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Planning Commission 
Regular Meeting 

 
Monday, March 23, 2026, 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/82081487958?pwd=YGEDpYFfd5I2aZ58jpRaATDcdULstk.1 
Meeting ID: 820 8148 7958 

Passcode: 843611 
--- 

One tap mobile 
+13017158592,,82081487958#,,,,*843611# US (Washington DC) 

+13052241968,,82081487958#,,,,*843611# 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. February 23, 2026 Planning Commission Meeting Minutes 

4. Discussion Items 

 A. Annual Meeting Topics 

  i. Officer Selection 

  ii. 2026 Goals and Work Plan 

 B. 35 Center Street - Variance Application (PC No. 2026-03) 

 C. 44 Center Street - Variance Application (PC No. 2026-04) 

 D. Resolution 2026-03 documenting the Approval of Residential Review Permit - 202 Oak 
Street  

5. Communications and Reports 

 A. Council Update 

 B. Upcoming Items 

  i. RV Ordinance 
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6. Miscellaneous 

7. Adjournment 
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City of Excelsior 

Planning Commission  
 

 

Monday, February 23, 2026 
 

Meeting Minutes 
 

1. CALL TO ORDER 
 
2. ROLL CALL 
 
 Present: Commissioners Day, Hansen, Malsam, Muenzberg, Neale, Tyler 
 Absent: Commissioner Johnson 

Also present: Josh Wier, Acting City Attorney; Jess Long, City Planner; Julia Mullin, Community 
Development Director 

 
3. MINUTES OF THE PRECEDING MEETING(S) 

(a) Planning Commission Meeting Minutes – January 26, 2025 
 
Malsam moved to approve the January 26, 2026 meeting minutes as submitted. Day seconded. 
Motion approved 6-0. 
 

4. DISCUSSION ITEMS 
 Agenda item 4(d) moved to first discussion item 

(a) Nonconforming Structures Presentation and Discussion- Josh Wier, Kennedy & Graven 
(b) 202 Oak Street – Residential Review Permit and Variance Applications- Continued from January 

26, 2026 meeting (PC No. 2026-01) 
 Item was continued from previous meeting. Public hearing was held at January 26, 2026 

meeting.  
(i) RRP: Commissioner Day moved to approve the Residential Review Permit based on 

applicants revised plans included in February 23rd packet and with conditions in staff report. 
Commissioner Hansen seconded the motion. Approved 6-0. Staff will bring resolution to 
March meeting. 

(ii) Front yard setback variance: Commissioners discussed applicants option B shown in 
building elevations and encouraged applicant to use awning instead of building porch in 
front yard setback. Commissioner Day moved to recommend denial of front yard variance. 
Neale seconded. Motion carried 6-0.  

(iii) Height Variance: Commissioner Neale moved to recommend approval height variance. Tyler 
seconded. Recommendation approved 6-0.  

(c) 35 Center Street- Residential Review Permit and Variance Applications (PC No. 2026- 03) 
       Following reports by City Staff, Chair Muenzberg opened public hearing.  

(i) Public Hearing: Eric Synder, 25 Center, expressed support for the application. Pamela Miller, 
49 Center, expressed support for the project but requested that the proposed cantilever on 
west side of home be removed. Pam Haguen, property owner of 35 Center, discussed 
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working with neighbors and that she was interested in removing the proposed cantilever and 
instead requesting a wall plane variance. Public hearing closed.  

(ii) Commissioner Day moved to approve the Residential Review Permit. Commissioner Neale 
seconded the motion, approved 5-1 (Tyler nay).  

(iii) Height variance: Commissioners discussed the slope of the property. Commissioner Neale 
moved to recommend approval of the height variance, Tyler seconded, passed 6-0.  

(iv) Front yard setback: Commissioners discussed the design of proposed second story and how 
moving mass to front of the home benefited neighbors whose views would be impacted with 
a rear addition. Commissioner Malsam moved to recommend approval, Hansen seconded, 
motion carried 4-2 (Tyler and Muenzberg nay). 

(v) Side yard setback: Commissioners discussed the side yard variance and the impact of 
reducing the side yard versus allowing an unbroken wall plane. Commissioner Dat moved to 
recommended approval Neale seconded. Motion failed to carry with a vote of 1-5 (Hansen, 
Malsam, Muenzberg, Neale, and Tyler nay).  

(d) 111 First Street- Sketch Plan  
 Staff presented memo with proposed sketch plan for new single family home at 111 First 

Street. Staff asked commissioners to look at plans and discuss their thoughts with 
applicant, Tim O’Connor. Tyler recused from discussions.  

 
(e) Resolutions documenting the approval of Residential Review Permit –  

150 Bell Street – PC Resolution 2026-01  
88 First Street – PC Resolution 2026-02  
221 Bell Street- PC Resolution 2025-07 
174 West Lake Street – PC Resolution 2025-08 
Commissioner Hansen moved to approve all resolutions as submitted. Malsam seconded. 
Approved (6-0). 
 

5. COMMUNICATIONS AND REPORTS    
 (a) Council Update 
 (b) Upcoming items 

 
6. MISCELLANEOUS 
 
7. ADJOURNMENT 
 Commissioner Tyler moved to adjourn the meeting and Malsam seconded. Motion approved 6-0. 

Meeting adjourned at 9:15 pm. 
 
 
Respectfully submitted, 
 
Julia Mullin, Community Development Director 
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Item: 4.B. 

ITEM REPORT 
 
To: Planning Commission 
From: Julia Mullin, Community Development Director, Jess Long, City Planner 
Meeting Date: March 23, 2026 
Department/Office: Community Development 
Item Name: 35 Center Street - Variance Application (PC No. 2026-03) 
 
Summary:  
APPLICANT Jarod Blackowiak 

APPLICANT ADDRESS 271 Hidden Lane 

PROPERTY OWNER Pam Haugum, Bill Perrin 

LOCATION 35 Center Street 

CASE NO. PC No. 2026-02 

60/120 DAY REVIEW DEADLINE 2/28/2026 and 4/29/2026 
 
The Planning Commission considered a Residential Review Permit application and 
variance application for 35 Center Street at their February 23, 2026 meeting. At the 
meeting, the Planning Commission moved to approve the Residential Review Permit 5-
1 (Tyler nay). The Planning Commission recommended approval of the requested 
height variance 6-0 and front yard setback variance 4-2 (Tyler and Muenzberg nay). 
The applicant also requested a side yard variance. The motion to recommend approval 
did not pass with a vote of 1-5 (Hansen, Malsam, Muenzberg, Neale, and Tyler nay). 
The proposed plans included a cantilever that encroached two feet into the side yard. 
After feedback from the Planning Commission, the applicant expressed interest 
removing the cantilever and instead requesting a wall plane variance. The attached 
Staff report provides information regarding the new requested wall plane variance, the 
attached February 23, 2026 packet provides additional information on the project and 
the previously requested variances. The applicant has not submitted revised plans. 
Staff has revised the Staff Report to analyze the new wall plane request based on 
removal of the cantilever shown in the plans reviewed at the February 23, 2026 
meeting.  
  
BACKGROUND  
The applicant is requesting a variance from wall plane requirements for a second story 
addition, an attached garage addition, and a ground level addition attached to the side 
of the existing single-family home at 35 Center Street. The existing home is located on 
an 8,796 square foot parcel located in the R2 zoning district. The applicant proposes 
adding multiple additions to the home to increase living space for the property owners 
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without the need to demolish and rebuild the home. There is a two-story addition that 
runs along the front and west sides of the existing home. The applicant also proposes 
adding a single story covered porch addition to the rear of the home. A new tuck under 
garage will also be added to the rear of the home. The tuck under garage will be 
accessed from the rear or side of the home using a new proposed shared driveway.  
Along with the granted height and front yard setback variances, a variance from wall 
plane requirements is requested. The applicant is removing the proposed two-foot 
cantilever shown on the west side of the home. The cantilever was added to the home 
to break up the wall plane. The proposed wall plane will be 33’9” without the cantilever.  
 

 
 
DETAILS/ANALYSIS 
 

Standard Required - R2 
District 

Existing Proposed 

Minimum Lot Area 10,000 sf 8,712 sf 8,712 sf 

Minimum Lot Width 60' 50' 50' 

Front Yard 
Setback* 

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

7' 5" 5' 7" 

Rear Yard Setback 35' 121' 108' 

Minimum Side 
Setback 

20% of the lot width 
minus 6 = 7.66' 

East 8' 2" 
West 7' 6" 

East 8' 2" 
West 7' 6" 

Maximum Building 
Coverage 

25% of lot area = 
(2,178 sf) 

963 sf (11%) 1,863.9 sf (21.4%) 
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Maximum Lot 
Coverage 

12% of lot area + 
2,1000 = (3,155.5 

sf) (36.2%) 

993 sf (11.4%) 2,783.2 sf (31.9%) 

Maximum Height 28' (lot width less 
than 70') 

32' 3" 32' 3" 

Front Wall Plane 16' max without a 2' 
X 8' offset 

20' 6" 11' 4" 

Side and Rear Wall 
Plane 

32' max without a 2' 
X 8' offset 

Left side: 26' 11" 
Right side: 27' 
Rear: 19' 4" 

Left side: 26' 11" 
Right side: 33' 9" 

Rear: 26' 6" 
 
Variance 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, March 23, 2026.  
  
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 addition of a larger second story, back yard porch, and attached garage to an 
existing single family home are reasonable uses and are permitted in the R2 zoning 
district.  

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

Wall Plane Requirement: 
The applicant is requesting a wall plane variance for the right side of the home. The 
new additions increase the length of the wall plane. The purpose of the City’s wall plane 
requirement is to ensure that new buildings and additions do not create long unbroken 
wall planes that do not match the character of existing historic homes in Excelsior. The 
applicant originally proposed adding a cantilever to the right side of the home to reduce 
the unbroken wall plane created by the second story addition. The proposed cantilever 
would have reduced the side yard setback from 7’6” feet to 5’6”.  The proposed wall 
plane sits close to the neighboring property and home. This position of both homes will 
reduce the appearance of the wall plane from the public right of way. The need for a 
variance is caused by the unique circumstances of the property and not the landowner. 

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

The immediate area is made up of one and a half and two story homes. This is a two 
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story home aligned with most homes on the block. The character of the area is not 
impacted by the proposed additions. Removing the originally proposed cantilever will 
reduce the encroachment into the side yard. The position of the exiting home and the 
neighboring property will limit the view of the wall from the public right of way. This will 
help maintain the character of the area and maintain side yard sizes.  

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. 
  
Wall Plane: The intent of the ordinance is to ensure homes or additions built in 
Excelsior are compatible with existing homes, many of which were built in the early to 
mid part of the 20th century and have varied wall plane lengths with architectural 
variation. The proposed addition meets the intended uses for the zoning district. The 
increased wall plane length will not be highly visible from the public right of way and 
removing the proposed cantilever allows for a conforming side yard. The approval of 
the variances and the construction of the proposed additions would be in harmony with 
the purpose and intent of the ordinance and consistent with the Comprehensive Plan.  
  
Recommended Conditions of Approval.  
  
Staff recommends the following conditions with any approval of this Residential Review 
Permit and Variances: 

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 plans and ensure 
conformance with Ordinance requirements. 

3. The plans shall be consistent with the survey and plans included in the February 
23, 2026 Planning Commission packet.  

