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Planning Commission 
Regular Meeting 

 
Monday, November 24, 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: 

Join Zoom Meeting 
https://us02web.zoom.us/j/83291393163?pwd=pqYl3FdT6HxaBB6OAKgbcFM7UPeapy.1 

 
Meeting ID: 832 9139 3163 

Passcode: 930644 
--- 

One tap mobile 
+13126266799,,83291393163#,,,,*930644# US (Chicago) 

+16469313860,,83291393163#,,,,*930644# US 

Some items on this agenda are important enough to City Councilmembers that 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. November 10, 2025 Planning Commission Meeting Minutes 

4. Discussion Items 

 A. 174 West Lake Street Residential Review Permit and Variance Applications (PC No. 
2025-09) - continued from 11/10/2025 Planning Commission meeting  

 B. 221 Bell Street Residential Review Permit and Variance Applications (PC No. 2025-11) 

 C. Amend Zoning Ordinance, Chapter 50 regarding financial institutions in the General 
Commercial zoning district 

 D. Amend Zoning Ordinance, Chapter 41 regarding residential review permits and landmark 
properties 

 E. Resolution 2025-06 Approving Residential Review Permit for 163 Second Street 

5. Communications and Reports 

 A. Council Update 

 B. Upcoming Items 
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6. Miscellaneous 

7. Adjournment 
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City of Excelsior 

Hennepin County, Minnesota 
 

Planning Commission Meeting 
Minutes 

November 10, 2025 
 

1. CALL TO ORDER 
 
2. ROLL CALL 

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

 
3. MINUTES OF THE PRECEDING MEETING(S) 

(a) Planning Commission Meeting, November 10, 2025 
 

Day moved to approve the minutes. Malsam seconded. Approved 5-0. 
 

4. DISCUSSION ITEMS 
 

 
(a) 163 Second Street – Residential Review Permit and Variance Applications (PC No. 2025-09) 
Chair Muenzberg opened the public hearing. John Gilles, 166 Linwood Avenue spoke against the 
applications. Bill Bailey, 151 Second Street, spoke in favor of the applications. Tyler moved to 
approve the residential review permit application with conditions in the staff report. Hansen 
seconded. Approved 4-0. Commissioner Day recused himself from this item. 
 
Tyler moved to approve the variance application with conditions in the staff report. Malsam 
seconded. Approved 4-0. Commissioner Day recused himself from this item. 
 

 (b) 174 West Lake – Residential Review Permit and Variance Applications (PC No. 2025-10) 
Chair Muenzberg opened the public hearing. The applicant spoke. No members from the public 
spoke. Hansen moved to approve the residential review permit application with conditions in staff 
report. Day seconded. Approved 5-0. 

 
The Planning Commission requested additional information about approving a continued 
encroachment into the right-of-way. Day moved to continue the application to the November 24th 
Planning Commission meeting. Hansen seconded. Approved 5-0. 

 
 
5. COMMUNICATIONS AND REPORTS    
 Staff provided updates. 

 
6. MISCELLANEOUS 
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7. ADJOURNMENT 
Day moved to adjourn the meeting. Malsam seconded. Approved 5-0. Meeting adjourned at 8:40 
pm. 

 
 
Respectfully submitted, 
 
Julia Mullin 
Community Development Director 
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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 24, 2025 
Department/Office: Community Development 
Item Name: 174 West Lake Street Residential Review Permit and Variance 
Applications (PC No. 2025-09) - continued from 11/10/2025 Planning Commission 
meeting  
 
Summary:  
APPLICATION 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 
At your meeting on November 10, 2025, you considered applications for a Residential 
Review Permit and a Variance from the rear yard setback for construction of a detached 
garage at 174 West Lake Street. The proposed garage would replace an existing 
structure. The Planning Commission had questions and concerns about allowing the 
proposed structure to continue to encroach in the right-of-way, which the original 
structure presently does, since the original structure will be torn down, and a 
replacement structure will be built. You continued the item to the November 24th 
meeting. 
After participating in the discussion with the Planning Commission at the meeting, the 
applicant has opted to relocate the proposed structure so that it is located entirely within 
the boundaries of the parcel at 174 West Lake Street. The grading plan would remain 
the same; the structure would just be pushed further back from the sidewalk into the 
slope in the front yard. A variance for rear yard setback will continue to be needed 
because the proposed setback is 0’ and a 3’ rear yard setback is required. 
Staff has included the materials from the November 10th meeting with this memo. If the 
applications are approved, the applicant will revise the proposed survey to illustrate the 
new proposed location when they submit a building permit application. 
 
Recommended Conditions of Approval.  
Staff recommends the following conditions with any approval of this Residential Review 
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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 included in the Planning Commission packet dated November 10, 
2025, shall be revised so that the proposed structure is located entirely within the 
boundaries of the parcel. 

3. The city engineer shall review and approve the revised plans and accompanying 
grading plan prior to building permit issuance. 

