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LAND USE APPLICATION SUMMARY 

Property Location: 4952 Humboldt Lane 

Project Name:  Humboldt 6th Addition – Lot Variance 

Prepared By: Shanna Sether, Senior City Planner, (612) 673-2307 

Applicant: Alatus – MyHomeSource 

Project Contact:  Nick Reimler 

Request:  To reduce the minimum lot area due to an alley vacation. 

Required Applications: 

Variance  To reduce the minimum lot area from 5,000 sq. ft. to 4,993 sq. ft. 

SITE DATA 

Existing Zoning R4 Multiple-Family District 

Lot Area 4,993 square feet / .11 acres 

Ward(s) 4 

Neighborhood(s) Lind-Bohanon Neighborhood Association   

Designated Future 
Land Use Urban Neighborhood 

Land Use Features Not applicable 

Small Area Plan(s) Not applicable 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property is a vacant parcel that was 
platted in 2002, during the Humboldt Greenway Planned Unit Development project. This parcel and 
approximately 70 others were not completed during the project. Several of the parcels have transferred 
back to the City of Minneapolis-CPED or returned to Hennepin County as tax-forfeited property. The 
applicant, Alatus, is proposing to replat parcels in Phase I and II as shown in the attached documents.  

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The majority of the area is vacant; 
the adjacent parcel to the east is a single-family dwelling.  

PROJECT DESCRIPTION. The applicant is proposing to replat the existing block and dedicate a 
new alley at the rear of proposed Lots 1-3, addressed as 4944, 4948 and 4952 Humboldt Ln N. The new 
alley will reduce the lot area of each of these parcels below the minimum 5,000 sq. ft. of lot area 
required for a single-family dwelling in the R4 Multiple-Family District. The applicant is applying, 
concurrently, for a preliminary and final plat (PL 309) and alley vacation/dedication (VAC-1660) to 
resolve platting inconsistencies with the subdivision ordinance and allow the future construction of 
single-family dwellings. 

RELATED APPROVALS.  

Planning Case # Application Description Action 

BZZ-942 
PL-124 

Planned Unit 
Development and 
Plat 

PUD for new 
residential 
subdivision 

Approved by the 
CPC on 12/13/02 

PUBLIC COMMENTS. Staff has not received public comments at the time of preparing the staff 
report. Any correspondence received prior to the public meeting will be forwarded on to the Planning 
Commission for consideration.  

ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the minimum lot area from 5,000 sq. ft. to 4,993 sq. ft. 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 due to the existing block configuration and the adjacent 
single-family dwelling to the east. The subject property was platted during the Humboldt Greenway 
5th Addition and was intended for single-family dwelling construction. The applicant is replatting the 
block and dedicating an alley at the rear of proposed Lots 1-3, addressed as 4944, 4948 and 4952 
Humboldt Ln N. The alley is necessary in order to allow for detached garages to be constructed at 
the rear and accessed via public alley, in lieu of a separate curb cut along Humboldt Ln N. Staff finds 
that these circumstances were not created by the applicant. 

http://www.minneapolismn.gov/www/groups/public/@clerk/documents/webcontent/wcms1p-148640.pdf
http://www.minneapolismn.gov/www/groups/public/@council/documents/webcontent/convert_260889.pdf
http://www.minneapolismn.gov/www/groups/public/@council/documents/webcontent/convert_260889.pdf
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The applicant is proposing to dedicate an alley at the rear of the subject property and the two 
adjacent parcels to the south in order to allow for access to detached accessory structures at the 
rear of the parcel and individual trash service. The purpose of the subdivision ordinance is to 
provide for the proper installation and maintenance of adequate public services and facilities, 
including water, sewer, stormwater drainage and storage areas, streets, alleys, sidewalks, lighting, 
parks and open space and similar improvements. Further, the R4 Multiple-family District is 
established to provide an environment of predominantly medium density apartments and 
congregate living arrangements, single-family and two-family dwellings and cluster developments, 
on lots with a minimum of five thousand (5,000) square feet of lot area and at least one thousand 
two hundred fifty (1,250) square feet of lot area per dwelling unit. The applicant has demonstrated 
that the lot is buildable without further variance to any of the required yards or floor area ratio. 
Therefore, staff finds that the applicant is proposing to utilize the property in a reasonable 
manner, consistent with the spirit and intent of the ordinance and comprehensive plan.  

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

The proposed lot area variance is required due to the dedication of 16 feet at the rear of the 
property to allow for a new public alley. This alley will allow the proposed detached garage to have 
alley access and conform to the traditional urban form. The applicant has demonstrated that a 
single-family dwelling may be constructed without further variance of other provisions in the zoning 
code. Therefore, 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 Plat and alley dedication has 
been reviewed by Public Works and meets the minimum requirements. The proposed alley will 
require a separate permit by the Public Works department. Therefore, 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.  