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 Variance application. Staff 
recommends that the Planning Commission recommend to the City Council approval of 
the wall plane variance request. 
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Budget: 
 
 
Attachments: 
1. 000. 35_Center_Street_Memo 2_23_26 
2. 00. 35 Center Street GNG review 
3. 1 Center Street Residential Review Permit Application 
4. 2. Design Elements- Written Statement 
5. 3. Variance Questions 
6. 4. Existing Survey - 35 Center Street Existing.Excelsior 
7. 5. Center St Floor Plans 
8. 5. Proposed Survey + Site & Grading Plan 
9. 6. 2026.02.03_35 Center Street.Excelsior_Driveway Markups 
10. 6. Driveway Markups Options 
11. 7. Erosion Control Plan Sht 1 - 35 Center Street. Excelsior 
12. 8. Erosion Control Plan Sht 2 - 35 Center Street 
13. 9. 35 Center Street_Exterior Elevations 
14. 9. a. 35 Center Proposed home Render 
15. 10. Exisiting Structure Photos- 35 Center 
16. 11. Building Permit - Center Street 
17. 12. Land Use Application-Center 
18. 13. Minnehaha watershed permit - 202 Oak Street and 35 Center Street 
19. 14. Tree Removal Permit- Center Street 
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APPLICANT: Jarod Blackowiak 
APPLICANT ADDRESS: 271 Hidden Ln 
PROPERTY OWNER:  Pam Haugum, Bill Perrin 
LOCATION:   35 Center Street 
CASE NO.:   PC No. 2026-02 
60/120-DAY REVIEW   2/28/2026 and 4/29/2026 
DEADLINE:    
BACKGROUND 
The applicant is requesting approval of a Residential Review Permit (RRP) for a second story addition, an 
attached garage addition, and a ground level addition attached to the side of the existing single-family 
home at 35 Center Street. The applicant is also requesting variances from front yard setback, side yard 
setback, and building height requirements. 

The existing home is located on an 8,796 square foot parcel located in the R2 zoning district. The 
applicant proposes adding multiple additions to the home to increase living space for the property owners 
without the need to demolish and rebuild the home. There is a two-story addition that runs along the front 
and west sides of the existing home. The applicant also proposes adding a single story covered porch 
addition to the rear of the home. A new tuck under garage will also be added to the rear of the home. The 
tuck under garage will be accessed from the rear or side of the home using a new proposed shared 
driveway. There is an existing in the rear yard that provides access to Lake Street. The property owner is 
not proposing to uses this easement; the City will require that the rear easement be vacated if the applicant 
moves forward with the proposed shared driveway.  

The existing home has a 7’ 5” legally nonconforming front yard setback that does not meet current zoning 
district requirements. The applicant is proposing adding a second story addition that would also be within 
this encroachment. This proposal would expand an existing nonconformity. A proposed vestibule will 
decrease the front yard setback an additional two feet to 5’ 7” from the vestibule to the front property line.  

The applicant is also requesting a variance from building height requirements. The home has legally 
nonconforming height. The 32’ 3” height of the structure is not being increased but additional mass is 
being added within the existing height. A third variance is required from side yard setback requirements. 
The applicant is adding a two foot cantilever to the west side of the home to break up the wall plane. The 
side yard will be reduced from 7’6” to 5’6”. 

Date:

Item 4(b) – Residential Review Permit and Variance 
Application for construction of additions

Julia Mullin, Community Development Director
Jess Long, City Planner Planning Commission 

MEMORANDUM
Re:

To:

February 23, 2026]

 From:
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1. RESIDENTIAL REVIEW PERMIT APPLICATION REVIEW 

NEIGHBORHOOD CHARACTER 

The homes adjacent to 35 Center share a similar style and alignment. Several of the homes appear to have 
non-conforming front yard setbacks that are less than the 20 feet front yard setback required within the R2 
district. 35 Center and the immediately adjacent properties have large rear yards that are adjacent to 
properties fronting Water Street. Homes across the street are on wider lots and are also built close to 
property line along Center Street.   

DETAILS/ANALYSIS 
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Exterior Materials: Materials proposed are a combination of stucco and hardie board for the exterior 
walls and wood for the new porch deck, and MBCI metal panels for the roofing. Applicant can provide 
additional information as needed. 
 
Landscaping and Tree Preservation: Current plans do not identify any trees for removal.  
 
Grading and Stormwater Management: There is a significant elevation change on this parcel from the 
front at Center Street to the rear. The natural slope of the property results in a 7’ 7” change in elevation 
from the highest elevation (954.57) to the lowest elevation (946.87). The city engineer has performed a 
preliminary review of the proposed plans and has expressed concern about slope of the proposed 
driveway and grading required to access the rear of the property. The city requires driveways have slope 
no greater than 10%; slope of proposed driveway is greater at this time. The City Engineer also noted that 
the lower windows on the left elevation may be impacted by the grading required for the driveway. Staff 
has connected the applicant with the city engineer and understands they are working to respond to the city 
engineer’s comments. Grading and Stormwater plans will be reviewed and approved by City Engineer 
prior to issuance of the building permit. 
 
Right-of-Way Easement 
The applicant has submitted information regarding a right-of-way easement; the easement runs along the 
rear of the property providing access to Lake Street. The city will require that the easement be vacated if 
the applicant is granted approval of the RRP and uses proposed driveway to gain access to the attached 
garage.  

Neighborhood Notification and Opportunity to be Heard 

Standard Required – R2 
District Existing Proposed 

Minimum Lot Area 10,000 sf 8,712 sf 8,712 sf 
Minimum Lot Width 60’ 50’ 50’ 

Front Yard Setback* 

20-30 feet 
Front porch may 

encroach up to 6’ into 
front setback 

7’ 5” 5’7” 

Rear Yard Setback 35’ 121’ 108’ 
Minimum Side 

Setback 
20% of the lot width 

minus 6 =7.66’ 
East 8’ 2” 
West 7’ 6” 

East 8’ 2” 
West 5’ 6” 

Maximum Building 
Coverage 

25% of lot area  = 
(2,178 sf) 963 sf (11%) 1,863.9 sf (21.4%) 

Maximum Lot 
Coverage 

12% of lot area + 
2,100= (3,155.5 sf) 

(36.2%) 
993 sf (11.4%) 2783.2 sf (31.9%) 

Maximum Height 
 

28’ (lot width less 
than 70’) 32’ 3” 32’ 3” 

Front Wall Plane 16’ max without a 
2’x 8’ offset 20’ 6” 11’ 4” 

Side and Rear Wall 
Plane 

32’ max without a 
2’x8’ offset 

Left side: 26’ 11” 
Right side: 27’ 

Rear: 19’ 4” 

Left side: 26’ 11" 
Right side: 14’ 10” 

Rear: 26. 6” 
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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 February 23, 2026. 
 
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 new structure is larger than the existing one-story home; however, the new two-
story home is compatible with other one and a half and two story homes on the block.  
 

2. The size and mass of a new structure should be compatible with the size of the property.  
The lot is smaller than the 10,000 square foot minimum required for properties in the R2 District. 
The new proposed second level increases the mass of the home but is similar to other homes on 
the street. The increased mass is broken up by the second story balcony that runs along the front 
half of the home. In earlier iterations the applicant included a full two story addition along the 
front; they have reduced this addition to maintain some one story massing at the front. 
 

3. A new structure should follow alignments that are predominant on the street and 
compatible with neighboring properties.  
Adjacent homes on Center Street share a similar alignment. The home to the west is 10.8 feet 
from the front property line and the home to the east has a front yard setback of 7.5 feet. The 
slope of the parcel will result in the basement level being partially visible when viewing the home 
from the side or rear, creating a three story elevation. The narrow parcels and adjacent 
structures will limit the view of the lower level from the public right-of-way. 

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

cut, fill and retaining walls.  
The existing home is built on a slope. The applicant plans to use the existing home which was 
built in a way that respects and makes use of the natural slope. Regrading will be required to 
install the proposed driveway. The City Engineer will review and approve the grading plan and 
erosion control plan prior to issuance of a building permit. 
 

5. Consider front porch element in design of new structures.  
The proposed addition includes a new vestibule added to the front door. The vestibule adds visual 
interest to the home and breaks up the front wall plane. The vestibule will extend an additional 
two feet into the front yard setback. A porch addition would require greater encroachment into 
the front yard setback.  

6. A new structure should be detailed as four-sided architecture.  
The applicant has worked with City Staff and the City Architect to address wall-plane concerns. 
The applicant submitted architectural elevations which show the home has been designed to be 
viewed from multiple angles. It is well detailed on all four sides. The final submitted elevations 
includes a cantilever and windows to break up wall planes and create a complete four-sided 
design. 

 
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. However, the building coverage proposed is less than the maximum 
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allowed. The applicant has been in conversation with neighbors and has worked to reduce the 
height of the rear porch addition to limit the impact on the neighboring property’s view of the 
lake.  

 
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 addition of a larger second story, back yard porch, and attached garage to an existing 
single family home are reasonable uses and are permitted in the R2 zoning district.  
 

2. Is the plight of the property owner due to circumstances unique to the property that have 
not been created by the landowner? 
Front yard setback: 
The purpose of a front yard setback is to ensure that buildings and structures do not 
encroach into the open space between the right-of-way and the structure and to maintain 
consistent alignments along the street. The front setback is in alignment with most of the 
homes on the block. The existing home is located within the front yard setback. The existing 
first floor will remain and the addition of a vestibule entrance will decrease the front yard 
setback from 7’ 5” to 5’ 7”. The vestibule adds visual interest and meets the intent of Good 
Neighbor Guideline #5 which encourages addition of a front porch. The second story addition 
will be located in the existing legally nonconforming front yard setback. The addition is 
located in the upper right corner of the home, and does not run across the full front width of 
the home. The placement of this addition reduces its mass and demonstrates attempt to 
ensure compatibility with parcel and surrounding structures. The proposed project keeps an 
existing home , locates the second level additions on the front and side of the home, and 
prevents additional massing in the rear yard which satisfies neighbors’ desire to preserve 
their views of the lake.  
 
Side yard setback: 
The purpose of a side yard setback is to ensure that buildings and structures do not encroach 
into the open space between adjacent properties. The applicant has added a cantilever to 
the right side of the home to reduce the unbroken wall plane created by the second story 
addition. The cantilever extends two feet from the existing home. The proposed cantilever 
will reduce the side setback from 7’6” feet to 5’6” Removing the cantilever will require that 
the applicant request a variance from wall plane requirements. The applicant is preserving 
the existing home so a recessed 2’ x 8’ area to satisfy the wall plane standard is not feasible. 
The need for a variance is caused by the unique circumstances of the property and not the 
landowner. 
 
Building height: 
The purpose of the building height standard is to ensure that new homes in Excelsior are 
compatible with those that exist and to preserve the one and a half and two story character 
of residential neighborhoods. The height of the structure will not increase. The existing home 
is 32’ 3” tall when measured from the lowest grade within seven feet of the home (946.87 ft) 
to the roof peak. The applicant requires a variance because the proposed second story 
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addition will add additional mass within the existing nonconforming height. The natural 
slope of the property results in a 7’ 7” change in elevation from the highest elevation 
(954.57) to the lowest elevation (946.87). Because of this slope any new two story home 
would require a height variance. The proposed addition results in building coverage that is 
below the maximum allowed. The need for a variance is caused by the unique circumstances 
of the property and not the landowner. 
 

3. Will the variance, if granted, alter the essential character of the area? 
The immediate area is made up of one and a half and two story homes. This is a two story 
home aligned with most homes on the block. The applicant is adding additional mass in the 
front yard setback which is similar to the single family home at 19 Center Street. The 
applicant has added a second story patio to the addition within the front yard setback. The 
patio breaks up the front wall plane and reduces the massing in the front yard setback. The 
character of the area is not impacted by the proposed additions. The project proposes 
adding a driveway from Center Street; while the four homes between the subject home and 
the lake do not have driveways to Center Street, the homes to the south of 35 Center Street 
have a shared driveway and the multifamily on the corner has a driveway to Center Street. 
 

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. 
 
Front yard setback: The intent of the ordinance is to provide open space on the parcel and 
create uniformity in the streetscape as to how far back homes are set in our residential areas. 
The proposed plans decrease the front setback of the existing one story home by two feet by 
adding a vestibule; however, the vestibule increases compatibility with the Good Neighbor 
Guidelines. The proposed second story addition is within the legally nonconforming setback, 
however adds mass there. Because the second story addition is located on only one front 
corner of the home and is compatible with home homes on the block, the intent of the front 
yard setback ordinance is met.  
 