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 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. November 10, 2025 PC Meeting Memo and Attachments 
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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’ 
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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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Item: 4.B. 

ITEM REPORT 
 
To: Planning Commission 
From:  
Meeting Date: November 24, 2025 
Department/Office: Community Development 
Item Name: 221 Bell Street Residential Review Permit and Variance Applications (PC 
No. 2025-11) 
 
Summary:  
APPLICANT Jay Pfeffer, Pfeffer Custom Woods, 2850 

Tanagers Lane, Chanhassen, MN 55331 

PROPERTY OWNER David Schultz, 5950 Ridge Road, 
Shorewood, MN 55331 

LOCATION 221 Bell Street 

CASE NO. PC No. 2025-11 

60/120-DAY REVIEW DEADLINE January 17, 2026/ March 18, 2026 
 
BACKGROUND 
The applicant is requesting a Residential Review Permit (RRP) for the demolition and 
rebuild of an existing single-family home at 221 Bell Street. The parcel is 7,848 square 
feet and located in the R2 zoning district. The homeowner proposes rebuilding the 
home mostly on the existing footprint and foundation and adding a second story to the 
home. The proposed second story is recessed 4’ on the right side from the wall of the 
lower level so that the proposed structure conforms with the 9’ side yard setback 
requirement (The existing home has a legally nonconforming side yard setback.) 
  
The proposed plans include an 8’6” x 20’ porch addition at the front (replaces the 
existing covered entry) with second level space above it and a 5’ x 20’ addition at the 
rear with second level space above it. The front porch addition with living space above 
allows the existing garage location, which is currently nonconforming, to meet the 
zoning requirement that it be set back at least 10’ from the front of the home. 
  
The existing attached garage is a single stall that faces Bell Street. The applicant 
proposes to add a second stall with two garage doors that are each 70 sf (7’ high by 10’ 
wide). The proposed garage doors will each require a variance of 6 sf from the 
ordinance size maximum of 64 sf. 
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1. RESIDENTIAL REVIEW PERMIT APPLICATION REVIEW 
NEIGHBORHOOD CHARACTER 
The neighborhood is made up generally of one- and two-story homes. The homes 
adjacent to 221 Bell are both single story homes. The homes across the street are 
generally one and a half story homes. There are a few homes adjacent and across the 
street that have attached garages that front Bell Street. Only 220 Bell, directly across 
from 221 Bell, has a two-stall garage that faces Bell Street. The subject parcel is similar 
in size to other one and one and a half story single family lots in the area.  
  
DETAILS/ANALYSIS 
Standard Required – R2 

District 
Existing Proposed 

Minimum Lot Area 10,000 sf 7,821 sf 7,821 sf 

Minimum Lot 
Width 

60’ 73’ 73’ 
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Front Yard 
Setback* 

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

29’ 20’ 
Avg. setback of 
adjacent 
properties is 17’ 

Rear Yard 
Setback 

35’ 54’ 49’ 

Minimum Side 
Setback 

10% of lot width +2’ = 
9.3’ 

Northwest 
14.6’ 
Southeast 4.9’ 

Northwest 14.6’ 
Southeast 4.9’ 
Second Level: 
Northwest 14.6’ 
Southeast 9’ 

Maximum Building 
Coverage 

25% (1,955 sf) 1,285 sf 
(16.4%) 

1,568 sf (20%) 

Maximum Lot 
Coverage 

12% +2100= 3,038 sf 1,651 sf 
(21.1%) 

2449 sf (31.3%) 

Maximum Height 
Accessory 
Structure 

29’ (lot width greater 
than 70’) 

21’5” 29’ 

Front wall plane 16’ max without a 2’x 
8’ offset 

  10’ 

Side and rear wall 
plane 

32’ max without a 
2’x8’ offset 

  Left side: 24’ 
Right side: 24’ 
Rear: 20’ 

Attached garage 
with street-facing 
doors** 

Be recessed at least 
10’ from front wall 
plane 

1.5’ 10’ 

  Individual garage 
doors not greater 
than 64 sf each 

  7’ x 10’ = 70 sf  

  Not to exceed 50% of 
combined façade 
width of dwelling and 
garage 

Approx. 10’ 
wide (19% of 
façade width) 

23’ wide 
(44% of façade 
width) 

Attached garage 
size 

Not to exceed 800 sf 
or 75% of footprint 
whichever is less: 
800 sf max 

Approx. 242 sf 520 sf 

  Garage door opening   7’ 
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 *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) 
**Zoning Ordinance, Section 41-10(e)(2) 
***Zoning Ordinance, Section 11(1)(b)(e)(5) 
 
Garage: The existing home has an attached one-stall street-facing garage that is 
approximately 10’ wide (at the front). The proposed plans are to enlarge the garage to 
two-stalls and a width of 23’. It will continue to be street-facing. There are garage size 
standards found in Sections 11 and 41 of the zoning ordinance (see table above). 
Standards are met except for the size of individual garage doors. A garage door is 
required to be no greater than 64 sf and no taller than 8’. The plans propose 70 sf. A 
variance for the size is required. 
  
