
1 

 

Planning Commission 
Regular Meeting 

 
Monday, November 10, 2025, 6:30 PM 

106 Center Street 
 

Members of the public may attend the Planning Commission meeting either in person or by joining via Zoom 
either online or by telephone at: 

 
https://us02web.zoom.us/j/83169193578?pwd=7YCzryAsaISiehAUDX89aaF2jU85tb.1 

 
Meeting ID: 831 6919 3578 

Passcode: 788330 
--- 

One tap mobile 
+13017158592,,83169193578#,,,,*788330# US (Washington DC) 

+13052241968,,83169193578#,,,,*788330# US 

Some items on this agenda are important enough to City Councilmembers that a quorum of the Council may 
be present to receive information leading to their future deliberations and eventual decision.  

AGENDA 

1. Call to Order 

2. Roll Call 

3. Minutes of the Preceding Meeting(s) 

 A. August 25, 2025 Minutes 

4. Discussion Items 

 A. Residential Review Permit and Variance Applications - 163 Second Street (PC No. 2025-
09) 

 B. Residential Review Permit and Variance Applications - 174 West Lake Street (PC No. 
2025-10) 

5. Communications and Reports 

 A. Council Updates 

 B. Upcoming Items 

6. Miscellaneous 

7. Adjournment 
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City of Excelsior 

Hennepin County, Minnesota 
 

Planning Commission Meeting 
Minutes 

August 25, 2025 
 

1. CALL TO ORDER 
 
2. ROLL CALL 

Commissioners Present: Day, Johnson, Muenzberg, Neale 
Commissioners Absent: Hansen, Malsam, Tyler 
Also Present: Council Member Liaison Caron, Community Development Director Julia Mullin 

 
3. MINUTES OF THE PRECEDING MEETING(S) 

(a) Planning Commission Meeting, July 28, 2025 
 

Johnson moved to approve the minutes. Neale seconded. Approved 4-0. 
 

4. DISCUSSION ITEMS 
 

 
(a) 262 Lake Street - Variance Application (PC No. 2025-08) 
Neale moved to recommend denial of the variance application. Johnson seconded. Motion to 
recommend denial of the variance is approved 3-1. Commissioner Day voted against. 
 

 (b) PC Resolution 2025-03 Approving Residential Review Permit for an addition at 243 Third Street 
 Day moved to approve PC Resolution 2025-03. Johnson seconded. Approved 4-0. 
 
 (c) PC Resolution 2025-05 Approving Residential Review Permit for an addition at 210 George Street 
 Johnson moved to approve PC Resolution 2025-05. Day seconded. Approved 4-0. 
 

(d) Public Hearing, revisions to Chapter 24 Signs, of zoning ordinance – Continued to September 
22nd Planning Commission meeting 

 
 
5. COMMUNICATIONS AND REPORTS    
 Council Liaison Caron provided an update. 

 
6. MISCELLANEOUS 
 
7. ADJOURNMENT 
 Day moved to adjourn the meeting. Neale seconded. Approved 4-0. Meeting adjourned at 8:30 pm. 
 
 
Respectfully submitted, 
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Julia Mullin 
Community Development Director 
 

 
 
 
 

2025  Planning Commission Attendance – Page 1 

Meeting Jan 
27 

Feb 24 Mar 24 Apr 28 Apr 30 May 13 May 20 June 4 Jun 23 Jul 7 

 Cance
lled 

  Cancell
ed 

Special 
Mtg 

Special 
Mtg 

Cancell
ed 

Special 
Mtg 

 Special 
Mtg 

Day X P P X A P X P P P 
Hansen X X P X A A X P P P 
Johnson X P P X P P X P P P 
Malsam X X P X P P X P P P 
Muenzberg X A P X P P X P P P 
Neale X P P X P A X P P P 
Tyler X P P X P P X P P P 

 
 

2025  PC ATTENDANCE CONTINUED – Page 2 
 

Meeting Jul 14 Jul 28 Aug 25  Sep 22 Oct 27 Nov 24 Dec 22   

 Special 
Mtg 

      

Day P P P     
Hansen A P A     
Johnson P P P     
Malsam P P A     
Muenzberg P P P     
Neale P P P     
Tyler P A A     

 
 
P – Present 
A – Absent but gave prior notice  
U – Absent without notice 

SM – Special Meeting 
X – Not applicable (cancelled meeting or not on PC) 
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Item: 4.A. 

ITEM REPORT 
 
To: Planning Commission 
From: Julia Mullin, Community Development Director 
Meeting Date: November 10, 2025 
Department/Office: Community Development 
Item Name: Residential Review Permit and Variance Applications - 163 Second Street 
(PC No. 2025-09) 
 
Summary:  
APPLICANT Price Homes, 550 Freeport Ave NW, Elk 

River, MN 55330 

PROPERTY OWNER Frank Weigel 

LOCATION 163 Second Street 

CASE NO PC No. 25-09 

60/120 DAY REVIEW DEADLINE December 29/ February 27, 2026 
 
BACKGROUND 
 
The applicant is requesting a Residential Review Permit (RRP) for the 
construction of a new single-family home at 163 Second Street. The parcel 
is 7,787 square feet and is undeveloped. The parcel was created when the 
parcel at 173 Second Street was subdivided in March 2021. When the 
subdivision was approved by the City Council, conditions were placed on any 
new development on the parcel at 163 Second Street and these conditions 
are captured in Resolution 2021-01 (attached).  
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The property has been subject to multiple residential review permit and variance 
applications since it was subdivided in 2021. The most recent application was made in 
2024. The owner requested a residential review permit and variances from building 
height requirements and the front yard setback requirement. The Planning Commission 
approved the residential review permit application (vote of 6-0) on April 22, 2024, and 
recommended approval of the height variance and denial of the front yard setback 
variance (vote of 6-0). On July 15th, 2024 the City Council approved the variance for 
building height and denied the variance for the front yard setback (Resolution 2024-24 
is attached). The approved applications expired on July 15, 2025. The applicant has 
submitted new applications for the construction of a single family home at 163 Second 
Street. The applicant is requesting a variance for building height requirements and 
approval of a Residential Review Permit Application. The plans are the same as those 
approved last year, except the need for the front yard setback variance has been 
eliminated. 
  