Building height: The intent of the ordinance is to ensure homes or additions built in Excelsior 
are compatible with existing homes, many of which were built in the early to mid part of the 
20th century and have modest height. The city does not want new homes to loom over existing 
homes. The proposed second story addition is 32’ 3” tall and is the same height as the 
existing roof. Most of the second level addition is on the side of the home and is less visible 
from the street. The massing at the front of the home is one and a half story and the intent of 
the height standard is met. 
 
Side yard setback: The intent of a side yard setback is to prevent overcrowding and preserve 
privacy. The existing home meets side yard setback requirements. The applicant is adding a 
cantilever to the side of the home. The cantilever reduces the setback two feet and prevents 
the need for a wall plane variance. The reduction in the side setback will not have a large 
impact on privacy of the adjacent home or cause overcrowding. 
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The proposed addition meets the intended uses for the zoning district. The approval of the 
variances and the construction of the proposed additions would be in harmony with the 
purpose and intent of the ordinance and consistent with the Comprehensive Plan. 
 

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, February 23, 2026.  
 
Recommended Conditions of Approval.  
 
Staff recommends the following conditions with any approval of this Residential Review Permit and 
Variances: 
 
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 plans and ensure conformance with 

Ordinance requirements. 
3. The plans shall be consistent with the survey and plans included in the February 23, 2026 Planning 

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

upon. 
 
RECOMMENDED PLANNING COMMISSION ACTION 
The Planning Commission shall hold a public hearing for the Residential Review Permit and Variance 
applications. Staff recommends that the Planning Commission approve the Residential Review Permit 
application and recommend to the City Council approval of the front yard setback, side yard setback, and 
building height variance requests. 
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Excelsior Good Neighbor Guidelines PLAN Review 

35 CENTER STREET                                                   02/19/2026 
 

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 existing house at 35 Center Street is a 1-1/2 to 2-story structure with an enclosed front porch and shed-style dormers 
extending most of its roof width, facing the street and rear.  The house becomes two stories at the rear (2-1/2 with 
dormer at the rear) due to grade slope and elevation changes. This is a condition and pattern similar to adjacent houses. 
The project proposes new construction/additions at the front and right side, and expanding the footprint at the rear for a 
garage below and porch and deck at main level.  The footprint location at the house at the front remains substantially the 
same but has a proposed partial two-story element with one story/second level deck facing the street.  A shared side 
access to the rear tuck-under garage location is proposed.   
 
The site’s context along Center Street is varied, with mostly 1-1/2- to two-story houses adjacent and across the street. It 
has a deep, narrow lot with large open rear yard.   
 
The existing house footprint is relatively close to the front property line (7.4 feet setback) as are the adjacent houses (7.4 
and 10.8 feet).  Though a partial two-story façade is introduced on the right side of the front elevation, the design retains 
much of the original one-story front-porch massing with a one story massing and open deck above that extends over half 
of the front façade. The proposed entrance portico and two story mass relate to the front façade of the adjacent house to 
the right (49 Center). Overall, the height, massing and scale of the proposed house addition can be seen as compatible 
with neighborhood context.  
 

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 mass of the house relative to its larger lot size seems reasonably compatible. At the rear (and to a degree at the side & 
garage elevations) the rear additions step down with the topography reducing the three-story appearance there.  Adjacent 
houses with similar rear-yard topography also expose three levels at their rear elevation.   
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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. 

 
As noted, the existing house sits forward on the site towards the street (about 7.4 foot  front yard setback) but the 
adjacent houses do also (7.4 and 10.8 feet).  Except for the proposed portico (an element that helps the design’s 
compatibility with neighboring context) it remains similar to its existing footprint in terms of front alignment/setback. The 
proposed rear addition footprint area is less than zoning allows, and is similar to several nearby homes on the same side of 
the street.  The proposed 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 site’s slope is used to create a rear garage structure at the lower level, and a single vs two-story addition at the rear, 
lessening its impact on neighbors. No new retaining walls are indicated.  
 

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. 

  

The proposed new front façade is located on the existing house footprint, which is forward on the lot and leaves little room 
for a traditional front porch.  The proposed projecting two-foot deep gabled entrance portico with recessed door helps 
break up the façade.  This entrance element and the proposed two-story gabled massing to its right somewhat relate to the 
front façade of the existing house to the right (49 Center).  The second story deck facing the street helps break up massing 
and functions (as a porch can) as a street-contributing element. 
 

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 design detailing, new window location, and siding materials are consistent and well-developed on all sides.  

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. 

  

 

Consideration has been given in the design and in several subsequent revisions to step down massing and heights at the 
rear to respond to neighbors’ views and other concerns. Window placement generally appears to consider neighbors. 

 

Minimize interruption of the sunlight, skyplane, and views for neighboring structures. 
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Design Elements Written Statement

35 Center Street, Excelsior, MN 55331

Regionalism
The design of the Center Street residence reflects Excelsior's identity as a lakefront town rooted in
craftsmanship and modest architectural expression. The home draws on local traditions of simple,
well-proportioned dwellings built to endure the Upper Midwest climate. Natural materials—painted
wood siding, stone foundation accents, and a standing-seam metal roof—connect the structure to the
regional palette while providing resilience against snow, wind, and seasonal moisture. The gable
rooflines and warm neutral colors reference Excelsior's heritage homes, ensuring the new construction
feels familiar within its historical context while offering a refined modern sensibility.

Context
Located on Center Street, the property sits among a mix of restored cottages and newer infill homes,
each contributing to the town's evolving fabric. The new design maintains this continuity through
comparable height, narrow massing, and a welcoming front porch that engages the street. The main
entry faces southeast, capturing morning sunlight and soft illumination throughout the day. The design
responds to the immediate context by adopting vertical window rhythms and traditional roof slopes,
drawing subtle cues from adjacent homes. Elements that do not strengthen the streetscape—such as
oversized garage doors or abrupt massing transitions—are intentionally excluded. Throughout the day,
sunlight animates the façade with shifting shadow lines from trim and eaves, providing visual depth and
connection to the surrounding streetscape.

Scale & Massing
The two-story form maintains a comfortable, residential scale consistent with nearby properties. The
home's footprint and roof height align with surrounding structures, ensuring visual harmony along the
block. To soften its presence, the second level steps slightly back from the main façade, reducing
perceived height from the street. The entry porch, windows, and trim details are scaled for pedestrian
engagement, emphasizing approachability and rhythm. The resulting composition feels rooted,
proportional, and in keeping with Excelsior's fine-grained urban pattern.

Composition
The building's composition reflects clarity and proportion rather than symmetry alone. The base uses
stone and horizontal siding to ground the structure visually. The middle features regularly spaced
windows, lending rhythm and balance. The top—the simple gable form—creates a unified silhouette
that complements neighboring rooflines. Clean transitions between materials ensure the composition
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reads as intentional and restrained. The façade variation comes from light, shadow, and texture rather
than decorative complexity.

Hierarchy
The front entry serves as the natural focal point, marked by a modest overhang and wood accents. The
roofline and porch direct attention toward this entry, while the garage is set back to reduce its
prominence. Lighting and signage are understated, keeping the architecture as the primary expression.
Larger wall planes are interrupted with trim, recessed panels, or fenestration to maintain visual interest
without competing for attention. The roof is visible but not dominant—serving as a quiet, framing
element within the composition.

Color
The color scheme centers on muted neutrals—soft white, taupe, and warm gray—complemented by
natural wood tones. These colors were chosen to blend seamlessly with Excelsior's surrounding
residential palette and wooded landscape. Accents are reserved for entry details and trim, providing
subtle warmth and personality without overt contrast. The result is a calm and cohesive appearance
that reinforces the project's timeless aesthetic.

Simplicity
The concept guiding the design is 'refined cottage simplicity.' The home is intentionally composed of a
few well-crafted elements rather than an array of competing forms. Every detail—from window trim to
railing design—reinforces this idea of craftsmanship and restraint. The building expresses quiet
confidence rather than attention-seeking form. Its simplicity ensures long-term relevance and a visual
dialogue with Excelsior's enduring architectural traditions.

Summary
The 35 Center Street residence represents a thoughtful, site-specific interpretation of Excelsior's
residential character. It respects the city's scale, rhythm, and materials while introducing modern
livability and energy performance. Through balanced proportions, craftsmanship, and a calm
architectural language, the home strengthens the neighborhood fabric and continues Excelsior's
tradition of modest, enduring, and place-based design.
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35 Center Street – Variance Request 
Narrative 
City of Excelsior, Minnesota 

R-2 Single-Family Residential District 

 

Project & Variance Summary 
The subject property is 35 Center Street in the R-2 Single-Family Residential District. The 
existing home is a single-family residence legally established with a front yard setback of 
approximately 7 feet, which is nonconforming under current zoning standards that require a 
minimum 20-foot front setback. 

The proposed project includes: 

●​ An attached garage addition,​
 

●​ A second-story addition above the existing front porch, and​
 

●​ A ground-level addition along the side of the house. 

All proposed additions are designed to remain consistent with the existing front setback 
condition. No portion of the project extends closer to Center Street than the existing structure. 

The applicant requests the following variance: 

●​ Front Yard Setback Variance – To allow the proposed additions within an existing 7-foot 
front setback where a 20-foot setback is required. 

The proposed use remains a permitted single-family residential use; the variance request 
applies only to dimensional standards. 
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1. Practical Difficulties Preventing Reasonable Use 
Without a Variance 
Strict enforcement of the front setback requirement creates practical difficulties that prevent 
reasonable improvement of the property: 

●​ The existing home’s legal nonconforming placement at 7 feet from the front property line 
limits the ability to expand or modernize the structure.​
 

●​ The proposed second-story addition above the porch and attached garage cannot 
reasonably be shifted back to meet the 20-foot setback without compromising structural 
integrity and functional design.​
 

●​ Requiring full compliance would necessitate removal or substantial relocation of the 
existing structure, which is neither practical nor consistent with reasonable residential 
reinvestment. 

Without variance relief, the property cannot be improved in a manner consistent with modern 
single-family living standards. 

 

2. Unique Circumstances Creating the Practical Difficulty 
The practical difficulties result from conditions unique to the property: 

●​ Existing Legal Nonconformity: The home was constructed prior to current setback 
standards and lawfully occupies a reduced front yard setback.​
 

●​ Lot Configuration and Streetscape: Center Street includes multiple homes developed 
under earlier zoning regulations with reduced setbacks, establishing a consistent 
streetscape pattern.​
 

●​ Structural Constraints: The location of the existing porch and primary structure limits how 
additions can be reconfigured without major demolition. 

These conditions are inherent to the site and not the result of actions by the current owner. 

 

Page 30 of 131



3. How the Zoning Code Deprives the Property of 
Reasonable Use 
The R-2 district anticipates reinvestment and expansion of single-family homes, including 
attached garages and second-story additions. Denial of the variance would: 

●​ Prevent the homeowner from adding functional living space and a code-compliant 
attached garage.​
 

●​ Limit the ability to modernize the home in a way commonly permitted for similar 
properties.​
 

●​ Create an unreasonable restriction compared to neighboring homes with comparable 
massing and scale. 

Strict application of the setback requirement would therefore deprive the property of reasonable 
use enjoyed by others in the district. 

 

4. Minimum Variance Necessary & Alternatives 
Considered 
The requested variance represents the minimum relief necessary: 

●​ No portion of the proposed additions extends closer to Center Street than the existing 
house.​
 

●​ The second-story addition is limited to the area above the existing porch rather than 
across the full footprint.​
 

●​ The side addition and attached garage are designed to integrate with the existing 
structure and lot constraints. 