Exterior Materials: Materials proposed are a combination of board and batten and 
shingles. Applicant can provide additional information. 
  
Landscaping and Tree Preservation: Current plans do not identify any trees for 
removal.  
  
Stormwater Management: The city engineer has performed a preliminary review of 
the proposed plans and will approve them prior to submission for building permit. There 
is no significant grade change on the parcel and no stormwater or drainage issue 
concern. A residential best management practice (BMP) is required because the 
proposed home is increasing slightly the footprint of the existing home and increasing 
the impervious surface coverage (Zoning ordinance, Sec. 36-5). 
  
Neighborhood Notification and Opportunity to be Heard 
As required by Ordinance Section 42-7 (c) Neighbor Notification and Opportunity to be 

limited to 8’ height 
maximum*** 
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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 24, 2025. 
  
RRP Criteria  
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.  

The proposed home will have two stories which is larger than the homes immediately 
adjacent to the existing structure but compatible with other homes on the block. The 
proposed second level has a smaller footprint than the first level. The right side of the 
second level is recessed to meet the 9’ side setback requirement; the first floor has a 
nonconforming side setback of 5’. This recess reduces the mass of the structure. 

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

The proposed home has a footprint that is similar in size to, slightly larger than, the 
existing footprint. A 100 sf addition (20’ x 5’) is proposed for the rear of the home; and a 
153 sf front porch addition replaces the 30 sf covered entry on the existing home. 
These additions are relatively small and do not run the length of the home, but they are 
two level. The existing building coverage calculation is 16% of the parcel; the proposed 
building coverage calculation is 20% of the parcel. The existing rear yard setback is 54’ 
and will be reduced to 49’; this is significantly greater than the minimum of allowed, 35’. 
25% coverage is permitted. The size of the new structure is compatible with the size of 
the property. 

3. A new structure should follow alignments that are predominant on the 
street and compatible with neighboring properties. The proposed home will 
be setback 20 feet from the front property line. The average of the adjacent 
properties’ front yard setback is 19’. The front setback conforms with the zoning 
standard and follows the predominant alignments on the street. The majority of 
the house will continue to be set back as it is today; the added front porch will 
have a 20’ front setback. 

  

4. A new structure’s design should respect the site’s natural slope and 
features, minimizing cut, fill and retaining walls. There are no significant 
grade changes on this parcel and no proposed retaining walls. 

  

5. Consider front porch element in design of new structures. There is currently 
a small covered front entry on the home. The applicant proposes to replace it 

Page 40 of 86



with an unenclosed front porch, 8’6” x 20’. It has living space above it. 

  

6. A new structure should be detailed as four-sided architecture. The 
proposed home is well-detailed on all four elevations using windows and 
materials. 

  

7. Consider neighbor views, privacy and sunlight in placement and size of a 
new structure’s elements. The footprint of the home will remain mostly the 
same. Adding a second level will impact the neighbor on either side; these are 
one story homes. However, the building coverage proposed is less than the 
maximum allowed, and the second level on the right side of the home is 
recessed 4’ from the first level which helps lessen impact. 

  
Variance Analysis  
The Applicant requires a Variance of 6 sf from the garage door size standard per 
Section 41-10 of the Zoning Ordinance. The maximum size of garage doors is 64 sf. 
The garage doors in this application are proposed at 70 sf each. 
  
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 applicant proposes to demolish an existing one-story home and rebuild it mostly on 
the same footprint and foundation and add a second level. A single-family home is a 
reasonable use on this parcel. The addition of a second level is reasonable as long as 
the design of the home is compatible with the Good Neighbor Guidelines. 
  

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

The applicant is requesting a variance from the garage door size standard. The 
maximum size allowed is 64 sf per door. They are proposing 70 sf per door. The future 
resident of the home requires accommodation that would be satisfied with a larger 
garage door. The circumstances are not due to the parcel itself but rather to the future 
occupant’s needs. 
  

3. Will the variance, if granted, alter the essential character of the area? 
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The area has other homes with front-facing garages, however, all but one have a 
single-stall front-facing attached garage. The home across the street at 220 Bell Street 
has a two-stall front-facing attached garage. The proposed design is similar to 220 Bell 
Street in that the middle portion of the home projects forward and the attached garage 
is set back from this front plane of the home. The width of the structure will not change; 
however, more of the width will be devoted to the garage and a wider driveway will be 
constructed. 
  

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. 
  
Garage door size: the intent of the garage door size maximum is to ensure that garages 
are compatible in size and scale with those attached to existing homes in Excelsior. 
Many homes in Excelsior were built with detached garages at the rear of the parcel or 
with one-stall attached garages. The smaller doors help keep the garage secondary in 
size and scale to the home itself. The request for larger sized doors is due to a need of 
the future resident. The Commission should determine if an increase from 64 sf to 70 sf 
will meet 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 24, 2025.  
  