NEIGHBORHOOD CHARACTER 
There are primarily one and a half story homes on this block of Second Street. The 
home to the east (173 Second Street) is a one and a half story home with a tuck under 
garage that faces the subject parcel. The home to the west (151 Second Street) is a 
one and a half story home and is situated five feet from the side property line, shared 
with the subject parcel. Second Street slopes down significantly from Courtland Street 
to West Lake Street, and the subject parcel is located where the slope is steepest. 
There is a consistent front yard setback pattern with the exception of 151 Second 
Street which is setback considerably further. Many of the homes on the block have 
attached garages. 
  
ZONING 
Conditions of Resolution 2021-01: 
This application is subject to Resolution 2021-01 adopted by the City Council when the 
parcel was created through subdivision in 2021. The following are conditions of the 
Resolution that are applicable to any new development at 163 Second Street: 

1. The front lineal measurement of the building cannot exceed 37 feet in width.  
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2. The setbacks of the new house should be as follows: 

• Side yard (west side): a minimum of 10’ and 12’ 
• Side yard (east side): a minimum of 12.5’ 
• Front yard: minimum of 25’ 
• Rear yard: minimum of 38’ to one corner and 33.5’ to other corner of the 

proposed structure 

3. The new home shall carry forward the same architectural characteristics of a 
one-story garage with maximum height of 18’ on the north side of the project 
with windows and varied siding to break up wall planes and the structure should 
include a porch. 

  
Residential Zoning Standards 
The property is zoned R-2 Single and Two Family Residential. Both the new residential 
zoning standards that became effective April 1, 2024 and the conditions that were 
passed by the City Council in 2021 impact this application. (This is noted because this 
applicant had submitted an earlier set of plans prior to April 1, 2024, when the zoning 
standards were different, and they had to revise plans to meet the new zoning 
standards.) The application has been evaluated based on the most restrictive 
conditions/ordinances that apply to the property.  

• Building height measurement (Sec. 14-1): Ordinance requires that height be 
measured as the vertical distance measured from the lowest grade (967’) on the 
parcel within an area 7’ from the structure. The proposed height is 31’. A 
variance is required. 

 
DETAILS/ANALYSIS  
  
Standard Required – R2 District Existing Proposed 

Minimum Lot Area 10,000 sf 7,787 sf 7,787 sf 

Minimum Lot Width 60 feet 66’ 66’ 

Rear Yard Setback 35 feet NA 35’ (west side) 
38.7’ (east side) 

Front Yard 
Setback* 

20-30 feet 
Front porch may 
encroach up to 6’ into 
front setback 

 NA 30’ (adjacent front 
setbacks are 
approximately 20’ 
and 45’) 

Side Yard Setbacks 9 feet/20% lot width 
minus 6 (7.2’) 

NA West side: 12.2’ and 
13.1’ 
East side: 12’ 
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Driveway Setback 3 feet (interior side lot 
line) 

NA Shared driveway 

Maximum Building 
Coverage 

25% (or up to 30%)** NA 25.7% (2,004 sf)  

Maximum Lot 
Coverage 

12% lot area + 2100 
(3,034 sf or 39%) 

NA 36.2% (2,821 sf) 

Height (measured 
from lowest grade) 

28 feet  NA 31.4 feet 

Attached garage < 800 sf or 75% of square 
footage of footprint of 
principal dwelling, 
whichever is less 

NA 484 sf 

Front Wall Plane 
Width Limitations 

16 feet width maximum 
without an 8 feet x 2 feet 
recession or projection *** 

  14’ 
  

Side and Rear Wall 
Plane Width 
Limitations 

32 feet without an 8 feet x 
2 feet recession or 
projection 

  Side (left): 29[PC1] ’ 
Side (right): 22’ 
Rear: 32’ 

Window and door 
openings on 
exterior walls facing 
public street**** 

At least 15% of total area 
of exterior walls 

  Front: 18% 
  

Window and door 
openings on other 
exterior walls*** 

At least 10% of total area 
of exterior walls 

  Side (left):16% 
Side (right): 20% 
Rear: 13% 

NOTES: 
* The front yard setback of a principal structure (or addition thereto) shall be no closer 
to the street than the average of the front yard setbacks for the principal structures on 
either adjacent lot on the same block and same side of the street provided that it shall 
not be closer than 20 feet from the front property line.(Sec. 41-3) 
** For lots up to 8,000 square feet, maximum building coverage is increased to 30% if 
the primary structure is one (1) or one and a half (1.5) stories. (See definitions, Sec. 
2.2)  
***A porch may be used in lieu of required offset. (Sec. 41-10) 
**** Total area of exterior walls for window and door opening calculation excludes 
garage doors. (Sec. 41-10) 
 [PC1]Double check, I think I am using newest plans 
 
Zoning Conclusions 

1. The application meets the conditions of Resolution 2021-01.  
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2. The applicant has updated plans from last year’s submission so that the front 
yard setback requirement is met. 