Alternatives considered include: 

1.​ Relocating additions to meet setback requirements: This is not feasible due to the 
existing structure’s placement and would require excessive demolition.​
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2.​ Detached garage construction: Would reduce usable yard area and create additional site 
impacts.​
 

3.​ No expansion: Would prevent reasonable modernization of the home. 

Each alternative either increases site impacts or fails to meet reasonable residential needs. 

 

5. The Practical Difficulty Is Not Self-Created 
The need for the setback variance arises from the original placement of the home prior to 
current zoning standards. The homeowner did not create the nonconformity and is proposing 
improvements that maintain the existing setback condition without increasing encroachment. 

 

6. The Variance Will Not Alter the Essential Character of 
the Neighborhood 
The proposed additions are consistent with the character of Center Street: 

●​ Two-story homes, attached garages, and additions are common in the surrounding area.​
 

●​ The project maintains the established front setback line along the street.​
 

●​ Architectural elements and massing will be designed to complement neighboring homes. 

The proposal represents a compatible and context-sensitive improvement. 

 

7. No Negative Impact on Public Welfare or Adjacent 
Properties 
Granting the variance will not be detrimental to public welfare: 

●​ No additional encroachment into the front yard is proposed.​
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●​ Sightlines, pedestrian safety, and access to public infrastructure remain unchanged.​
 

●​ The additions will not negatively affect neighboring properties’ access to light or air 
beyond existing conditions. 

The project supports continued reinvestment without adverse impacts. 

 

8. Consistency with the Comprehensive Plan 
The project aligns with City planning goals by: 

●​ Supporting reinvestment in established neighborhoods.​
 

●​ Allowing existing homes to adapt to contemporary living needs.​
 

●​ Preserving neighborhood character while enabling thoughtful growth. 

Approval of the variance supports these objectives. 

 

9. Consistency with the Intent of the Zoning Standards 
Front setback standards are intended to preserve neighborhood character, spacing, and 
streetscape consistency. This project upholds those purposes because: 

●​ The existing setback remains unchanged.​
 

●​ No new encroachments are introduced.​
 

●​ The additions are designed to be compatible in scale and form. 

While the numerical setback standard is exceeded, the intent of the ordinance is satisfied. 

 

Conclusion 
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The requested front yard setback variance is the minimum necessary to allow a reasonable and 
well-designed attached garage, second-story porch addition, and side addition on a legally 
nonconforming lot. The proposal maintains neighborhood character, avoids adverse impacts, 
and aligns with the City of Excelsior’s planning and zoning objectives. 
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Item: 4.C. 

ITEM REPORT 
 
To: Planning Commission 
From: Julia Mullin, Community Development Director, Jess Long, City Planner 
Meeting Date: March 23, 2026 
Department/Office: Community Development 
Item Name: 44 Center Street - Variance Application (PC No. 2026-04) 
 
Summary:  
APPLICANT Chad Babcock 

APPLICANT ADDRESS 44 Center Street 

PROPERTY OWNER Same 

LOCATION 44 Center Street 

CASE NO. PC No. 2026-04 

60/120 DAY REVIEW DEADLINE 4/11/2026 and 6/10/2026 
 
BACKGROUND  
 
Planning Commission meeting, March 2023: In March 2023, the Planning 
Commission approved a Residential Review Permit for two additions on the home at 44 
Center Street – a two story addition at the rear of the home, and a one story screened 
porch on the side of the home. The applicant also requested a variance from the 
building coverage standard. Staff had recommended approval of the variance noting in 
part that the screened porch addition (277 sf), the part of the project most visible from 
the street, adds less mass to the parcel than would a finished addition of the same size 
and a building coverage variance to allow for the screened porch was supportable. The 
Planning Commission recommended denial of the Variance from the maximum building 
coverage standard, with a vote of 3-2.  
  
Those Commissioners in favor of the Variance agreed with staff’s analysis that there are 
unique 
circumstances present and that the proposed Variance would not alter the character of 
the neighborhood. There is an unusually large, detached garage located on the parcel, 
36’ x 26’ (936sf); if this garage were the size of most detached garages in the area, 480 
– 600 sf, no variance for building coverage would be required. And the garage is located 
at the rear of the parcel and its impact on the street is minimal. An additional unique 
circumstance is that this home was built in 1880 and has one and a half story massing 
typical of older homes in the area and is desirable in terms of its mass and scale in the 
context of the neighborhood. An addition to the home keeps the original structure intact 
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and is preferable to a tear-down and rebuild which would likely result in 
a home that extends further to the rear of the lot, has an attached garage, and creates 
more massing on the street and for adjacent parcels. 
  
Those Planning Commissioners who voted to recommend denial of the Variance found 
that the large garage is not a unique circumstance, rather it is part of the existing overall 
structure massing on the parcel and must be taken into consideration, and the age of 
the home and the attempt to preserve it with an addition, while an important objective, 
does not meet the criteria for granting a Variance. They stated that the additions are 
designed in accordance with the Good Neighbor Guidelines, however, the variance 
criteria are not supported. The Planning Commission recommended against supporting 
this variance, with a vote of 3-2. The packet from the April 17, 2023, City Council 
meeting for the variance request is attached to this memo and includes the Planning 
Commission’s findings about both the Residential Review Permit and the variance 
request. 
  
City Council meeting, April 17, 2023: At the City Council meeting on April 17th, the 
Council discussed the variance request and continued the application to their next 
meeting. Some Council Members indicated support for the variance and others 
encouraged the applicant to either reduce the variance requested or, as the applicant 
had suggested, look into possible Landmark designation of the home which Council 
might support along with the variance. (The applicant initiated the discussion of 
Landmark designation and Council members encouraged it but also expressed concern 
that the proposed additions would significantly alter the home so that designation would 
not be possible.) The Council continued the application to their next meeting suggesting 
to the applicant that they reduce the variance request, consider Landmark designation, 
and consider as a possible condition of approval that were the garage to be renovated 
in the future, building coverage would need to come into conformance with the zoning 
standard. 
  
After the April 17th, 2023, meeting, the applicant decided to revise their plans so that no 
building coverage variance would be required. They proposed removing 10’ (of length) 
from the existing garage on the property, and submitted a proposed survey showing the 
change. A building permit was issued in September 2023; the additions were 
completed, and the garage was never reduced in size. At the conclusion of the project 
staff followed up with the applicant to require compliance with the building coverage 
standard, and the applicant has brought a variance request for building coverage to the 
Council. 
  
VARIANCE REQUEST 
In 2023, the applicant requested a variance of 260 sf over the building coverage 
standard for the construction of the additions and then withdrew that request. The 
project has been completed and the applicant is now requesting an after the fact 
variance. With their application they have provided a narrative with their reasons for 
their request. The survey with building coverage calculations is included in the April 17, 
2023, Council meeting materials. 
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To be noted, in 2024, the residential zoning standards were changed; if the existing 
standard is applied, a variance of 465.5 sf is needed.  Staff recommends that the 
standards in place at the time the Residential Review Permit application was reviewed 
and approved be applied. 
  
DETAILS/ANALYSIS 
 

Standard Required - R2 
District 

Existing Proposed 

Minimum Lot Area 10,000 sf 9,478 sf 9,478 sf 

Maximum Building 
Coverage - In 2023 

5% of lot area plus 
2100 (2,574 sf) 

22.6% (2,139 sf) 29.9% (2,835 sf) 
261 sf over the max 

Maximum Building 
Coverage - In 2026 

25% lot area (lots 
up to 10,000 sf) 

2,369.5 sf 

29.9% (2,835 sf) 29.9% (2,835 sf) 
465.5 sf over the 

max 
 
Variance 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, March 23, 2026.  
  
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? 

An addition to the home, constructed in 1880, is a reasonable use of the property. The 
additions include a two-story addition at the rear of the existing structure, and a 
screened porch addition on the side of the existing home.  

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 building coverage variance because while they originally 
suggested reducing the size of the existing garage on the parcel in order to build two 
additions, they have found that accommodating the needs of a family member has 
meant needing the garage as it was built. Reducing the size of the garage or additions 
would have prevented the need for the variance. The Planning Commission should 
determine if the property owner’s need for the additional garage space that could be 
accommodated on a larger lot is unique to this property since it is a lot that is smaller 
than the 10,000 sf minimum required in the R2 district, and should consider that the 
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screened porch addition (screens on three sides), 277 sf, adds less mass to the parcel 
than a four-season addition would.   

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

The additions have been constructed on this home. Because the screened porch is 
screened, its impact on the overall massing of the home is reduced. The existing garage 
is oversized, 936 sf, and is located on the alley, and is not visible from Center Street. 

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. 
  
The proposed addition meets the intended uses for the zoning district. The intent of the 
building coverage standard is to ensure there is adequate green and blue space on a 
parcel and provide light and privacy for neighboring properties. Given the size of the 
parcel and the location of the garage on the alley, approval of the variance and the 
construction of the additions can be found to be in harmony with the purpose and intent 
of the ordinance and consistent with the Comprehensive Plan. 
  
Recommended Conditions of Approval 
Staff recommends the following conditions with any approval of this Variance request: 

1. The plans shall be consistent with the survey and plans included in the April 17, 
2023, City Council packet.  

2. The applicant shall submit an As-Built survey for review by staff to confirm that 
the variance request is met. 

 
 
Recommended Action: 

1. The Planning Commission shall hold a public hearing for the Variance 
application. Staff recommends approval of the variance and that the Planning 
Commission determine findings, either to recommend requiring the applicant 
meet the zoning requirement in place when the additions were approved on this 
parcel by reducing the garage by 10 feet as originally proposed by the applicant, 
to recommend that a smaller variance request could be approved (less than 261 
sf) and what that might look like, or to recommend approval of the request.  
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Budget: 
 
 
Attachments: 
1. 44 Center Application 
2. CC Packet_44 Center_04_17_23 
3. Pages from PC Packet_03_27_23 
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APPLICANT: Markku Ravaska, JN Built, 801 Twelve Oaks Center Drive, Wayzata, MN 55391 
  

PROPERTY OWNER:  Chad Babcock 
LOCATION:   44 Center Street 
CASE NO.:   PC No. 23-01 
60/120-DAY REVIEW    
DEADLINE:   April 28, 2023/ June 27, 2023 
 
 

BACKGROUND 

At their meeting on March 27, 2023, the Planning Commission considered an application for a Residential 
Review Permit (RRP) and an application for a Variance from the maximum building coverage standard for the 
construction of an addition onto the single-family home at the property located at 44 Center Street. Before the 
City Council for action tonight, is the Variance application. 
 
The project 
There is an existing single-family home at 44 Center Street, constructed in 1880, and a detached garage. The 
home is one and a half stories which is similar to all of the homes along this block of Center Street and all of the 
homes have detached garages. The parcel, 9,478 sf, is larger than the others in the immediate neighborhood. 
There is a garage at the rear of the property, and it is accessed from the alley that runs between First Street and 
Courtland Street. The Applicant proposes two additions on the existing home: a screened porch on the 
northeast (right) side elevation which will partially replace an existing deck, and a two-story addition on the rear 
of the home. The screened porch is proposed at 277 sf, and the rear addition is 419 sf on the main level (there is 
an upper level and basement level as well). The requested Variance is for 260 sf of building coverage over the 
maximum permitted. 
 

 Maximum Permitted on 
the subject parcel 

Existing Requested 

Building Coverage 2,574 sf 
(27.2% of lot area) 

2,139 sf 
(22.6% of lot area) 

2,834 sf 
(29.9% of lot area) 

    
 

Planning Commission Recommendation 
The Planning Commission approved the Residential Review Permit for this project with a vote of 5-0. They found 
that the proposed additions meet the Good Neighbor Guidelines: 

• The mass and scale of the proposed screen porch is compatible with that of neighboring structures 
because the screened porch is towards the rear of the home, replaces part of an existing deck, and is on 
the side of the home with the larger setback (with the proposed screened porch the side setback will be 
21’; the existing is 31’; and the required is 9.7’). The screen porch’s design is open and therefore adds 
less mass than a fully finished room would. On the adjacent parcel to the north is the neighbor’s garage. 
The screen porch’s impact on the street and on the neighbor is minimal. 