Recommended Conditions of Approval.  
  
Staff recommends the following conditions with any 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 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. 

3. The plans shall be consistent with the survey and plans included in the 
November 10, 2025, Planning Commission packet.  
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4. 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. 
 
Budget: 
 
 
Attachments: 
1. 1_ 221 BELL ST. - GOOD NEIGHBOR GUIDELINES PLAN REVIEW & AERIAL -

11 19 2025 
2. 2_ RRP application_11_18_2025 
3. 3_ Signed Land Use Review Application 
4. 4_ Variance Narrative_11_17_2025 
5. 5_ 11.17.2025 NEW BUILD Shultz, 221 Bell Street 
6. 6_ Photos surrounding homes 
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Excelsior Good Neighbor Guidelines Review  

221 BELL STREET                     11/19/25 
 

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 single-story house, attached single-stall garage and rear deck. It proposes 
construction of a new two-story house with attached two-stall garage, built mostly on the existing footprint and 
foundation.  There is a proposed new 8-6 x 20-0 porch addition at front with second story space above, and a 5-0 x 20-0 
two-story rear addition with 12-0 x 20-0 deck.     
 
The neighborhood context has a mix of one, 1-1/2 and two-story houses.  The houses immediately adjacent at either side 
of the site on Bell street are one-story. See attached aerial sketch for location of two story houses in the immediate 
neighborhood (note some of these are full two story, and some partial two-story).  
 
The proposed house front porch and space above have a front yard setback of about 20-5 (house to left 209 Bell is 19-5 and 
house to right 231 Bell is 15-4.  The open porch has second-story space above it, and the house generally aligns with 
existing street patterns and setbacks.   
 
The proposed house has a front street-facing gable over the front porch addition and a projecting roof canopy/eyebrow 
over the garage, which help break up the massing and roof plane. The projecting rear addition also has a gable and 
projecting garage roof, breaking up massing there as well.  The new second-story volume generally follows the footprint of 
the house, but steps in 4-0 at the right, reducing bulk at the narrower of the two existing side yard setbacks.    
 
The house’s two-story massing and scale is visually compatible with 1-1/2 and two-story houses in the greater 
neighborhood. Though it is less so with its adjacent one-story neighbors at 209 and 231 Bell, its compact plan and detailing 
help its compatibility with the overall neighborhood.   
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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 house’s compact two-story massing is compatible with the size of the property and in relation to the greater  
neighborhood’s existing  1-1/2 and two-story houses. As noted, its massing is less compatible in relation to adjacent  
one-story houses, which are on smaller lots.  Notably, by mostly utilizing the existing house’s foundation, it does not greatly  
increase or try to maximize its footprint on the site, which helps in overall compatibility and reducing impact on neighboring 
properties. The proposed garage is built into the house and is well detailed.  
 

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 house is built on the existing house’s foundation and, with additions that remain set back further than its 
adjacent neighbors, will follow the alignments of neighboring properties’ setbacks.   
 

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. 

 

There appear to be no significant grade changes, cut and fill or retaining walls proposed with the new additions.      
 

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 new unenclosed 8-6 x 20-0 front porch is proposed.  As noted above, this does help break up the new two-story massing, 
and though it is not a one-story porch, it creates an improved condition at the street and sidewalk, and mitigates the 
garage’s impact.  
   

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 gables indicate detailed four-sided design. Window 
openings and locations seem reasonable and balanced.  
 

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. 

  

 

At two stories, the house will have an effect on neighbors, but setting back the second story at the right (at closest 
neighboring house) indicates design consideration.   By mostly using the existing house footprint and not maximizing lot 
coverage, the impact on neighbors is also lessened.    

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

Page 45 of 86



221BELL

 (approximately)
TWO-STORY 

HOUSES
shown in  BLUE

Page 46 of 86



Page 47 of 86



Page 48 of 86



Page 49 of 86



Page 50 of 86



From: David Schultz
To: Julia Mullin
Cc: jaypfeffer@icloud.com; tammy@magneyarchitecture.com
Subject: Re: 221 Bell Street applications
Date: Friday, November 14, 2025 1:22:38 PM
Attachments: image001.png

Hi Julia,
Here is the narrative requested to explain the need for a variance on the 8 foot garage doors.
Please let me know if you need further information:

Dear City Planning Commission Members,

I am the owner of the property at 221 Bell Street and we are asking for a variance that will
allow 10 foot rather than 8 foot garage doors on our planned remodel. The reason for this is
that my daughter Elizabeth and her six-year-old daughter Margaret (my granddaughter)
both have a genetic defect called ACDY5 disease characterized by involuntary muscle
movements, motor planning problems, and visual-spatial issues.

The treating neurologist is Dr. Timothy Fehma. Liz is well-adapted to her disability and is a
single mother who works full-time as an RN. She is fully able to drive but does have
problems parking and is concerned about navigating her SUV through 8 foot garage doors.