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the application by Alatus-MyHomeSource for the property 
located at 4952 Humboldt Ln N: 

A. Variance to reduce the minimum lot area from 5,000 sq. ft. to 4,993 sq. ft. 

Recommended motion: Approve the application for a lot area variance. 

ATTACHMENTS 

1. Zoning map 
2. Oblique aerial photo 
3. Written description and findings submitted by applicant 
4. Survey 
5. Site plan 
6. Plans 
7. Photos 
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STATEMENT OF PROPOSED USE 

The Homes at Humboldt Greenway LLC is the developer of the former Humboldt Greenway development, now 
called Parkside at Humboldt Greenway; The Homes at Humboldt Greenway LLC is a co-development between 
MyHomeSource and Greater Metropolitan Housing Corporation (GMHC). The current phase of development was 
the selected proposal to an RFP offered by the City of Minneapolis in June 2015. At the time, MyHomeSource 
and GMHC proposed to construct 63 new homes – 52 detached single family homes and 11 townhomes keeping 
with similar products as the original Humboldt Greenway development. However, a more in depth market 
analysis from Marquette Advisors revealed that the detached single family homes in that area have a stronger 
demand and higher values than townhomes. As a result, the proposed plat allows for all single family homes to 
be built on the lots and takes 49 small lots and reconfigures them into 19 conforming lots to accommodate 
single family homes and allow the overall development to complete 65 single family homes.  The Humboldt 
Greenway 6th Addition spans two blocks starting at Humboldt Ave N and 51st Ave N in the northwest corner 
down to Girard Ave N and 49th Ave N in the southeast corner.  As part of the platting process, a General Land 
Use Application, Subdivision Application, and Alley Vacation will all be submitted for review and approval. 

The original plat was part of a planned unit development that allowed for the nonconforming lots and Outlots 
that are no longer feasible in the new development; the PUD no longer applies. The existing lots were platted as 
part of the Humboldt Greenway 5th Addition by the previous developer who planned for different types 
townhomes, making the lots as platted less feasible for detached single family homes. The original plat had 
created small, narrow lots along 51st Ave N and 49th Ave N to allow for some type of townhome and there were 
narrow, nonconforming lots along Girard Ave N also platted to allow for townhomes. There were also two 
Outlots created by the old plat that will no longer exist with the new proposed plat. After discussions with city 
staff, it was determined that realigning the lots to a more traditional urban grid system with conforming lots 
would be preferred to the layout created by the Humboldt Greenway 5th Addition plat. 

The current proposed plat, Humboldt Greenway 6th Addition, creates 19 lots over 5 blocks, drainage and utility 
easements, a new alleyway to allow access to the new lots and maintain access to the existing, and ingress and 
egress easements for shared private drive access off the alley. We have also submitted an alley vacation request 
for the section of alley that currently exists and cuts through Lot 9, Block 4 of the proposed plat. The new alley 
will extend the existing one farther south and curve to pass along the southern border of Lot 10. There will also 
be an easement to allow for two shared private drives off the alleys between Lots 1 and 2 of Block 1 and Lots 1 
and 2 of Block 2; as well as to the eastern side of Lots 4-6, Block 8 of Humboldt Greenway 5th Addition to allow 
access to those properties. The original plat also called for this type of driveway and it is similar to the existing 
shared private driveway just north of 50th Ave N. The end result is 19 buildable lots that allow for the 
construction of detached single family homes under the current R-4 zoning requirements and will accommodate 
the total development of 65 single family homes that will be part of Parkside at Humboldt Greenway.  

The homes being constructed along Humboldt Lane south of 50th Ave N consist of four different two-story floor 
plans each with multiple elevations, all with 3 bedrooms, 2.5 baths, and approximately 1650-2000 finished 
square feet on the upper two levels, and detached 2-car garages. Homes with an optional finished basement will 
have an additional bedroom, bathroom and family room. Future phases of development are hoping to include 
one-level rambler plans to allow for single level living. The exterior of all homes feature LP Smartside siding, 
stone, and concrete stoops with traditional styling and details that complement the surrounding area. The 
design of the homes being constructed were reviewed and approved by both the city and neighborhood design 
review processes as well as with the consideration of the existing homeowner’s association from the earlier 
development phases.  

The lots are currently owned by the City of Minneapolis and The Homes at Humboldt Greenway is scheduled to 
acquire the properties by July 1, 2016 per the Redevelopment Option Contract between the two entities.  
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