to effectively build a modern day single family dwelling.  Given the requirement that our 
proposed house be no further forward on our lot than the home just to our immediate North, this has created a very 
unique circumstance for us to develop an effective and livable home for this site.  Due to this set back requirement, 
it has been determined that a reasonable 2-story home with a garage accessed from the alley, cannot be erected 
without a variance to move our house forward to be consistent with the majority of the houses on the block’s 
setbacks.  We are respectfully requesting to alter the setback requirements for our home to bring our home forward 
to the current general zoning set back requirements.   

The design intent for this home was exercised in many different directions to make sure that the 
home met the physical needs of not only the family members living in the home, but also so that it 
fits within the surrounding homes. All other ordinances were upheld to make sure that sure it does 
not create any endangerment to the public health, safety or general public and/or the people living 
within the home. In addition, the intent of the project is in keeping with the spirit and intent of the 
ordinance and feel of the surrounding neighborhood as we’re trying to bridge the setback requirements  
found on the majority of the block, and create a visually pleasing home that is similar to other modern 
homes found on Thomas Ave So. and the surround neighborhood. 

Thank you for considering our variance request. 

 

Respectfully, 

Sean Stevens 
Concept Homes 























 

 

 

LAND USE APPLICATION SITE PHOTOS 

 

TO:  CITY OF MINNEAPOLIS 

FROM:  SEAN STEVENS OF CONCEPT HOMES 

SUBJECT: EXHIBIT A:  STATEMENT OF PROPOSED USE 

DATE:  MARCH 12, 2016 

RE:  6052 THOMAS AVE S. 

 

 

Rendering of Proposed House at 6052 Thomas Ave S 

 

 

 



View of 6052 Thomas current house from street looking West 

 

 

 

 

View of 6052 Thomas house with neighbor’s house  to the North 



 

 

View of 6052 Thomas looking to the south showing front of lot garage

 

 

 



View of houses on the same side of street to the North of 6052 Thomas.  Showing them all in line to the 

front of the required front set back.

 

 

View of East side of block showing all houses set forward to the front set back.  All houses are in line  

with each other 

 



 

 

View of 6052 Thomas showing the garage placement in front of house on East side of lot

 

 

View of 6052 Thomas from house vantage point showing garage in front yard looking East 

 



From: Sean Stevens
To: Brandt, Alyssa J.
Subject: FW: 6052 Thomas Ave S.
Date: Wednesday, March 16, 2016 9:55:28 AM
Attachments: image001.png

 
 
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
 

From: Sean Stevens [mailto:sean@concepthomes.com] 
Sent: Friday, March 4, 2016 6:43 AM
To: 'Nikki Lindberg' <armatageneighborhoodassoc@gmail.com>
Subject: RE: 6052 Thomas Ave S.
 
Good morning Nikki,  yes please add us to the agenda for the 15th.  Either myself or our project
manager Adam Koch will attend.
 
Thanks
 
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
 

From: Nikki Lindberg [mailto:armatageneighborhoodassoc@gmail.com] 
Sent: Friday, March 4, 2016 4:25 AM
To: Sean Stevens <sean@concepthomes.com>
Cc: Denis Houle <DENISHOULE@comcast.net>
Subject: Re: 6052 Thomas Ave S.
 
Sean,
Thank you for the notification. Our next monthly meeting is Tuesday, March 15 at 6:30 at the
Armatage Community Center. I can add you to our agenda if you plan to attend. I will also
notify the neighborhood of the meeting on the 23rd.
 
Thanks!

x-msg://2052/sean@concepthomes.com
x-msg://2052/Alyssa.Brandt@minneapolismn.gov
http://www.concepthomes.com/
http://www.concepthomes.com/
x-msg://2052/armatageneighborhoodassoc@gmail.com
x-msg://2052/sean@concepthomes.com
x-msg://2052/DENISHOULE@comcast.net



Nikki Lindberg, Coordinator

Armatage Neighborhood Association

anacoordinator@armatage.org
612-668-3206
2500 West 57th Street
Minneapolis, MN 55410

 
On Mar 3, 2016, at 8:46 PM, Sean Stevens wrote:
 

Attention Armatage Neighborhood Association,
 
Our company is applying for a building permit for new home construction at 6052
Thomas Ave S.  We are also applying for a land use variance for a front yard set back of
our proposed house to move the house forward in our lot to be consistent with the
rest of the block.  Currently our house is set far back in our lot and will propose that
our new home will sit forward and in line with the other houses. 
 
Please find the as built survey, the proposed survey, our proposed house architectural
plans, aerial photos of the block, street view photos of our house and house directly to
the north of our property and a rendering of our proposed house.
 
We will be having a neighborhood meeting at our property on Wednesday, March

23rd to present our proposal to the neighborhood.  We also plan on meeting with the
Armatage Neighborhood Association to ask for your blessing for our land use variance
approval.
 
If you have any questions, please feel free to contact me.
 
Thank you for your time.
 
 
Sean Stevens
Construction Manager | Concept Homes
 
<image001.png>
 
601 Carlson Parkway, Suite 1050  |  Minnetonka, MN  55305

http://www.armatage.org/
x-msg://2052/anacoordinator@armatage.org


Dear Neighbor, 
 
 
Our company, Concept Homes, will be building a new home at 6052 Thomas Ave S, 
Minneapolis. We will soon be preparing the site and existing home for demolition. 
 
We would like to share the plans and survey with the neighbors and discuss any 
questions or concerns you 
may have. We will be available on Wednesday March 23 at the above address from 
1:00 – 2:00 p.m. There 
will be a full set of plans and a site survey available for viewing at this meeting. Should 
this meeting time not 
work with your schedule, you are welcome to contact me and we can schedule an 
alternate time to meet 
individually. 
 
Demolition of the existing home will commence on or around April 15th and construction 
of the new home will begin shortly thereafter. Please know we will make every effort to 
monitor our subcontractors and craftsmen to ensure 
sensitivity to your neighborhood and maintain a clean job site. The initial stages of 
construction do require 
larger vehicles such as a backhoe trailer and cement trucks, so we will be working 
diligently in trying to prevent 
parking issues and appreciate your patience during these stages. 
 
We look forward to the opportunity to bring a new home to Thomas Avenue. If you have 
any concerns or questions 
throughout the duration of our construction phase, please feel free to contact me at 612-
518-2602 or at sean@concepthomes.com 
 
Sincerely, 
 
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 
License #:  BC678719 
 



From: Ziring, Emily
To: Sean Stevens
Cc: Brandt, Alyssa J.
Subject: RE: 6052 Thomas variance request
Date: Wednesday, March 16, 2016 10:00:09 AM
Attachments: image001.png

Thank you, Sean. Please make sure this gets to the Armatage Neighborhood Coordinator directly:
anacoordinator@armatage.org
 
Thank you.
 
 
Emily Ziring
Senior Policy Aide to Council Member Linea Palmisano

City of Minneapolis, 13th Ward
phone:  612-673-3199
 
Subscribe to 13th ward newsletters & updates here.
 
 
 

From: Sean Stevens [mailto:sean@concepthomes.com] 
Sent: Wednesday, March 16, 2016 11:58 AM
To: Ziring, Emily
Cc: Brandt, Alyssa J.
Subject: FW: 6052 Thomas variance request
 
Emily, our company is applying for a general land use variance for 6052 Thomas Ave S.  Please note
the attached letter the City has requested that we send you describing our intent.
 
Call me if you have any questions.
 
Thanks
 
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
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mailto:anacoordinator@armatage.org
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