Date: 

 Julia Mullin, Community Development Director
  

Item 8(a) 44 Center Street – Application for Variance 
from Building Coverage Standard 

City Council  

MEMORANDUM 
Re: 

To: 

 

April 17, 2023 

  
From: 
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• The mass and scale of the two-story addition is compatible as well. It is set at the rear of the home, and 
because this is an interior parcel, it does not impact the street; the primary impact is on the adjacent 
parcel. The proposed addition extends the home an additional 10’ into the rear yard beyond the 
neighboring structure, however, there will continue to be a break between the home and the detached 
garage providing space for a yard contiguous to that next door. 

• The parcel is large compared with others on the block and with the proposed additions there continues 
to be open space (blue and green space) on the parcel. 

• The predominant alignments on the street are maintained with these proposed additions because they 
do not significantly impact the front elevation of the home. 

 
The Planning Commission recommended denial of the Variance from the maximum building coverage standard, 
with a vote of 3-2. Those in favor of the Variance agreed with staff’s analysis that there are unique 
circumstances present and that the proposed Variance would not alter the character of the neighborhood. 
There is an unusually large, detached garage located on the parcel, 36’ x 26’ (936sf); if this garage were the size 
of most detached garages in the area, 480 – 600 sf, no variance for building coverage would be required. And 
the garage is located at the rear of the parcel and its impact on the street is minimal. An additional unique 
circumstance is that this home was built in 1880 and has one and a half story massing typical of older homes in 
the area and is desirable in terms of its mass and scale in the context of the neighborhood. An addition to the 
home keeps the original structure intact and is preferable to a tear-down and rebuild which would likely result in 
a home that extends further to the rear of the lot, has an attached garage, and creates more massing on the 
street and for adjacent parcels. 
 
Those Planning Commissioners who voted to recommend denial of the Variance found that the large garage is 
not a unique circumstance, rather it is part of the overall structure massing on the parcel and must be taken into 
consideration, and the age of the home and the attempt to preserve it with an addition, while an important 
objective, does not meet the criteria for granting a Variance. They stated that the additions are designed in 
accordance with the Good Neighbor Guidelines, however, the variance criteria are not supported. 
 
The Planning Commission staff report, with the variance analysis, architect report, and application materials, is 
attached. 
 
Impervious Surface 
It was determined by the Planning Commission that the portion of the public alley that is on the subject parcel 
as well as the gravel-surfaced driveway were not included in the impervious surface coverage provided with the 
survey. The Applicant has since amended the impervious surface calculation and is providing an updated survey. 
Currently, the impervious surface coverage remains over the maximum permitted by 34 sf. The Applicant is 
working to reduce the coverage. Staff has included as a condition of any approval of the building coverage 
variance that total impervious surface coverage must be verified and must meet the standard required by 
Zoning Ordinance, or else an additional Variance application would be required. 

 
Public Hearing 
As required by Ordinance Appendix E, Section 6-6 – Procedures Variances, the Planning Commission conducted 
a duly noticed public hearing on the Variance application at their regularly scheduled meeting on Monday, 
March 27, 2023, and continued it to the April 3, 2023, City Council meeting. The item was continued to the April 
17, 2023, City Council meeting.  

 
Recommended Conditions of Approval.  
Staff recommends the following conditions for any approval of the Variance application: 
 
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.  
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2. The plans shall be consistent with the materials included in the March 27, 2023, Planning Commission 
packet. 

3. The dimensions of the gravel driveway and portion of the alley that is on the subject parcel must be added 
to the impervious surface coverage calculation, and the total coverage shall be reduced so that it meets the 
maximum required by Ordinance. 

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

RECOMMENDED CITY COUNCIL ACTION 
The City Council shall hold a public hearing for the Variance application. The Council shall approve or deny the 
Variance from the maximum building coverage standard for the proposed addition at 44 Center Street based on 
the project’s conformance with Excelsior Zoning Ordinance’s Variance criteria.  
 
Included in the packet for consideration by the City Council is a draft Resolution to approve the variance 
application and a draft Resolution to deny the variance.  
 
ATTACHMENTS 
1) Planning Commission Staff Report, March 27, 2023 
2) City Architect report 
3) Public Comments Received 
4) Application and Proposed Plans  
5) Resolution 2023-30 
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APPLICANT: Markku Ravaska, JN Built, 801 Twelve Oaks Center Drive, Wayzata, MN 55391 
  

PROPERTY OWNER:  Chad Babcock 
LOCATION:   44 Center Street 
CASE NO.:   PC No. 23-01 
60/120-DAY REVIEW    
DEADLINE:   April 28, 2023/ June 27, 2023 
 

 

BACKGROUND 

The applicant is requesting a Residential Review Permit (RRP) for the construction of an addition on an 
existing single-family home and a Variance from the maximum building coverage standard. The parcel is 
zoned R2. 

 
I. Residential Review Permit Application Review 
 
Neighborhood Character: The homes along this block of Center Street are all one and a half story. The 
landmark Christian Scientist Church at 106 Center Street is at the corner of Center and First, one parcel 
from the subject parcel. The homes on the block have detached garages. 

 
DETAILS/ANALYSIS  

Standard Required – R2 District Existing Proposed 
Minimum Lot Area 10,000 sf 9,478 sf 9,478 sf 
Minimum Lot Width 60 feet 77’ 77’ 
Rear Yard Setback 25 feet 75’ 55’ 
Front Yard Setback* 20-30 feet 

Front porch may 
encroach up to 6’ into 
front setback 

 11’ 11’ 

Side Yard Setbacks 9.7’/9.7’ feet 
(10% of lot width + 2) 

8.7’/31’ 8.7’/20.8’ 

Date: 

 Julia Mullin, Community Development 
  

Item 4(c) 44 Center Street - Residential Review 
Permit and Variance from building coverage 
standards Applications, construction of an addition 

Planning Commission  

MEMORANDUM 
Re: 

To: 

 

March 27, 2023 

  
From: 
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Driveway Setback 3 feet (interior side lot 
line) 

0’ 0’ 

Maximum Building 
Coverage 

27.2% (2,574 sf) 
(5% of lot area + 2100) 

22.6% (2,139 sf) 29.9% (2,834 sf) 

Maximum Lot 
Coverage 

34.2% (3,327.4 sf) 
12% of lot area + 2100 

27.9% (2,644 sf) 30.6% (2,897 sf) 

Height (measured 
from average grade at 
front of house) 

29 feet (lot width is > 
70’); height may 
increase 1’ (up to 32’) 
for each 1’ increase in 
minimum side yard 
setback 

   

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

Detached garage 
936 sf 

936 sf 

Front Wall Plane 
Width Limitations 

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

14’ 14’ 
 

Side and Rear Wall 
Plane Width 
Limitations 

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

 Side (left): 20.5’ 
Side (right): 14.4’ 
Rear: 26.5’  

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

At least 15% of total 
area of exterior walls 

 Front: 21.2% 
 

Window and door 
openings on other 
exterior walls**** 

At least 10% of total 
area of exterior walls 

 14% 

 
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) 
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[** 500 square feet of lot coverage is exempt from the lot coverage limits if a garage is setback 60 feet or 
more from the front property line and accessed from the front of the property. (Sec. 41-6) – not applicable] 
*** 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) 
 
The Proposed Additions: There are two proposed additions: a screened porch on the northeast side 
elevation (right) which will partially replace an existing deck, and a two-story addition on the rear of the 
home. The screened porch is proposed at 277 sf, and the rear addition is 419 sf. 

 
Exterior Materials: Lap siding and shakes. 
 
Landscaping and Tree Preservation: No impact to trees. 
 
Stormwater Management: A best management practice for stormwater management is not required for 
additions to existing homes. 

 
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 350 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 March 27, 2023. 
 
Staff received public comment on this application. It is attached. 

 
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 screened 

porch addition is towards the rear of the home, replaces part of an existing deck, and is on the side of 
the home with the larger setback. With the screened porch the side setback will be 21’ (required is 9.7’). 
Its impact on the street and on the neighbor (the neighbor’s garage is closest to the proposed porch) is 
minimal. The addition proposed for the rear of the home extends the length of the home by 20’ and 
because the addition is two stories it will result in a significant change to the parcel. This is an interior 
parcel so the primary impact is on the adjacent parcel to the southwest and does not impact the street. 
 

2. The size and mass of a new structure should be compatible with the size of the property. This is a larger 
parcel for the neighborhood. What’s unusual is the large size of the existing detached garage. It is 36’ x 
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26’, 936 sf. There is a lot of structure on this parcel (building coverage variance is needed), but the 
proposed additions themselves are 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 screen porch will be seen from the street; however it is set at the 
rear of the home and an existing deck is between it and the street.  
 

4. A new structure’s design should respect the site’s natural slope and features, minimizing cut, fill and 
retaining walls. The proposed addition respects the sites natural features and does not propose 
substantial grade changes. 
 

5. Consider front porch element in design of new structures. There is a one-story element at the front of 
the house, a sort of entry room, and there is a deck that runs along part of the front and wraps around 
to the side. This application proposes a screened porch for the home. 
 

6. A new structure should be detailed as four-sided architecture. The proposed addition is well-detailed 
on all four sides. 
 

7. Consider neighbor views, privacy and sunlight in placement and size of a new structure’s elements. The 
proposed rear addition will impact the adjacent property. It will extend the home an additional 10’ into 
the rear yard beyond the neighboring structure. There will still be a break between the home and the 
detached garage providing space for a yard. 

 
II. Variance Analysis 
 
The Applicant is requesting a Variance of 261’ from the maximum permitted building coverage. This parcel 
is permitted 2,574 sf of building coverage (27.2% of the lot), and the Applicant proposes building coverage 
of 2,835 sf (29.9% of the lot). 

 
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? 
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The subject parcel is 9,478 square feet in size and there is an existing single-family home and detached 
garage on the property. The Applicant proposes a screened porch and two-story addition at the rear of the 
home that add 277 sf and 419 sf respectively to the main level of the home. 
 
2. Is the plight of the property owner due to circumstances unique to the property that have not been 
created by the landowner? 
 
A unique circumstance is that the parcel has a large detached garage on it. It is 936 sf (36’ x 26’). If the 
garage were sized more similarly to those on surrounding parcels, these proposed additions would not 
require a building coverage variance. The garage is at the rear of the property and entered from the alley 
off of First Street. Its presence is not impactful to Center Street. An additional unique circumstance is that 
this home was built in 1880 and has one and a half story massing typical of older homes in the area and is 
desirable in terms of its mass and scale in the context of the neighborhood. An addition to the home keeps 
the original structure intact and is preferable to a tear-down and rebuild which would likely result in a 
home that extends further to the rear of the lot, has an attached garage, and creates more massing on the 
street and for adjacent parcels. 
 
3. Will the variance, if granted, alter the essential character of the area? 
 
The character of the area is a single-family neighborhood. There are primarily one and a half and two-story 
homes, many of which are older homes. The subject parcel is larger than those around it, and the additions 
do not encroach into setbacks, and open space at the rear and side, while lessened, is still preserved. 
 
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 coverage variance: The intent of the building coverage maximum is to manage structure massing 
and overall lot coverage. The proposed screen porch replaces some of the existing deck and has open sides 
for windows and screens so the additional massing impact it causes is less than what a fully finished 
addition in this location would cause. The two-story addition in back adds mass to the home, though it 
does not impact the street. The proposed lot coverage (impervious surface coverage) will be 430 sf under 
the maximum permitted. 
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Public Hearing 
As required by 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, March 27, 2023.  