3. The application does not meet building height requirements. The proposed home 
is three feet over the allowed maximum height of 28 feet. 

  
The parcel and proposed retaining walls:  
As noted, there is a significant grade change on this parcel, 9’ from southeast corner to 
southwest corner. The proposed house is situated between elevation contours of a 
maximum 975’ and a minimum 967’. The proposed plans rely on retaining walls to 
situate the house on this sloped parcel. There is a retaining wall with a height of 3.5’ at 
the rear of the home and two walls in the front of the home, with heights of 2’. 
  
Attached garage: The garage is located at the rear of the home, attached, and has 
side-facing doors. It meets the requirements for attached garages (Sec. 11-1 and Sec. 
41-10 of the zoning ordinance.) 
  
Landscaping and Tree Preservation:  
The following trees are proposed for removal: In front yard: 14” maple, 12” maple. In 
west side yard: 4” deciduous and 14” deciduous. In rear yard: 14” deciduous, 12" 
deciduous 
  
Two Red Maples and a Kentucky Coffee Tree are planned for the front yard, and seven 
trees planned for the rear yard. The city arborist will review the tree plan. 
Stormwater Management: The city engineer has completed a preliminary review of 
the application. The proposed home at 163 Second Street and associated proposed 
grading shall meet the conditionally-required lot drainage characteristics set forth during 
the 2021 lot split approvals for 173 Second Street, and drainage area maps and 
calculations shall be reviewed and approved prior to building permit issuance. The 
applicant has submitted a grading plan, and plan for a stormwater best management 
practice on the property as is required. Any approval of this application will be 
conditioned upon the approval of the city engineer. 
Residential Review Permit, Good Neighbor Guidelines Criteria  
The following is staff review of the proposed plans’ conformance with the Good 
Neighbor Guidelines per Section 42-3 of the Zoning Ordinance. 
  
The City Architect’s review is attached. The following, in italics, is Planning Review. 
  

1. Massing and scale of new structure should be compatible with neighboring 
structures. Neighboring structures are primarily one and a half story structures. 
The proposed home has a main level (one story) and a basement that walks on 
out on the side. The garage is attached and is also one-story. The one-story 
design is compatible with neighboring structures. Retaining walls along the front 
and west side of the house help manage the changing grade and are at most 3’ 
tall which makes them compatible with the adjacent property to the west. The 
home on the adjacent parcel at 151 Second Street is located only 5’ from the 
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property line. It is critical that the subject home have no more than two stories 
facing this adjacent home. 

  

2. The size and mass of a new structure should be compatible with the size of the 
property. The parcel is 7,787 square feet and 66’ wide. The structure is at the 
maximum permitted setbacks, however it is a one-level home with a look-out 
basement that is exposed on one side and partially at the front and rear. A one 
story home is appropriate for the size of the property, particularly given its steep 
grade change and proximity to the adjacent house to the west. The roof on the 
structure is tall. While the gables, which are decorative and not essential to the 
structural design, break up the roof planes, some reduction may relieve the roof 
massing. 

  

3. A new structure should follow alignments that are predominant on the street and 
compatible with neighboring properties. The proposed home is setback similarly 
to the home on the right (173 Second), however, the adjacent home to the left 
(151 Second) is set back significantly further (it is an exception on the block). 
The proposed home was originally proposed to be located 25’ from the front 
property line. A variance for this setback was denied in 2024. The 30’ front 
setback lessens the home’s impact on the neighbor to the west.  

  

4. A new structure’s design should respect the site’s natural slope and features, 
minimizing cut, fill and retaining walls. There is a 9’ grade change from the 
southeast to southwest sides of this parcel, a unique circumstance on the parcel 
that makes meeting GNG #4 challenging. Any design would need to guard 
against looming over the neighboring house below. The one-story design 
respects this natural slope. The lower level looks out on the southwest side and 
is only partially exposed at the front and rear. Retaining walls are proposed to 
accommodate the construction on the slope. The retaining walls are 1’ – 3’ in 
height along the front of the house, and 0.3’ - 2.5’ along the west side of the 
house. These walls fit the character of the neighborhood and are not unduly 
impactful on neighboring properties. There is a retaining wall 3.5’ in height at the 
rear of the house. The existing design respects the natural slope of the parcel. 

  

5. Consider front porch element in design of new structures. There is a front porch 
included in this design. The roof of the home extends over the front porch so that 
it doesn’t project from the front of the house. However, there is no second level 
on this home, reducing the overall mass and scale of the home, and the porch 
provides some relief across the front of the house. 
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6. A new structure should be detailed as four-sided architecture. The proposed 
home is well-detailed on all four elevations using windows, wall off-sets, and 
materials. 

  

7. Consider neighbor views, privacy and sunlight in placement and size of a new 
structure’s elements. The parcel was created from a subdivision meant to protect 
the existing house at 173 Second Street and to result in a home built at 163 
Second rather than a teardown of 173 Second and one larger home constructed. 
The proposed home has been designed to fit the steep slope of the parcel, and 
the one-story design with a walk-out basement creates less impact on the 
neighboring parcel than a one and a half or full two story design. A two story 
design had been proposed and was denied in part for the impact that three 
stories (including a look-out basement) had on the neighbor at 151 Second.  

  
Variance Analysis  
The Applicant requires a Variance of 3.4’’ from the building height standard per Section 
14-1 of the Zoning Ordinance. The height is measured from lowest elevation (within 7’ 
area around structure), 966.6’, to the highest point on the roof (998’). 
  