 

1.     What are the practical difficulties that would prohibit reasonable development
without a Variance?
Narrow garage door opening would create navigation issues for Liz, who drives an
SUV and has a movement disorder
 

2.     What are the unique circumstances on the property that create the practical
difficulties? 

      Unique circumstances are related to the physical disability of the future
homeowner and resident rather than to the property itself.

 
3.     What other alternatives have you considered that do not require a variance? Why

are these alternatives not acceptable?
      An alternative would be a single 2-car garage door but that is apparently not

allowed by code.

 
4.     How is the variance not the result of deliberate actions of the applicant or property

owner?
      Physical disability is not a deliberate action by property owner.

 
5.     How does the Variance, if granted, not alter the essential character of the locality
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(neighborhood).
      We believe that 10 foot garage doors will look great on this property and fit well

in the neighborhood.

 
6.     How is the Variance consistent with the Comprehensive Plan?

We believe that tastefully done 10 foot garage doors will provide an excellent
aesthetic to the remodeled home and be in keeping with the desired community
look.

Thank you for your consideration.

David Schultz MD

David Schultz MD
dschultz@virtualpainclinic.com

From: Julia Mullin <jmullin@excelsiormn.org>
Date: Thursday, November 13, 2025 at 3:45 PM
To: jaypfeffer@icloud.com <jaypfeffer@icloud.com>, tammy@magneyarchitecture.com
<tammy@magneyarchitecture.com>
Cc: David Schultz <dschultz@virtualpainclinic.com>
Subject: 221 Bell Street applications

Hello Jay and David and Tammy. I reviewed your submittal for 221 Bell Street and have sent it
to the city architect for his review.
Here are a the things I still need:
 
1. signed application forms: one for the residential review permit (this includes a form with
questions that needs to be filled out), and one for the variance (The application form I have
from you is for a building permit.) Application forms are on city website.
 
2. narrative stating reason for your variance request
 
3. the elevation at the existing roof peak and the elevation at the proposed roof peak
 
4. the dimension of how far back the front of the garage is from the front of the covered porch
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5. landscape plan with grading and any retaining walls – city engineer will review (We require a
best management practice for stormwater to be installed on parcels with new construction.
Because your proposal is removing the existing home and keeping the foundation, I am
checking with the city engineer to determine if this would be required.)
 
6. application fees and escrow deposit:  variance application fee is $600. Residential review
permit application fee is $600. Escrow deposit for residential review permit application is
$500.
 
7. photos of the existing home and the homes on either side
 
NOTE: The public works director told me you’ve had the water shut off. No demolition is
permitted prior to issuance of a building permit.
 
 
We’re planning on having this item on the November 24th Planning Commission meeting
agenda. In order to do this I need these items by November 17th.
 
Let me know if you have questions.
Julia
 

Julia Mullin ● Community Development Director
Direct Phone 952.653.3674 |www.excelsiormn.org

City Hall is open 7:30 am-5:30 pm, Monday-Thursday
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CONCRETE:                                366 S.F.

TOTAL IMPERVIOUS:              1,651 S.F.

LOT AREA:                               7,821 S.F.
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Item: 4.C. 

ITEM REPORT 
 
To: Planning Commission 
From: Julia Mullin, Community Development Director 
Meeting Date: November 24, 2025 
Department/Office: Community Development 
Item Name: Amend Zoning Ordinance, Chapter 50 regarding financial institutions in the 
General Commercial zoning district 
 
Summary:  
BACKGROUND 
Regarding the property at 720 Galpin Lake Road (circled on the attached zoning map), 
staff has been in contact with a realtor who has a client interested in purchasing the 
property in order to locate a financial institution there and they intend to re-use the 
existing building. Chapter 50, Commercial Districts of the Zoning Ordinance indicates 
that financial institutions are a permitted use in all of our commercial zoning districts, 
however, they are prohibited from locating at the street level. Staff has reviewed the 
code to understand this prohibition and determined that in the General Commercial 
District, it may have been incorrectly applied. Staff has drafted Ordinance 689 to amend 
the zoning ordinance to remove this street-level prohibition for financial institutions in 
the General Commercial District. 
  
The city has a policy, reflected in our zoning ordinance, to allow and promote 
commercial uses that promote pedestrian activity in our Downtown Commercial district, 
and therefore restricts certain uses from locating at the street-level there. The purpose 
of the Downtown Commercial (DC) District is: 
The purpose of the Downtown Commercial (DC) district is to provide for a mixture of 
commercial service, commercial retail, entertainment, civic, institutional, and related 
public facilities (including parking) in a pedestrian-oriented atmosphere. Standards are 
set forth in order to minimize negative impacts upon surrounding residential 
neighborhoods by limiting the uses permitted; provide adequate and conveniently 
located parking in public lots; minimize congestion within the district and surrounding 
neighborhoods; and promote high standards of building and site design which will foster 
compact commercial developments with pedestrian convenience and human scale to 
preserve and strengthen historic character. (Zoning Ordinance, Sec. 50-1.) 
  