 
Recommended Conditions of Approval.  
Staff recommends following conditions for any approval of the Residential Review Permit: 
 
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 materials included in the March 27, 2023 Planning Commission 

packet. 
3. The RRP shall expire one year from the date of adoption of the resolution if not acted upon. 

 
RECOMMENDED PLANNING COMMISSION ACTION 
The Planning Commission shall hold a public hearing for the Residential Review Permit application and the 
Variance application.  The Planning Commission shall approve or deny the RRP for the proposed addition at 
44 Center Street based on the project’s conformance with the Good Neighbor Guidelines. The Planning 
Commission shall recommend to the City Council approval or denial of the Variance based on the criteria 
above.  
 
Staff recommends approval of the Residential Review Permit application based on findings in the staff 
report and city architect review that the Good Neighbor Guidelines are substantially met, an approval of 
the Variance application based on the findings in the staff report. 
 
ATTACHMENTS 
1) City Architect Report 
2) Public Comments 
3) Residential Review Permit and Variance Applications 
4) Survey and Plans 
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Excelsior Good Neighbor Guidelines PLAN Review 

44 CENTER STREET                     03/22/2023 
 

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 a one-story side-yard screen porch addition and a rear-yard 1-1/2-to-two-story addition to an 
existing smaller 1-1/2 story house. The rear addition lengthens the house an additional 20-0, from about 38-0 to 58-0.  The 
result is the renovated house extends about 11-0 deeper into the lot than the adjacent house to left/south at 48 Center St.  
 
The rear addition’s roof is broken up by shed-type dormer on each side. The side-yard one-story porch addition 
incorporates the existing kitchen area under its new roof, and generally has less impact on the overall massing of the 
building.    
 
There is a mix of one, one-and-one half and two-story houses in the immediate area. The proposed additions  seems 
compatible with the street and neighborhood and do not seem to unduly impact its adjoining neighbors. 
 
 

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 becomes longer on the site and extends to within about 20-0 of its large existing rear-yard detached garage, but 
the  overall bulk of the house seems reasonably compatible with the property size.   
 
See attached plans with color indicating extent of the additions vs. the existing house. 
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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 new addition does not significantly impact the street face or nearby side yard alignments and open space patterns. 
Although the extended house with its existing oversized  garage fills the site lengthwise more than typically seen, the house 
addition does not seem to negatively affect the neighborhood as seen for the street 
 
The house becomes about 20-0 longer on the site with its wider, two-story rear-yard addition.  Its greatest impact is on the 
neighbor to the left/ south (48 Center Street).  Overall, it seems reasonably 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 t he slope to break up massing and continuous walls. 

 

The additions to the house do not appear to impact grades or slopes or require retaining walls.  
 

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. 

 

Neither addition affects the front elevation of the house. The screen porch addition connects to an existing low deck that 
extends to the front of the house   

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. 

  

Generally, the house additions show good four-sided design, consistent with the materials and detailing of the original 
house.   

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 rear-yard addition has its roof aligned on axis with the existing house’s roof lines, with its walls setback 9-8 from the 
adjoining property line.  The side-yard addition (with more outdoor activity) faces the deeper side of the lot and is buffered 
from the neighbor to the right/north (274 Lake) by the neighbor’s garage.  

Minimize interruption of the sunlight, skyplane, and views for neighboring structures. 
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From: Lance Black
To: Julia Mullin
Cc: Tia
Subject: 44 Center Street Residential Review Permit
Date: Wednesday, March 22, 2023 10:44:23 AM

Dear Ms. Mullin, please pass this email on to the Planning Commissioners for consideration of 44 Center Street.

I am writing in support of the application for a Residential Review Permit and Variance from the maximum building
coverage for 44 Center Street.  The property is next door to our property and the owners have discussed the
improvements they would like to make to better accommodate the unique needs of their family.  The addition would
not obstruct any neighbors view the way the property is laid out with mostly garages surrounding the area.

Thank you for your consideration.

Lance &Tia Black
274 Lake Street
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From: Eric Snyder
To: Julia Mullin; Dan@wallacearchitecture.com
Cc: Nalisha Williams; Chad Babcock; Kim Snyder
Subject: Support of 44 Center Street Variance
Date: Thursday, March 23, 2023 1:15:23 PM

Hello Julia and Dan -

It’s my understanding that our neighbors, Chad and Beth Babcock, will be going in front of
the Planning Commission next Monday to request a variance for their proposed home
renovation at 44 Center Street.  We live directly across from the property in question and  are
supportive of their plans.   They are terrific neighbors and we are pleased that they are
choosing to invest in their property to suit their needs.  Based on the plans we have seen and
the conversations we have had with the  Babcock’s, the proposed renovation will improve
their home’s functionality, and have a negligible impact on the footprint of the existing home.

Thanks in  advance for considering our input.  We hope that you approve their request for a
variance.  In the meantime, if you have any questions, please feel free to contact us. 

Eric & Kim Snyder
25 Center Street
952.452.3766
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44 Center St is located on an oversized lot with a private setting to the next-door neighbors. The main 
floor layout provides one room with a nice view of the lake, the house currently does not have front 
porch and adding the screen porch would provide a porch to sit and enjoy the views. The screen porch 
will face the neighbor to the north, sitting on the porch you will be looking at the neighbor’s garage and 
there are no windows to the neighbor’s house in sight. Allowable side yard setback on this oversized 
property is 9.7 ft, the current design has the porch approximately 21 ft from the property line. The main 
floor layout has an option for a pullout bed and a room conversion to accommodate a wheelchair 
confined family member to stay, the porch would provide additional living space for 3 seasons to make 
up for the space and provide more opportunity to enjoy the main floor living together.  
 
The current design focuses on the back of the property, extensive work has been put forth to limit the 
massive look and the appearance from the road, this also adds length to the house. The design of the 
screen porch adds good architecture to the overall house. Over half of the screen porch will be 
constructed on existing deck, the new design puts the allowed building coverage over by 261 sq/ft which 
is 2.75%. 
 
The neighbors close by have expressed support and have seen the plans for this project. 
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City of Excelsior 

Resolution No. 2023-30 
 

A Resolution Approving a Variance from the Maximum Building Coverage Requirement for 
Construction of an Addition at 44 Center Street  

 

 
WHEREAS, Markku Ravaska, JN Built, 801 Twelve Oaks Center Drive, Wayzata, MN 55391, 

(“Applicant”), on behalf of property owner Chad Babcock, made application for a Residential 
Review Permit and a Variance from the maximum building coverage requirement for construction 
of an addition on a single-family home, pursuant to Articles 6 and 41 of the Excelsior Zoning Code 
(“Code”), for the property located at 44 Center Street, Excelsior, P.I.D. # 34.117.23.11.0042 (“Property”); 
and 
 
 WHEREAS, a public hearing was duly noticed pursuant to Section 4-3 of the Code; and 
 
 WHEREAS, the Planning Commission held a public hearing and considered the applications 
at its regularly scheduled meeting on March 27, 2023, and approved the Residential Review Permit 
and recommended to the City Council that the subject Variance be denied; and 
 

WHEREAS, the City Council continued the public hearing and considered the Variance 
application at its April 17, 2023, meeting; and 
 
 NOW, THEREFORE, IT IS RESOLVED, that the Variance application submitted by the 
Applicant is hereby approved based on the following: 
 

FINDINGS OF FACT 
 

1. The subject parcel is located in the R2 zoning district, and the Applicant proposes to add a 
screened porch and a two-story addition to an existing single-family home. 
 

2. The subject parcel is 9,478 sf and is the largest parcel on Center Street between Lake Street and 
First Street. 
 

3. There is an existing detached garage on the parcel that is 936 square feet. 
 

4. The Planning Commission approved a Residential Review Permit for the proposed addition 
finding that its design is in substantial conformance with the Good Neighbor Guidelines. 
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5. The proposed screened porch is 277 sf and the proposed two-story addition is 419 sf on the 

main level. 
 

6. No significant or landmark trees are impacted by the proposed addition. 
 

7. The applicant has applied for a variance of 261 feet from the maximum permitted building 
coverage standard. This parcel is permitted 2,574 sf of building coverage (27.2% of the lot), and 
the Applicant proposes building coverage of 2,835 sf (29.9% of the lot). 

 
 

CONCLUSIONS OF LAW 
 
1. The application satisfies the criteria for a Variance pursuant to Section 6-4 of the Code. 

 

2. The property owner proposes to use the property in a reasonable manner not permitted by the 

ordinance. The subject parcel is 9,478 square feet in size and there is an existing single-family 

home and detached garage on the property. The Applicant proposes a screened porch and 

two-story addition at the rear of the home that add 277 sf and 419 sf respectively to the main 

level of the home. The parcel will continue to be used as a single-family home with detached 

garage, the front yard setback will remain unchanged, the side and rear setbacks will meet 

Excelsior Zoning Code requirements, and the height of the structure will continue to meet code 

requirements. 

 

3. The plight of the property owner is due to circumstances unique to the property that have not 

been created by the landowner. There are two unique circumstances present on the subject 

parcel. The parcel has a large, detached garage on it. It is 936 sf (36’ x 26’) that was not built by 

the current owner. If the garage were sized more similarly to those on surrounding parcels, 

these proposed additions would not require a building coverage variance. The garage is at the 

rear of the property and entered from the alley off First Street and its presence is not impactful 

to Center Street. The additional unique circumstance is that this home was constructed in 1880 

and has one and a half story massing typical of older homes in the area and is desirable in terms 

of its mass and scale in the context of the neighborhood. An addition to the home keeps the 

original structure intact and is preferable to a tear-down and rebuild which would likely result 
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in a new home that extends further to the rear of the lot, has an attached garage, and creates 

more massing on the street and for adjacent parcels. 

 

4. The variance, if granted, will not alter the essential character of the area. The character of the 

area is a single-family neighborhood. There are primarily one and a half and two-story homes, 

many of which are older homes. The subject parcel is larger than those around it, the proposed 

additions do not encroach into setbacks, and open space at the rear and side, while lessened, is 

still preserved. 

 

5. The variance, if granted, will be in harmony with the purpose and intent of the ordinance, and 

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. 

 
The intent of the building coverage maximum is to manage structure massing and overall lot 
coverage. The proposed screened porch replaces some of the existing deck and has open sides 
for windows and screens so the additional massing impact it causes is less than what a fully 
finished addition in this location would cause. The two-story addition in back adds mass to the 
home, though it does not impact the street. The overall pattern of a principal structure with a 
detached garage will remain intact, and there will continue to be open space (green and blue 
space) between the house and the garage; with the addition the yard between the home and 
garage will be reduced from approximately 40’ to 20’ in depth. The proposed lot coverage 
(impervious surface) will remain in conformance with the maximum permitted. 

 
CONDITIONS 

 
The approval herein is conditioned upon the following: 
 
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.  
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2. The plans shall be consistent with the materials included in the March 27, 2023, Planning 

Commission packet. 
3. The impervious surface coverage shall be reviewed and it shall be determined by staff that the 

required standard is met. 
4. The Variance shall expire one year from the date of adoption of the resolution if not acted 

upon. 
 
Adopted by the City Council of the City of Excelsior, Minnesota, this 17th day of April 2023. 
 