Variance Review Criteria 
The Excelsior Zoning Code, per MN Statute, requires that a variance request be 
evaluated according to the following criteria: 
  

1. Is the property owner proposing to use the property in a reasonable 
manner not permitted by the ordinance? 

The parcel at 173 Second Street was subdivided in March 2021 with the goal of 
preserving the existing home at 173 Second Street and preventing demolition of the 
home and construction of a much larger home on the full parcel. The original parcel 
was split in two with the understanding that a new home would be built at 163 Second 
Street. Conceptual plans were included with the subdivision application and approval. 
The property owner is proposing a single family home on the parcel which is a 
reasonable use of the parcel. The proposed home is one story with a look-out 
basement and the parcel has a significant elevation change making even a one story 
structure over the height limit because ordinance requires measuring building height 
from the lowest elevation. (Prior to April 2024, ordinance required height be measured 
from the average grade at the front of the house.) 
  

2. Is the plight of the property owner due to circumstances unique to the 
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property that have not been created by the landowner? 

This parcel is small (7,787 sf) and has a significant grade change from the east side to 
the west side. To design and situate a home on this parcel in a way that respects the 
natural grade of the parcel and to create a design that is compatible with neighboring 
structures and does not significantly impact them (required by the Good Neighbor 
Guidelines), limits what is possible. The proposed home is one story with a look-out 
basement on one side that is partially exposed at the front and rear. The significant 
grade change on the parcel is a unique circumstance on the property. 
  

3. Will the variance, if granted, alter the essential character of the area? 

The character of the area is a single-family neighborhood and most of the homes on 
this block are one and a half stories. The height of the proposed home will not alter the 
essential character of the area. 
  

4. If a variance is granted, will the outcome be (a) in harmony with the 
purpose and intent of the ordinance, and (b) consistent with the 
Comprehensive Plan. 

The proposal meets the following Goal of the Comprehensive Plan for Residential 
Areas. City policy supports the enhancement of housing and residential neighborhoods. 
Goal: Maintain the Community’s image and desirability as a great place to live and 
raise a family by preserving and enhancing the quality, character, safety and appeal of 
residential neighborhoods and developments, and providing diversity in its housing 
stock and unit types. 
  
Building height: the intent of the 28’ height maximum is to keep homes in the R1 and 
R2 zoning districts compatible with that of existing structures. The intent of measuring 
height from the lowest grade rather than the average grade at the front of the structure 
is to ensure we are managing that height limit on all parcels regardless of topography. 
This parcel has a significant grade change. When height was measured from the 
average grade at the front of the home, the height was 28’, which met the ordinance 
standard. This parcel has a steep grade change. A one story home with a height 
measurement that is 28’ when measured from the average grade at the front of the 
parcel and is 3.4’ over the maximum when measured from the lowest grade meets the 
intent of the ordinance. 
  
Public Hearing 
As required by City Ordinance Appendix E, Section 6-6 – Procedures Variances, the 
Planning Commission shall conduct a duly noticed public hearing on the Variance 
application at their regularly scheduled meeting on Monday, November 10, 2025.  
  
Recommended Conditions of Approval.  
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Staff recommends the following conditions with approval of this Residential Review 
Permit and Variance: 

1. The applicant shall obtain all necessary City, watershed district, and other 
government entity permits and approvals including but not limited to building 
permits, grading and erosion control plans, etc.  

2. The city arborist shall review and approve tree removal and replacement plans. 
3. The City Engineer shall review and approve the grading and stormwater plans 

and ensure conformance with the requirements stated in Resolution 2021-01 
approved at the time the subject lot was created through subdivision. 

4. The plans shall be consistent with the survey and plans included in the 
November 10, 2025, Planning Commission packet.  

5. The RRP and Variance shall expire one year from the date of adoption of the 
resolution if not acted upon. 

 
 
Recommended Action: 
The Planning Commission shall hold a public hearing for the Residential Review Permit 
and Variance applications. The Planning Commission shall approve or deny the 
Residential Review Permit application and recommend to the City Council approval or 
denial of the variance application. 
  
Staff recommends that the Residential Review Permit and Variance applications be 
approved based on the findings in the staff reports. 
 
Budget: 
 
 
Attachments: 
1. 1_ 00. 163 2ND ST- GNG PLAN REVIEW & drawings-10 29 2025 
2. 2_ RRP App_163 Second St 
3. 3_ Variance App_163 Second 
4. 4_ Price Homes Variance Statement 
5. 5_ Survey_date 07_01_24 
6. 6_ Elevations_date_06_26_2024 
7. 7_ 163 Second Street Res 2021-01 
8. 8_ Resolution 2024-24_163 Second 
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Excelsior Good Neighbor Guidelines Review  

163 2ND STREET                     10/29/25 
 

Guidelines (7) Review Criteria 
1.  Massing and scale of a new 

structure should be 
compatible with 
neighboring structures 

 Ensure that the massing and scale of a new structure is visually compatible with neighboring structures, with 
special attention to design of upper levels and roofs. 

 Consider incorporating the following mass mitigation techniques to align with neighborhood patterns: 

 Street facing gable 

 One story open front porch 

 Step-downs 

 Upper level components that are 1/2 story rather than full story 

 Roof planes that are broken up (no large unarticulated planes) 

 Offset structure components to break up bulk and large flat planes (gable and wing) 

 Separate components by breezeway or one story element 

 Garage located 60' back from front street 

 Highly creative design that reduces the perception of bulk 

 A “tunnel effect,” which results from tall walls placed close together, should be avoided through one-story 
additions or step-backs 

 Maintain consistency with the street wall on all sides (including corner lots) and design façade width to reflect 
the established range of neighboring structure widths. 