Office uses are permitted in the DC district but are prohibited from locating at the street 
level – this includes “financial institutions”. 
  
However, in the General Commercial District there is not the same policy direction 
about pedestrian-oriented activity. Purpose: 
The purpose of the General Commercial (GC) district is to accommodate numerous 
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types of commercial, retail, service and office uses to allow for varying scale and 
intensities. (Zoning Ordinance, Sec. 50-1.) 
  
Staff reviewed earlier versions of the zoning ordinance in order to understand the 
prohibition at the street level. The City adopted a revised Chapter 50 in 2021. The 
commercial zoning districts were consolidated from six to four and renamed from B1 – 
B6 to: Downtown Commercial, Cottage Commercial, Mixed-Use Commercial, and 
General Commercial. Prior to this change in 2021, financial institutions were permitted 
in all commercial districts. In the downtown commercial zoning districts only the “retail 
customer service offices” of financial institutions were a permitted use. These districts 
did not allow “office use only”. In the other commercial districts, financial institutions 
were permitted uses without the restriction described above. 
  
Staff has determined that when the commercial zoning section of the Code was 
repealed and replaced, there may have been an oversight and the street-level 
prohibition that is correctly applied to the Downtown Commercial, Cottage Commercial, 
and Mixed-Use districts was incorrectly applied to the General Commercial District. Our 
General Commercial district is found along Highway 7, where parcels abut Hwy. 7 and 
are primarily accessed by vehicle. We would not expect a focus on pedestrian-
orientation on these parcels which is the intention of prohibiting financial institutions 
from the street level. 
  
Staff recommends that we remove the restriction that prohibits financial institutions from 
locating at the street level from the General Commercial District. 
 
Recommended Action: 
It is recommended that the Planning Commission consider Ordinance 689 to amend the 
zoning ordinance and recommend approval to the City Council. 
 
Budget: 
 
 
Attachments: 
1. 3_ Zoning map_2022_with note 
2. 2_ Ordinance No. 689_ Amending Ch 50 
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1 
 

ORDINANCE NO. 689 
 

AN ORDINANCE AMENDING APPENDIX E, SECTION 50 OF THE EXCELSIOR 
CITY CODE TO ALLOW FINANCIAL INSTITUTIONS TO LOCATE AT THE 

STREET LEVEL IN THE GENERAL COMMERCIAL (GC) ZONING DISTRICT 
 

The City Council of the City of Excelsior hereby ordains as follows: 
 
 
Section 1.  Appendix E, Article 50 of the Excelsior City Code is amended as follows:  
 
Sec. 50-2. Permitted uses. 

Table 50.1 lists the Permitted, Conditional, Interim and Accessory uses for the Commercial 
Districts.  

 P=Permitted Use;  
C=Conditional 
Use;  
I=Interim Use;  

Downtown 
Commercial  

Cottage  
Commercial  

General  
Commercial  

Mixed Use  Specific 
Standards  

 Financial 
institutions  

P [2]  P [2]  P [2]  P [2]  Section 13-
12, Article 
13 

[2] Use cannot be located at street level; must be located on the upper level.  

 
Section 2.  This Ordinance is effective in accordance with Section 3.06 of the Excelsior City 
Charter. 
 
 Adopted by the Council of the City of Excelsior, Minnesota, this _____ day of 
_______________ 2025. 
 
 
 
                                                                                                                        
Gary Ringate, Mayor 
 
ATTEST:            

 
                                                                                                         
Hilary Vokovan, Acting City Clerk   Kristi Luger, City Manager   
   
 
 

Page 77 of 86



2 
 

First Reading of Ordinance:  December 1, 2025 
Second Reading and Adoption:  December 15, 2025 
Publication of Ordinance:    December 26, 2025 
Effective Date:    January 23, 2026 
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Item: 4.D. 

ITEM REPORT 
 
To: Planning Commission 
From: Julia Mullin, Community Development Director 
Meeting Date: November 24, 2025 
Department/Office: Community Development 
Item Name: Amend Zoning Ordinance, Chapter 41 regarding residential review permits 
and landmark properties 
 
Summary:  
BACKGROUND 
During the summer of 2025, the city of Excelsior considered an after-the-fact variance 
application for construction of an attached garage at 262 Lake Street, a historically 
designated Landmark property. Plans for the renovation of the existing historic structure 
and the addition of an attached garage were approved through a site alteration permit 
process with the Heritage Preservation Commission (HPC) in the fall of 2024. 
Subsequently, the garage was not constructed according to approved plans, and the 
resulting after-the-fact variance application was required. During discussions of the 
proposed variance and the sequence of events leading to the need for the variance, 
both the Planning Commission and City Council commented on the need to explore the 
possibility of requiring a residential review permit for some renovations of Landmark 
properties, when those renovations result in increased massing on the parcel. 
  
Today, Sec. 42 Residential Review Permit Process of the zoning ordinance requires a 
residential review permit for projects that propose to increase the mass and scale of a 
structure in the R1 and R2 zoning districts. It is a priority of the city’s that the mass and 
scale of renovated structures be compatible with both the subject parcel and the 
structures around it. This ordinance was enacted in 2020.  
  