 
       Approved: 
 

__________________________ 
Todd Carlson, Mayor 

 
 
Attest: 
 
 
____________________    __________________________ 
Nalisha Williams, City Clerk    Kristi Luger, City Manager 
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City of Excelsior 

Resolution No. 2023-30 
 

A Resolution Denying a Variance from the Maximum Building Coverage Requirement for 
Construction of an Addition at 44 Center Street  

 

 
WHEREAS, Markku Ravaska, JN Built, 801 Twelve Oaks Center Drive, Wayzata, MN 55391, 

(“Applicant”), on behalf of property owner Chad Babcock, made application for a Residential 
Review Permit and a Variance from the maximum building coverage requirement for construction 
of an addition on a single-family home, pursuant to Articles 6 and 41 of the Excelsior Zoning Code 
(“Code”), for the property located at 44 Center Street, Excelsior, P.I.D. # 34.117.23.11.0042 (“Property”); 
and 
                                                                                                                                                                                                                                                                                                                                                                                                                               
 WHEREAS, a public hearing was duly noticed pursuant to Section 4-3 of the Code; and 
 
 WHEREAS, the Planning Commission held a public hearing and considered the applications 
at its regularly scheduled meeting on March 27, 2023, and approved the Residential Review Permit 
and recommended to the City Council that the subject Variance be denied; and 
 

WHEREAS, the City Council continued the public hearing and considered the Variance 
application at its April 17, 2023, meeting; and 
 
 NOW, THEREFORE, IT IS RESOLVED, that the Variance application submitted by the 
Applicant is hereby approved based on the following: 
 

FINDINGS OF FACT 
 

1. The subject parcel is located in the R2 zoning district, and the Applicant proposes to add a 
screened porch and a two-story addition to an existing single-family home. 
 

2. The subject parcel is 9,478 sf and is the largest parcel on Center Street between Lake Street and 
First Street. 
 

3. There is an existing detached garage on the parcel that is 936 square feet. 
 

4. The Planning Commission approved a Residential Review Permit for the proposed addition 
finding that its design is in substantial conformance with the Good Neighbor Guidelines. 
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5. The proposed screened porch is 277 sf, and the proposed two-story addition is 419 sf on the 

main level. 
 

6. No significant or landmark trees are impacted by the proposed addition. 
 

7. The parcel currently has 2,139 square feet of building coverage (approximately 22.6% of the lot).  
This parcel is permitted 2,574 sf of building coverage (27.2% of the lot).  The property is, 
accordingly, permitted to have an additional 435 square feet of building coverage under the 
code provisions.  The Applicant proposes building coverage of 2,835 sf (29.9% of the lot).   

 

8. Rather than comply with the zoning code’s building coverage requirements, the applicant has 
applied for a variance of 261 feet from the maximum permitted building coverage standard. 

 
 

CONCLUSIONS OF LAW 
 
1. The application does not satisfy the criteria for a Variance pursuant to Section 6-4 of the Code. 

 

2. The amount of additional building coverage proposed by the Applicant is not a reasonable use 

under the circumstances. The subject parcel is 9,478 square feet in size and there is an existing 

single-family home and detached garage on the property. The Applicant proposes a screened 

porch and two-story addition at the rear of the home that add 277 sf and 419 sf respectively to 

the main level of the home. The Applicant could add an additional 435 square feet of additional 

building coverage without exceeding the limit; the proposal to add 696 square feet is not 

reasonable. 

 

3. The plight of the property owner is not due to circumstances unique to the property that have 

not been created by the landowner. Today the parcel has an existing single-family home and 

detached garage. The existing building coverage is 22.6% of the lot (or 2,139 sf of building 

coverage) and meets the standard required by Excelsior’s Zoning Ordinance of 27.2% of the lot 

(or a maximum of 2,574 sf). These are the existing conditions of the parcel and this overall 

pattern of a principal structure with detached garage is typical for the neighborhood. The 

existing home was built in 1880 and exhibits a mass and scale that is compatible with 

surrounding homes. Its preservation meets the City goal of preserving the existing character of 
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residential areas. While an addition to the existing home is preferable to the demolition and 

construction of a new home, any proposed addition should meet the building coverage 

standard. There are no unique circumstances present on the parcel that warrant a deviation 

from the building coverage standard. 

 

4. The variance, if granted, will alter the essential character of the area. The character of the area 

is a single-family neighborhood. There are primarily one and a half and two-story homes, many 

of which are older homes. The building coverage standard is meant to protect the character of 

the area by regulating the overall mass of structure present on each property. The granting of 

this variance would alter the character of the area by allowing more structure bulk on the 

parcel than is necessary under the circumstances. 

 

5. The variance, if granted, will not be in harmony with the purpose and intent of the ordinance, 

and consistent with the Comprehensive Plan. City policy supports the enhancement of housing 

and residential neighborhoods, and this may include construction of additions on existing 

homes. 

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. 

 
However, the intent of the building coverage maximum is to manage structure massing and 
overall lot coverage. Increasing the allowable building coverage on a parcel can result in too 
much structural mass on the property. The open area of the yard is reduced, and the overall 
pattern of structures in the neighborhood is changed. While the proposed screened porch 
replaces some of the existing deck and has open sides for windows and screens, it adds 
structure and roof to the existing home. The two-story addition in back increases the length of 
the home from approximately 38’ to 58’, and the home will project 10’ further into the back yard 
than the adjacent structure. 

 
Adopted by the City Council of the City of Excelsior, Minnesota, this 17th day of April 2023. 
 
 
       Approved: 
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__________________________ 
Todd Carlson, Mayor 

 
 
Attest: 
 
 
____________________    __________________________ 
Nalisha Williams, City Clerk    Kristi Luger, City Manager 
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APPLICANT: Markku Ravaska, JN Built, 801 Twelve Oaks Center Drive, Wayzata, MN 55391 
  

PROPERTY OWNER:  Chad Babcock 
LOCATION:   44 Center Street 
CASE NO.:   PC No. 23-01 
60/120-DAY REVIEW    
DEADLINE:   April 28, 2023/ June 27, 2023 
 

 

BACKGROUND 

The applicant is requesting a Residential Review Permit (RRP) for the construction of an addition on an 
existing single-family home and a Variance from the maximum building coverage standard. The parcel is 
zoned R2. 

 
I. Residential Review Permit Application Review 
 
Neighborhood Character: The homes along this block of Center Street are all one and a half story. The 
landmark Christian Scientist Church at 106 Center Street is at the corner of Center and First, one parcel 
from the subject parcel. The homes on the block have detached garages. 

 
DETAILS/ANALYSIS  

Standard Required – R2 District Existing Proposed 
Minimum Lot Area 10,000 sf 9,478 sf 9,478 sf 
Minimum Lot Width 60 feet 77’ 77’ 
Rear Yard Setback 25 feet 75’ 55’ 
Front Yard Setback* 20-30 feet 

Front porch may 
encroach up to 6’ into 
front setback 

 11’ 11’ 

Side Yard Setbacks 9.7’/9.7’ feet 
(10% of lot width + 2) 

8.7’/31’ 8.7’/20.8’ 

Date: 

 Julia Mullin, Community Development 
  

Item 4(c) 44 Center Street - Residential Review 
Permit and Variance from building coverage 
standards Applications, construction of an addition 

Planning Commission  

MEMORANDUM 
Re: 

To: 

 

March 27, 2023 

  
From: 
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Driveway Setback 3 feet (interior side lot 
line) 

0’ 0’ 

Maximum Building 
Coverage 

27.2% (2,574 sf) 
(5% of lot area + 2100) 

22.6% (2,139 sf) 29.9% (2,834 sf) 

Maximum Lot 
Coverage 

34.2% (3,327.4 sf) 
12% of lot area + 2100 

27.9% (2,644 sf) 30.6% (2,897 sf) 

Height (measured 
from average grade at 
front of house) 

29 feet (lot width is > 
70’); height may 
increase 1’ (up to 32’) 
for each 1’ increase in 
minimum side yard 
setback 

   

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

Detached garage 
936 sf 

936 sf 

Front Wall Plane 
Width Limitations 

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

14’ 14’ 
 

Side and Rear Wall 
Plane Width 
Limitations 

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

 Side (left): 20.5’ 
Side (right): 14.4’ 
Rear: 26.5’  

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

At least 15% of total 
area of exterior walls 

 Front: 21.2% 
 

Window and door 
openings on other 
exterior walls**** 

At least 10% of total 
area of exterior walls 

 14% 

 
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) 
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[** 500 square feet of lot coverage is exempt from the lot coverage limits if a garage is setback 60 feet or 
more from the front property line and accessed from the front of the property. (Sec. 41-6) – not applicable] 
*** 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) 
 
The Proposed Additions: There are two proposed additions: a screened porch on the northeast side 
elevation (right) which will partially replace an existing deck, and a two-story addition on the rear of the 
home. The screened porch is proposed at 277 sf, and the rear addition is 419 sf. 

 
Exterior Materials: Lap siding and shakes. 
 
Landscaping and Tree Preservation: No impact to trees. 
 
Stormwater Management: A best management practice for stormwater management is not required for 
additions to existing homes. 

 
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 350 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 March 27, 2023. 
 
Staff received public comment on this application. It is attached. 

 
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 screened 

porch addition is towards the rear of the home, replaces part of an existing deck, and is on the side of 
the home with the larger setback. With the screened porch the side setback will be 21’ (required is 9.7’). 
Its impact on the street and on the neighbor (the neighbor’s garage is closest to the proposed porch) is 
minimal. The addition proposed for the rear of the home extends the length of the home by 20’ and 
because the addition is two stories it will result in a significant change to the parcel. This is an interior 
parcel so the primary impact is on the adjacent parcel to the southwest and does not impact the street. 
 

2. The size and mass of a new structure should be compatible with the size of the property. This is a larger 
parcel for the neighborhood. What’s unusual is the large size of the existing detached garage. It is 36’ x 
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26’, 936 sf. There is a lot of structure on this parcel (building coverage variance is needed), but the 
proposed additions themselves are 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 screen porch will be seen from the street; however it is set at the 
rear of the home and an existing deck is between it and the street.  
 

4. A new structure’s design should respect the site’s natural slope and features, minimizing cut, fill and 
retaining walls. The proposed addition respects the sites natural features and does not propose 
substantial grade changes. 
 

5. Consider front porch element in design of new structures. There is a one-story element at the front of 
the house, a sort of entry room, and there is a deck that runs along part of the front and wraps around 
to the side. This application proposes a screened porch for the home. 
 

6. A new structure should be detailed as four-sided architecture. The proposed addition is well-detailed 
on all four sides. 
 

7. Consider neighbor views, privacy and sunlight in placement and size of a new structure’s elements. The 
proposed rear addition will impact the adjacent property. It will extend the home an additional 10’ into 
the rear yard beyond the neighboring structure. There will still be a break between the home and the 
detached garage providing space for a yard. 

 
II. Variance Analysis 
 
The Applicant is requesting a Variance of 261’ from the maximum permitted building coverage. This parcel 
is permitted 2,574 sf of building coverage (27.2% of the lot), and the Applicant proposes building coverage 
of 2,835 sf (29.9% of the lot). 

 
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? 
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The subject parcel is 9,478 square feet in size and there is an existing single-family home and detached 
garage on the property. The Applicant proposes a screened porch and two-story addition at the rear of the 
home that add 277 sf and 419 sf respectively to the main level of the home. 
 
2. Is the plight of the property owner due to circumstances unique to the property that have not been 
created by the landowner? 
 
A unique circumstance is that the parcel has a large detached garage on it. It is 936 sf (36’ x 26’). If the 
garage were sized more similarly to those on surrounding parcels, these proposed additions would not 
require a building coverage variance. The garage is at the rear of the property and entered from the alley 
off of First Street. Its presence is not impactful to Center Street. An additional unique circumstance is that 
this home was built in 1880 and has one and a half story massing typical of older homes in the area and is 
desirable in terms of its mass and scale in the context of the neighborhood. An addition to the home keeps 
the original structure intact and is preferable to a tear-down and rebuild which would likely result in a 
home that extends further to the rear of the lot, has an attached garage, and creates more massing on the 
street and for adjacent parcels. 
 
3. Will the variance, if granted, alter the essential character of the area? 
 
The character of the area is a single-family neighborhood. There are primarily one and a half and two-story 
homes, many of which are older homes. The subject parcel is larger than those around it, and the additions 
do not encroach into setbacks, and open space at the rear and side, while lessened, is still preserved. 
 