 Ensure that the height of a new structure is within the height range of neighboring structures and floor-to-
floor heights are compatible with those of neighboring structures. 

 Position taller portions of a structure away from neighboring structures of lower scale to minimize looming effects 

and shading of neighboring structures, or step down the structure toward lower-scaled neighboring structures. 

 

This block of second street has mostly smaller one and 1-1/2 story houses, with the exception of the two-story adjacent 
house to the right (east) 171 2nd St; the next house east at the end of the block; and the house at the west end of the block. 
A previous submission was PC approved on 4/22/2024. This REVISED new one-story + basement walkout house is 
substantially similar to the previous submission, with a reduced footprint shifted north away from the front property line, 
and lower building height.  The front elevation of the house remains similar as previously submitted, with fewer retaining 
walls.  The right elevation is also similar, lower in height and shorter in length. The left elevation is also lower in height and 
shorter in length, with different window shapes/ locations toward the rear. The back elevation is slightly changed, with 
more articulation, a larger roof gable, and additional windows. The house has been further shortened in length by 5-0 and 
reduced in bulk. As in its previous submission, its front, rear and right-side elevations present as 1 to 1-1/2 story massing. 
Due to the site’s grading, the left side is a two-story elevation.  The roof and sidewall planes are broken up with gables and 
offsets. The west sidewall plane has an offset with an 8” projecting mass element that helps break up the wall plane.  A 
one-story rear garage shares the driveway with adjacent neighbor to the right, which effectively sets the elevation of the 
main floor of the house. 
 
Retaining walls and planters shown in the Site Plan at the front and west (left) are substantially similar as previous, and wall 
heights there are minimized by the terracing.  The 2-6 high rear retaining wall by the garage is greatly reduced in size, less 
disruptive on the site, and follows the existing grade contours of the site. Given the difficult slopes on the site, the house 
massing and scale seem compatible with neighboring structures.  
(See attached drawings showing elevation comparisons between the previous and current submissions). 
 

2.  The size and mass of a new 
structure should be 
compatible with the size of 
the property 

 Ensure that the structure’s visible building envelope (bulk) is compatible with the property size and with 
neighboring structures. 

 Locate the garage to respect existing neighborhood patterns and minimize the garage’s impact on structure 
massing and street face. 

 
The site is very challenging due to its 9 to 10 feet elevation drop from right to left.  The one-story + walkout house design 
works with the cross-sloped site, presenting a one-story massing at the right at its higher-grade elevation, and a  
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two-story massing at the left lower grade. The house footprint has been shortened in length, and though larger than some  
neighboring properties, in overall context seems generally compatible with the property and neighboring structures.   
Its single-story rear garage minimizes its impact on the house and streetscape. Some roof areas have been reduced in height.  
 
 

3. A new structure should follow 
alignments that are 
predominant on the street 
and compatible with 
neighboring properties 

 Respect the established structure location, alignments and open space patterns between neighboring structures 
when locating a new structure. 

 Maintain the traditional rhythm of the street face, the orientation pattern and the proportion of built to open space 
of structures facing the street, including each side of a corner lot. 

 Design the site footprint of a structure to be compatible with the existing lot coverage pattern of 
neighboring structures. 

 
The house appears to sit about 11-0 feet forward on the site relative to adjoining 151 2nd on the left, and also further 
forward than the next two houses to the left. It is somewhat aligned with 173 2nd Street, the house to its right.  Its position 
toward the far-left property line is affected by the shared driveway access at the right. The left side of the house is set back 
two to three feet further than the sideyard setback requires, balancing the house location as site grading, and existing 
driveway allow.  The alignments seem compatible with neighboring properties. 
 

4. A new structure’s design should 
respect the site’s natural slope 
and features, 

minimizing cut, fill and 

retaining walls 

 Ensure that grade changes do not change the character of the street face or the relationship of the structure to 
neighboring structures. 

 Respect the site’s natural slope and minimize cut, fill and retaining walls. 

 Use structure stepbacks and stepdowns at the slope to break up massing and continuous walls. 

 

The house and front retaining walls as shown respond to the difficult existing slopes. The previous stepping front/west 
retaining walls have been reduced to one retaining wall planter at the front.   The previous rear retaining wall has been 
reduced I length and height and is about 2-6 feet high.   
 

5. Consider front porch 

element in design of new 

structures 

 Use an unenclosed single story front porch to break up a structure’s massing on the street face. 

  

A one-level recessed entry porch element faces 2nd street and serves as an entrance porch.  

6. A new structure should be 
  detailed as four-sided  
  architecture 

 Use an unenclosed single story front porch to break up a structure’s massing on the street face. 

 Arrange openings to reflect the traditional alignment of openings in neighboring structures to avoid large, 
unbalanced wall expanses. 

  

The windows, trim, and materials shown in elevations indicate detailed four-sided design. Stone and shingle materials 
dominant at front and right side are included at the left and right elevations. The rear elevation is improved with a larger 
roof gable, more articulation and windows than the previous submission.  
 

7. Consider neighbor views, privacy 
and sunlight in placement and size 
of a new structure’s elements.  

 Locate decks, balconies, and pools to consider privacy of neighboring properties. 

  

 

The side of the garage of the existing house adjoining (left) at 151 2nd is situated very close to the property line, and the 
existing house is impacted by the proposed house at 163 2nd. Given the existing topography of the site, and main level house 
elevation determined by the shared entrance driveway elevation, any type of lower level will be mostly exposed on the left, 
creating a two-story effect there.  This is mitigated by the proposed one-story main level massing. It has been further 
mitigated by the increased left side yard setback, and by the additional shortening of the overall length and reduction of the 
roof height.  