The purposes of this chapter are to: 
(1) Regulate mass and scale, bulk and orientation of new construction and remodeling; 
(2) Ensure compatibility of new construction and remodeling with existing surrounding 
properties; 
(3) Preserve tree canopy, green space, air and light for existing surrounding properties; 
(4) Protect and enhance the City of Excelsior's appeal and attraction to residents and 
visitors; 
(5) Nothing in this chapter shall be construed to regulate architectural design of new 
construction and remodeling unless it affects mass, scale, bulk and/or orientation. 
  
The ordinance exempts any parcel that requires a site alteration permit from needing a 
residential review permit. The intent is to support Landmark property owners as they 
maintain and renovate their homes, keep the review of renovations of historically 
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designated properties streamlined, and avoid burdening Landmark property owners with 
multiple review processes. The HPC reviews and approves proposed renovations to 
Landmark properties. 
  
The 262 Lake Street project was unusual, in that it included the addition of a two-story 
attached garage on the rear of the home, which significantly changed the mass and 
scale of the structure on the parcel. Most renovations of Landmark properties do not. 
However, we’ve seen other smaller additions on Landmark properties as well. 
  
Tonight, staff is recommending that the Planning Commission start the discussion and 
analysis of a potential ordinance change that would require a residential review permit 
for the renovation of Landmark structures that add volume to the structure. It will be 
important for the HPC to discuss any proposed ordinance changes as well. Given 
meeting schedules, a potential timeline is for the Planning Commission to begin 
discussion tonight and continue it on December 22nd. The HPC could then discuss the 
topic and review Planning Commission recommendations at their meeting on January 
27, 2026. And the City Council could consider any recommended ordinance 
amendments at their meeting on February 2nd. 
 
Recommended Action: 
It is recommended that the Planning Commission discuss questions and considerations 
for an amendment to the zoning ordinance regarding residential review permits for 
some Landmark properties. 
 
Budget: 
 
 
Attachments: 
1. Ordinance re Ch 42 
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ORDINANCE NO. XXX 
 

AN ORDINANCE AMENDING APPENDIX E, SECTION 42 OF THE EXCELSIOR 
CITY CODE TO REQUIRE A RESIDENTIAL REVIEW PERMIT FOR 

RENOVATION OF SOME HISTORICALLY DESIGNATED LANDMARK 
STRUCTURES 

 
The City Council of the City of Excelsior hereby ordains as follows: 
 
 
Section 1.  Appendix E, Article 42 of the Excelsior City Code is amended as follows:  
 

Sec. 42-6. Residential review permit—When required. 

Except as provided herein, a residential review permit is required prior to making any of the 
following alterations to structures within the R-1 and R-2 zoning districts:  

(a) 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.  
(b) Exemptions. The following shall not require a residential review permit:  

(1) Decks under 48 inches in height.  
(2) Any structure not requiring a building permit.  
(3) Structures that would require a site alteration permit as outlined in chapter 20 of 

the Code except when the alteration would result in increased volume of a 
principal or accessory structure.  

(4) Street-facing, single-story porches that are more than 50 percent open at the 
perimeter.  

(5) Bay windows and cantilevers not projecting more than two feet from the plane of 
the façade on which such projection is located.  

(6) Any minor changes not affecting streetscape elevations or views from any 
neighboring property as determined by the zoning administrator in consultation 
with the city architect.  

(c) Pre-application concept review. Prior to filing an application for a residential review 
permit, the applicant is strongly encouraged meet with the zoning administrator and 
city architect to discuss the proposed new construction or remodel. The plans and 
elevation drawings required for such review need not be construction drawings but 
should be detailed enough for city staff to determine whether the concept proposal is 
likely to meet zoning requirements or to trigger residential review. The property owner 
is strongly encouraged to attend the pre-application concept review.  
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Section 2.  This Ordinance is effective in accordance with Section 3.06 of the Excelsior City 
Charter. 
 
 Adopted by the Council of the City of Excelsior, Minnesota, this _____ day of 
_______________ 2025. 
 
 
 
                                                                                                                        
Gary Ringate, Mayor 
 
ATTEST:            

 
                                                                                                         
Hilary Vokovan, City Clerk    Kristi Luger, City Manager   
   
 
 
First Reading of Ordinance:  January 5, 2026 
Second Reading and Adoption:  January 19, 2026 
Publication of Ordinance:    January 29, 2026 
Effective Date:    February 27, 2026 
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Item: 4.E. 

ITEM REPORT 
 
To: Planning Commission 
From: Julia Mullin, Community Development Director 
Meeting Date: November 24, 2025 
Department/Office: Community Development 
Item Name: Resolution 2025-06 Approving Residential Review Permit for 163 Second 
Street 
 
Summary:  
BACKGROUND 
At your meeting on November 10, 2025, you voted to approve the residential review 
permit application for a new home at 163 second Street. A resolution documenting that 
approval is before you tonight. 
 