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 coverage variance: The intent of the building coverage maximum is to manage structure massing 
and overall lot coverage. The proposed screen porch replaces some of the existing deck and has open sides 
for windows and screens so the additional massing impact it causes is less than what a fully finished 
addition in this location would cause. The two-story addition in back adds mass to the home, though it 
does not impact the street. The proposed lot coverage (impervious surface coverage) will be 430 sf under 
the maximum permitted. 
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Public Hearing 
As required by 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, March 27, 2023.  

 
Recommended Conditions of Approval.  
Staff recommends following conditions for any approval of the Residential Review Permit: 
 
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 materials included in the March 27, 2023 Planning Commission 

packet. 
3. The RRP shall expire one year from the date of adoption of the resolution if not acted upon. 

 
RECOMMENDED PLANNING COMMISSION ACTION 
The Planning Commission shall hold a public hearing for the Residential Review Permit application and the 
Variance application.  The Planning Commission shall approve or deny the RRP for the proposed addition at 
44 Center Street based on the project’s conformance with the Good Neighbor Guidelines. The Planning 
Commission shall recommend to the City Council approval or denial of the Variance based on the criteria 
above.  
 
Staff recommends approval of the Residential Review Permit application based on findings in the staff 
report and city architect review that the Good Neighbor Guidelines are substantially met, an approval of 
the Variance application based on the findings in the staff report. 
 
ATTACHMENTS 
1) City Architect Report 
2) Public Comments 
3) Residential Review Permit and Variance Applications 
4) Survey and Plans 
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Excelsior Good Neighbor Guidelines PLAN Review 

44 CENTER STREET                     03/22/2023 
 

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 a one-story side-yard screen porch addition and a rear-yard 1-1/2-to-two-story addition to an 
existing smaller 1-1/2 story house. The rear addition lengthens the house an additional 20-0, from about 38-0 to 58-0.  The 
result is the renovated house extends about 11-0 deeper into the lot than the adjacent house to left/south at 48 Center St.  
 
The rear addition’s roof is broken up by shed-type dormer on each side. The side-yard one-story porch addition 
incorporates the existing kitchen area under its new roof, and generally has less impact on the overall massing of the 
building.    
 
There is a mix of one, one-and-one half and two-story houses in the immediate area. The proposed additions  seems 
compatible with the street and neighborhood and do not seem to unduly impact its adjoining neighbors. 
 
 

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 becomes longer on the site and extends to within about 20-0 of its large existing rear-yard detached garage, but 
the  overall bulk of the house seems reasonably compatible with the property size.   
 
See attached plans with color indicating extent of the additions vs. the existing house. 
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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 new addition does not significantly impact the street face or nearby side yard alignments and open space patterns. 
Although the extended house with its existing oversized  garage fills the site lengthwise more than typically seen, the house 
addition does not seem to negatively affect the neighborhood as seen for the street 
 
The house becomes about 20-0 longer on the site with its wider, two-story rear-yard addition.  Its greatest impact is on the 
neighbor to the left/ south (48 Center Street).  Overall, it seems reasonably 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 t he slope to break up massing and continuous walls. 

 

The additions to the house do not appear to impact grades or slopes or require retaining walls.  
 

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. 

 

Neither addition affects the front elevation of the house. The screen porch addition connects to an existing low deck that 
extends to the front of the house   

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. 

  

Generally, the house additions show good four-sided design, consistent with the materials and detailing of the original 
house.   

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 rear-yard addition has its roof aligned on axis with the existing house’s roof lines, with its walls setback 9-8 from the 
adjoining property line.  The side-yard addition (with more outdoor activity) faces the deeper side of the lot and is buffered 
from the neighbor to the right/north (274 Lake) by the neighbor’s garage.  

Minimize interruption of the sunlight, skyplane, and views for neighboring structures. 
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From: Lance Black
To: Julia Mullin
Cc: Tia
Subject: 44 Center Street Residential Review Permit
Date: Wednesday, March 22, 2023 10:44:23 AM

Dear Ms. Mullin, please pass this email on to the Planning Commissioners for consideration of 44 Center Street.

I am writing in support of the application for a Residential Review Permit and Variance from the maximum building
coverage for 44 Center Street.  The property is next door to our property and the owners have discussed the
improvements they would like to make to better accommodate the unique needs of their family.  The addition would
not obstruct any neighbors view the way the property is laid out with mostly garages surrounding the area.

Thank you for your consideration.

Lance &Tia Black
274 Lake Street
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From: Eric Snyder
To: Julia Mullin; Dan@wallacearchitecture.com
Cc: Nalisha Williams; Chad Babcock; Kim Snyder
Subject: Support of 44 Center Street Variance
Date: Thursday, March 23, 2023 1:15:23 PM

Hello Julia and Dan -

It’s my understanding that our neighbors, Chad and Beth Babcock, will be going in front of
the Planning Commission next Monday to request a variance for their proposed home
renovation at 44 Center Street.  We live directly across from the property in question and  are
supportive of their plans.   They are terrific neighbors and we are pleased that they are
choosing to invest in their property to suit their needs.  Based on the plans we have seen and
the conversations we have had with the  Babcock’s, the proposed renovation will improve
their home’s functionality, and have a negligible impact on the footprint of the existing home.

Thanks in  advance for considering our input.  We hope that you approve their request for a
variance.  In the meantime, if you have any questions, please feel free to contact us. 

Eric & Kim Snyder
25 Center Street
952.452.3766
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44 Center St is located on an oversized lot with a private setting to the next-door neighbors. The main 
floor layout provides one room with a nice view of the lake, the house currently does not have front 
porch and adding the screen porch would provide a porch to sit and enjoy the views. The screen porch 
will face the neighbor to the north, sitting on the porch you will be looking at the neighbor’s garage and 
there are no windows to the neighbor’s house in sight. Allowable side yard setback on this oversized 
property is 9.7 ft, the current design has the porch approximately 21 ft from the property line. The main 
floor layout has an option for a pullout bed and a room conversion to accommodate a wheelchair 
confined family member to stay, the porch would provide additional living space for 3 seasons to make 
up for the space and provide more opportunity to enjoy the main floor living together.  
 
The current design focuses on the back of the property, extensive work has been put forth to limit the 
massive look and the appearance from the road, this also adds length to the house. The design of the 
screen porch adds good architecture to the overall house. Over half of the screen porch will be 
constructed on existing deck, the new design puts the allowed building coverage over by 261 sq/ft which 
is 2.75%. 
 
The neighbors close by have expressed support and have seen the plans for this project. 
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CITY OF EXCELSIOR 
PLANNING COMMISSION 
RESOLUTION NO. 2026-03 

 
A RESOLUTION APPROVING A RESIDENTIAL REVIEW PERMIT FOR CONSTRUCTION 

OF AN SECOND STORY ADDITION ON AN EXISTING HOME AT 202 OAK STREET 
 

 
WHEREAS, Jarod Blackowiak, (“Applicant”), 271 Hidden Lane, Chanhassen, MN, 55317 

applied for a Residential Review Permit and Variance from building height requirements for the 
construction of a second story addition to an existing single family home pursuant to Articles 6 and 42 of 
the Excelsior Zoning Code (“Code”), for the property located at 202 Oak Street, Excelsior, P.I.D. # 
34.117.23.13.0075 (“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 approved the Residential Review Permit application with 
a vote of 6-0, (Commissioner Johnson was absent), and recommended approval of the height variance 
request with a vote of 6-0, (Commissioner Johnson was absent); and 
 
 NOW, THEREFORE, BE IT RESOLVED, that the Residential Review Permit application 
submitted by the Applicant is hereby approved based on the following: 
 

FINDINGS OF FACT 
 

1. The subject parcel is 11,059 sf and located in the R2 zoning district. The minimum lot size in the R2 
district is 10,000 sf. 
 

2. The subject parcel is located at 202 Oak Street and the parcel to the west is City of Excelsior parkland 
(Studer Park). The adjacent parcel to the east fronts William Street, and is located at the corner of 
Oak Street and William Street. 

 
3. There is an existing single family home on the property. 

 
4. The existing home was built in 1930. 

 
5. The existing home on 202 Oak Street shares a driveway with 500 William St, 516 William St, and 

526 William St. 
 
6. The parcel is conforming with regard to side and rear setbacks. 

 
7. The existing home has a legally nonconforming front yard setback of 18’ 3”. 

 
8. The proposed building height is 31’ 2” measured from the lowest elevation in the area 7’ from the 

structure, as required by ordinance (Sec. 14-1). The lowest elevation is 939.9’.  
 

9. The maximum building height permitted on this parcel is 29’. 

 
CONCLUSIONS OF LAW 

 

Page 129 of 131



PC Resolution 2026-03 
Page 2 of 3 
 
The application satisfies the criteria for a Residential Review Permit pursuant to Section 42 of the Zoning 
Code as follows: 

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

The unique location of 202 Oak Street and the placement of the adjacent properties creates a sense of 
distance around the subject property. The parkland to the west provides open space. Plans include the 
removal of the wood fence on the west side yard. The removal of the fence will make the lot appear 
larger. Additionally, the shared driveway used by the adjacent properties along William Street will 
help keep the increased mass of 202 Oak from overwhelming the neighboring properties. The 
proposed second story addition is compatible with neighboring structures. 
 

2. The size and mass of a new structure should be compatible with the size of the property.  
202 Oak is a large lot that is able to accommodate a two story structure. The slope of the lot creates 
the appearance of a partially visible three story structure when viewing the home from the side and 
rear. The use of shrubs along the shared driveway provides screening of the tuck under garage. 
Additional plantings on the west side of the home could be used to accomplish similar screening on 
the other side of the home. Given the large parcel size and its location next to open space and a shared 
driveway, the proposed second story addition 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 existing home is located within the front yard setback. The existing structure is 18 feet from the 
front property line. The adjacent corner lot has a side yard (facing Oak Street) setback of 
approximately 15 feet from Oak Street. The applicant has recessed the front door to enhance the 
appearance of primary entrance. The applicant has decreased the mass of the second story. This has 
eliminated the second story from encroaching into the front yard setback. The increased mass will 
impact the view of the house from Oak Street; however the inset front door and decreased second 
floor mass will reduce visual impact from the right-of-way. 
 

4. A new structure’s design should respect the site’s natural slope and features, minimizing cut, 
fill and retaining walls.  
There are no substantial changes to the grading of the property. The applicant plans to use the existing 
home which was built in a way that respects and makes use of the natural slope. The erosion control 
plan to be in place during construction submitted by the applicant includes the use of silt fences or bio 
rolls. The City Engineer will review and approve the erosion control plan prior to issuance of a 
building permit.  
 

5. Consider front porch element in design of new structures.  
The applicant has proposed moving the front door. The relocation allows the owner to enter the house 
at the first floor. Retaining the existing placement would require owners to enter the home between 
the lower level and the first floor.  While the addition of the stoop adds mass within the undersized 
front yard setback, the relocation of front door meets this Guideline, provides visual interest, and does 
break up the massing of the home when viewed from the road.  
 

6. A new structure should be detailed as four-sided architecture.  
The applicant submitted architectural elevations which show the home has been designed to be 
viewed from multiple angles. It is well detailed on all four sides. The use of windows and decorative 
brackets provide design details to the home. Increasing the projection of the proposed cantilever on 
the right side of the building prevents the need for a side wall plane variance.  
 

7. Consider neighbor views, privacy and sunlight in placement and size of a new structure’s 
elements. 
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The placement of the existing home towards the front of the lot, the large lot size, and the shared 
private driveway will prevent the expanded home from impacting the privacy, views, and sunlight of 
the neighboring parcels.  

 
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 Engineer shall review and approve the grading and stormwater plans and ensure 

conformance with Ordinance requirements. 
3. The plans shall be consistent with the survey and plans included in the Feburary 23, 2026, Planning 

Commission packet.  
4. 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 23rd day of March 
2026. 

 
       Approved: 
 

__________________________ 
Bill Muenzberg, Chair 
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