Minimize interruption of the sunlight, skyplane, and views for neighboring structures. 
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Here is our statement of why we are requesting the height Variance and why the 
height Standard can’t be met. 

The design respects the neighborhood character and visual scale when viewed from the 
street, the height from the primary elevation ( driveway side)  is well under 28 feet. The 
extra height exists only due to the topographic condition, not because the home is 
disproportionately tall. The proposed home is a 1 story rambler with a basement and we 
have lowered the roof pitch as much as possible without ruining the architectural appeal 
and conforming to the neighborhood guidelines. 
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Item: 4.B. 

ITEM REPORT 
 
To: Planning Commission 
From: Julia Mullin, Community Development Director 
Meeting Date: November 10, 2025 
Department/Office: Community Development 
Item Name: Residential Review Permit and Variance Applications - 174 West Lake 
Street (PC No. 2025-10) 
 
Summary:  
APPLICANT Jeff Shoemate, 174 W Lake Street, 

Excelsior, MN 55331 

PROPERTY OWNER Same 

LOCATION 174 W Lake Street 

CASE NO. PC No 25-10 

60/120 DAY REVIEW DEADLINE December 12, 2025/February 10, 2026 
 
BACKGROUND 
Section 42-6 of the Excelsior Zoning Ordinance states that Residential Review Permits 
are required in the R-1 and R-2 zoning districts for: 
New construction, additions or remodels that result in the: 
(1) Increase of volume of a principal or accessory structure requiring a building permit. 
(2) Reorientation or change in setbacks of a principal structure or accessory structure 
requiring a building permit. 
  
The applicant is requesting a Residential Review Permit (RRP) for the construction of a 
new garage located at the rear of the property. They propose to remove the existing 
garage, build a replacement that will be relocated 4’ further away from the right-of-way 
than the existing garage so that it is in alignment with the garage at 162 West Lake 
Street, keep the footprint of the structure the same as the original, and increase the 
height in order to create second level space. As this property abuts Lake Minnetonka, 
the front of the parcel is on the Lake Minnetonka side of the home and the rear of the 
property is on West Lake Street. The new garage will also require a variance from the 
rear yard setback requirement.  
1. RESIDENTIAL REVIEW PERMIT APPLICATION REVIEW 
NEIGHBORHOOD CHARACTER 
The neighborhood is made up generally of two story houses. There is a pattern of 
detached garages located adjacent to the sidewalk on the blocks along West Lake 
Street between Linwood Avenue and Bell Street. The homes on the same side of the 
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street as the subject home face the lake. They have attached garages, and there are 
three parcels with detached garages as well. The parcels on this side of the street 
between Linwood Ave and Bell Street are relatively large and deep for this part of 
Excelsior, 12,000 sf – 33,000 sf. 
DETAILS/ANALYSIS  

            Note: * See Sec. 11-1 Accessory buildings and structures. 
  
Exterior Materials: Materials will match those of the existing garage. 
  
Landscaping and Tree Preservation: No trees are impacted by the proposed garage. 
  
Stormwater Management: The city engineer has performed a preliminary review of the 
proposed plans and will approve them prior to submission for building permit. 
  
Neighborhood Notification and Opportunity to be Heard 
As required by Ordinance Section 42-7 (c) Neighbor Notification and Opportunity to be 
Heard, property owners within 500 feet of the property have been mailed notice of the 
meeting and the opportunity to provide feedback at the regularly scheduled Planning 
Commission meeting on November 10, 2025. 
  
RRP Criteria  
The City Architect’s review is attached. The following, in italics, is Planning Review. 
  

Standard Required – R2 District Existing Proposed 

Minimum Lot Area 10,000 sf 16,776 sf 16,776 sf 

Minimum Lot Width 60 feet 70’ 70’ 

Side Yard Setback 
Accessory Structure 

3’ 19.4’ closest 
side 

18.9’ closest side 
setback 

Rear Yard Setback 
Accessory Structure 

3 feet 0’ (structure is 
located 6.4’ 
past property 
line) 

0’ (structure is 
proposed to be 
located 2.4’ past 
property line) sidewalk 

Maximum Building 
Coverage 

20% (3,355 sq ft) 3,346 sf 
(20%) 

3,401 sf (20.3%) 

Maximum Lot 
Coverage 

27% 7,134 sf 
(42.5%) 

6,922 sf (41.3%) 

Maximum Size 
Accessory 
Structure*  

768 sf (on lots 12,000 sf 
or greater) 

483 sf 483 sf 

Maximum Height 
Accessory Structure 

16’ 14’ 4” 16’ 

Page 45 of 71



1. Massing and scale of new structure should be compatible with neighboring 
structures.  

The proposed garage is comparable in massing and scale to neighboring structures on 
West Lake Street. The applicant has included dormers to the roof to break up the roof 
line and add architectural interest to the building. There is a detached garage at 162 
West Lake Street with a partial second level, adjacent to the subject garage, and on the 
other abutting parcel there is no structure. The detached garage at 200 West Lake 
Street, four parcels to the southwest, is two stories. 
  

2. The size and mass of a new structure should be compatible with the size of 
the property.  

The proposed garage is 483 sf which is the same size as the existing garage. The 
height of the garage is proposed to be increased from 14’ 4” to 16’. The proposed 
garage, like the existing garage will be built into the slope of the yard which helps to 
minimize the size and height of the structure.  
  