Recommended Action: 
It is recommended that you approve PC Resolution 2025-06. 
 
Budget: 
 
 
Attachments: 
1. PC Resolution 2025-06 
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CITY OF EXCELSIOR 

PLANNING COMMISSION 
RESOLUTION NO. 2025-06 

 
A RESOLUTION APPROVING A RESIDENTIAL REVIEW PERMIT FOR CONSTRUCTION 

OF A NEW SINGLE-FAMILY HOME AT 163 SECOND STREET 
 

 
WHEREAS, Adam Price, Price Homes, 550 Freeport Ave NW, Elk River, MN 55330, applied for 

a Residential Review Permit and Variance from the building height standard for construction of a new 
home on an undeveloped parcel pursuant to Articles 6 and 42 of the Excelsior Zoning Code (“Code”), for 
the property located at 163 Second Street, Excelsior, P.I.D. # 34.117.23.12.0175 (“Property”); and 

 
WHEREAS, a public hearing for the Variance Application was duly noticed pursuant to Sections 

6-6 of the Zoning Code; and 
 

WHEREAS, neighborhood notification and opportunity to be heard for the Residential Review 
Permit application was duly noticed pursuant to Section 42-7 of the Zoning Code; and 

 
WHEREAS, the Planning Commission considered the Residential Review Permit and Variance 

applications and held the public hearing at their meeting on November 10, 2025; and 
 

WHEREAS, the Planning Commission approved the Residential Review Permit application and 
recommended approval of the Variance application, with votes of 4-0, at their meeting on November 10, 
2025 (Commissioners Johnson and Neale were absent and Commissioner Day recused himself); and 

 
WHEREAS, the City Council approved the variance application with a vote of 5-0 at their 

meeting on November 17, 2025. 
 
 NOW, THEREFORE, BE IT RESOLVED, that the Residential Review Permit application 
submitted by the Applicant is hereby approved by the Planning Commission based on the following: 
 

FINDINGS OF FACT 
 

1. The subject parcel is 7,787 sf and located in the R2 zoning district. The parcel was created when the 
parcel at 173 Second Street was subdivided in 2021. City Council Resolution 2021-01 documents the 
subdivision. 
 

2. The parcel is undeveloped. 
 

3. There is a change in grade on the parcel of 9’, with the higher elevation on the east side and the lower 
on the west side of the parcel. 
 

4. In July 2024, the City Council approved a Residential Review Permit application and a variance 
application for height for this property; the Council denied the requested front setback variance 
request. These actions are documented in Resolution 2024-24. No building permit was issued and the 
approvals expired on July 15, 2025. 
 

5. The proposed home is one story and meets all zoning standards, except for building height, of the 
city’s zoning ordinance, and complies with requirements for the parcel stated when the parcel was 
subdivided in 2021. 
 

6. The proposed building height is 31’ measured from the lowest elevation in the area 7’ from the 
structure, as required by ordinance (Sec. 14-1). The lowest elevation is 966’. The elevation at the roof 
peak is 997’. 
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PC Resolution 2025-06 
Page 2 of 3 
 

2 
 

 
7. The height of the building, measured from grade at the front entrance, is 25’. 

 
8. The height of the attached garage, measured from grade at the entrance, is 16’ 9”. 

 
9. The front yard setback is 30’; the side yard setbacks are 12’; and the rear yard setback is 35’. 

 
10. The maximum building coverage, 25.7%, and lot coverage, 36%, are less than the maximum allowed. 

 
11. The Planning Commission approved a Residential Review Permit for the proposed new home finding 

the plans to be consistent with the Good Neighbor Guidelines. 
 

CONCLUSIONS OF LAW 
 
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 looks on out on the left side. The garage is attached and is also one-story. 
The one-story design is compatible with neighboring structures. Retaining walls along the front 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 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. It is important to note that the house meets the side setback requirements of Resolution 2021-01 
which are stricter than what the zoning ordinance requires, and the building and lot coverage are 
less than what is allowed by ordinance. 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 height 
of the home measured from the grade at the front entrance is 25’.  
 

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 
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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. 
 

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 subject parcel was created from a subdivision meant to protect the existing house at 173 Second 
Street, create a second parcel for development of a new home, and prevent a teardown of 173 Second 
Street and the construction of one larger home on the original parcel. The proposed home has been 
designed to fit the steep slope of the parcel, and the one-story design with a look-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 the 
look-out basement) had on the neighbor at 151 Second Street.  
 

CONDITIONS 
 

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 City Council shall grant the requested variance allowing the construction of the subject plans. 
6. The RRP and Variance shall expire one year from the date of adoption of the resolution if not acted 

upon. 
 
Adopted by the Planning Commission of the City of Excelsior, Minnesota, this 24th day of November 
2025. 
 
       Approved: 
 

__________________________ 
Bill Muenzberg, Chair 
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