3. A new structure should follow alignments that are predominant on the 
street and compatible with neighboring properties.  

The existing garage abuts the sidewalk that runs along West Lake Street. The existing 
garage is located 6.4’ beyond the rear property line and the proposed garage will be 
located 2.4’ beyond the rear property line and approximately 4’ from the sidewalk. The 
proposed change brings the garage into greater alignment with the detached garage at 
162 West Lake Street. Allowing the proposed garage to be located 4 feet from West 
Lake Street’s sidewalk reduces the existing rear setback nonconformity and improves 
alignment with the neighboring structures.  
  

4. A new structure’s design should respect the site’s natural slope and 
features, minimizing cut, fill and retaining walls.  

The existing garage is built into the slope of the front yard and the proposed garage will 
follow a similar grade. Boulder walls to the right side of the structure will be 
reconfigured.  
  

5. Consider front porch element in design of new structures.  

Not applicable. 
  

6. A new structure should be detailed as four-sided architecture.  
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The proposed garage has dormers that add architectural interest to the building and 
includes windows on all four sides. 
  

7. Consider neighbor views, privacy and sunlight in placement and size of a 
new structure’s elements.  

The proposed structure will not significantly impact the views, privacy, and sunlight of 
neighbors.  
VARIANCE ANALYSIS 
  
The Applicant is requesting a Variance of 3’ from the rear yard setback requirement. 
The required rear yard setback is 3’ and the proposed garage will be located 2.4’ 
beyond the rear property line. The proposed rear yard setback is 0’. The existing garage 
is nonconforming as to the rear setback, (located 6.4’ beyond the rear property line) and 
the proposed garage will decrease this nonconformity. The proposed structure will 
continue to encroach into the right-of-way. It has been the city’s practice to allow the 
replacement of structures including fences and retaining walls that encroach into the 
right-of-way as long as the encroachment is not greater than the original encroachment, 
and as long as an encroachment agreement between the property owner and the city is 
completed. 
  
Variance Review Criteria 
The Excelsior Zoning Code, per MN Statute, requires that a variance request be 
evaluated according to the following criteria: 
  

1. Is the property owner proposing to use the property in a reasonable 
manner not permitted by the ordinance? 

It is a goal of Excelsior’s to preserve existing homes and to encourage renovations and 
updates. This is a single-family home with detached garage and the property owner 
proposes replacing the existing nonconforming garage with a new garage that lessens 
the nonconformity.  
  

2. Is the plight of the property owner due to circumstances unique to the 
property that have not been created by the landowner? 

The unique circumstance is that the subject parcel and two nearby parcels have existing 
garages that abut the sidewalk and are nonconforming with regard to rear yard setback, 
are located in the right-of-way, and abut the sidewalk. Requiring that the 3’ rear setback 
be met would require significant regrading of the rear yard. The new driveway area, 
between the sidewalk and entrance to the garage is proposed at a minimal width, 8’, to 
match the width of the garage door. The proposed project will improve the 
nonconforming rear setback and an encroachment agreement between the property 
owner and city will be put in place. The proposed garage will have a setback from the 
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sidewalk that is comparable to other properties along West Lake Street.  
  

3. Will the variance, if granted, alter the essential character of the area? 

The character of the area is a single-family neighborhood. The construction of a new 
garage to replace an original garage, that is the same footprint, and 1.5’ greater in 
height, will not significantly impact the essential character of the area. The rear yard of 
the subject parcel will continue to be visible from West Lake Street, and no greater 
width to the structure is proposed, which could reduce views of the lake for neighbors. 
  

4. If a variance is granted, will the outcome be (a) in harmony with the 
purpose and intent of the ordinance, and (b) consistent with the 
Comprehensive Plan. 

The proposal meets the following Goal of the Comprehensive Plan for Residential 
Areas. City policy supports the enhancement of housing and residential neighborhoods. 
Goal: Maintain the Community’s image and desirability as a great place to live and raise 
a family by preserving and enhancing the quality, character, safety and appeal of 
residential neighborhoods and developments, and providing diversity in its housing 
stock and unit types. 
  
Public Hearing 
As required by City Ordinance Appendix E, Section 6-6 – Procedures Variances, the 
Planning Commission shall conduct a duly noticed public hearing on the Variance 
application at their regularly scheduled meeting on Monday, November 10, 2025.  
  
Recommended Conditions of Approval.  
Staff recommends the following conditions with any approval of this Residential Review 
Permit and Variance applications. 
  

1. The applicant shall obtain all necessary City, watershed district, and other 
government entity permits and approvals including but not limited to building 
permits, grading and erosion control plans, etc.  

2. The plans shall be consistent with the plans included in the Planning Commission 
packet dated November 10, 2025.  

3. The property owner shall enter into an encroachment agreement with the city 
before a building permit is issued. 

4. The RRP and Variance application shall expire one year from the date of 
adoption of the resolution if not acted upon. 

  
 
Recommended Action: 
The Planning Commission shall hold the public hearing for the Residential Review 
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Permit and Variance applications. The Planning Commission shall approve or deny the 
RRP application and recommend approval or denial of the Variance application for the 
proposed garage at 174 West Lake Street. Staff recommends that the Residential 
Review Permit application be approved based on the project’s conformance with the 
Good Neighbor Guidelines and that the Variance application be recommended to the 
City Council for approval based on the findings in the staff report. 
 
Budget: 
 
 
Attachments: 
1. 0. 174 WEST LAKE ST- GNG PLAN REVIEW & DRAWINGS -11 09 2025 
2. 1_ RRP Application_Photos_174 W Lake 
3. 2_ Existing Survey_174 W Lake 
4. 3_ Existing Height_10_15_2025 
5. 4_ SITE-Proposed 10-16-25 
6. 5_ Shoemate Garage Elevs10 10 25 
7. 6_ Elevs with grade + removals_10_2025 
8. 7_ Excelsior Variance Application 
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Excelsior Good Neighbor Guidelines Review  

174 WEST LAKE  STREET                     11/09/25 
 

Guidelines (7) Review Criteria 
1.  Massing and scale of a new 

structure should be 
compatible with 
neighboring structures 

 Ensure that the massing and scale of a new structure is visually compatible with neighboring structures, with 
special attention to design of upper levels and roofs. 

 Consider incorporating the following mass mitigation techniques to align with neighborhood patterns: 

 Street facing gable 

 One story open front porch 

 Step-downs 

 Upper level components that are 1/2 story rather than full story 

 Roof planes that are broken up (no large unarticulated planes) 

 Offset structure components to break up bulk and large flat planes (gable and wing) 

 Separate components by breezeway or one story element 

 Garage located 60' back from front street 

 Highly creative design that reduces the perception of bulk 

 A “tunnel effect,” which results from tall walls placed close together, should be avoided through one-story 
additions or step-backs 

 Maintain consistency with the street wall on all sides (including corner lots) and design façade width to reflect 
the established range of neighboring structure widths. 

 Ensure that the height of a new structure is within the height range of neighboring structures and floor-to-
floor heights are compatible with those of neighboring structures. 

 Position taller portions of a structure away from neighboring structures of lower scale to minimize looming effects 

and shading of neighboring structures, or step down the structure toward lower-scaled neighboring structures. 

 

The project proposes demolition of an existing garage and construction of a new garage.  The existing garage extends over 
the street side property line about 6.4 feet.  The proposed new garage is pushed back an additional 4-0’. Extending beyond 
the property line about 2.4’, it aligns approximately with the adjacent existing garage to the right at 162 West Lake Street. 
There are several existing garages along West Lake street that also extend beyond the front property line (as shown in the 
attached aerial drawing).  
 
The proposed garage keeps the same size footprint, shifted further back as noted. This results in an additional 4-0 length of 
driveway between garage and sidewalk, which is an improvement.  The structure is slightly higher at 16-0 to ridge vs. 
existing 14-4.  With the footprint shift away from the street, the garage is pushed further into the existing raised grade 
beyond, resulting in approximately 4-0 of the garage elevation being below grade at the back (north) side of the structure, 
decreasing its impact and visible massing .  Retaining walls are removed in places and reconfigured, as shown in the Site 
Plan.  
 
The proposed garage’s massing and scale seem compatible with neighboring garages and structures. The additional 
windows, detailing, dormers and roof articulation are an improvement to the existing structure.    
(See attached drawings showing elevation comparisons between the existing and proposed submissions). 
 

2.  The size and mass of a new 
structure should be 
compatible with the size of 
the property 

 Ensure that the structure’s visible building envelope (bulk) is compatible with the property size and with 
neighboring structures. 

 Locate the garage to respect existing neighborhood patterns and minimize the garage’s impact on structure 
massing and street face. 

 
The proposed garage’s bulk seems compatible with the property and patterns established along West Lake Street. Its  
proposed location set back further from the street is an improvement.   
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3. A new structure should follow 
alignments that are 
predominant on the street 
and compatible with 
neighboring properties 

 Respect the established structure location, alignments and open space patterns between neighboring structures 
when locating a new structure. 

 Maintain the traditional rhythm of the street face, the orientation pattern and the proportion of built to open space 
of structures facing the street, including each side of a corner lot. 

 Design the site footprint of a structure to be compatible with the existing lot coverage pattern of 
neighboring structures. 

 
The proposed garage will approximately align with the adjacent garage at 162 West Lake.  The alignments seem compatible 
with neighboring properties. 
 

4. A new structure’s design should 
respect the site’s natural slope 
and features, 

minimizing cut, fill and 

retaining walls 

 Ensure that grade changes do not change the character of the street face or the relationship of the structure to 
neighboring structures. 

 Respect the site’s natural slope and minimize cut, fill and retaining walls. 

 Use structure stepbacks and stepdowns at the slope to break up massing and continuous walls. 

 

The garage and retaining walls as proposed respond to the existing slopes. Some existing boulder retaining walls have been 
removed, and two small segments have been added to accommodate the relocation of the garage footprint and its side 
entrance.      
 

5. Consider front porch 

element in design of new 

structures 

 Use an unenclosed single story front porch to break up a structure’s massing on the street face. 

  

Not directly applicable, though the design does include a small side-entrance dormer/canopy.   

6. A new structure should be 
  detailed as four-sided  
  architecture 

 Use an unenclosed single story front porch to break up a structure’s massing on the street face. 

 Arrange openings to reflect the traditional alignment of openings in neighboring structures to avoid large, 
unbalanced wall expanses. 

  

The windows, trim, and materials shown in elevations and the additional roof dormers indicate detailed four-sided design 
that the existing structure did not have, and are an overall improvement in four-sided design.  
 

7. Consider neighbor views, privacy 
and sunlight in placement and size 
of a new structure’s elements.  

 Locate decks, balconies, and pools to consider privacy of neighboring properties. 

  

 

The 4-0 shifted location and increased height of the garage from 14-4 to 16-0 do not appear to have a significant effect on 
neighboring properties.  Its increased setback creates an improved condition at the street and sidewalk.   

Minimize interruption of the sunlight, skyplane, and views for neighboring structures. 
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