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Statement of hardship:

From the Near East Area Plan, “the highest percentage of land in every part of the Near East Side is
residential. Two family and multifamily residential uses are mixed in with the single family residential
areas…”

The Subject property is contained within district 1 of the Near East Boundary Map. 20% of the existing
land use in this district district is 3+ multifamily or 1 in 5 properties. The proposed project does not result
in the demolition of an architecturally significant building and is proposed to fill a vacant lot where a single
family home use to sit.

The proposed structure is architecturally compatible with single family new construction homes in the area
as well as the multifamily structures on the same street.

Based on the lot size and shape, a smaller footprint of only 668 square feet heated space maximizes
parking on site to provide minimum impact on parking and traffic.

It’s a policy that the revitalization and redevelopment of the residential areas … especially vacant land
within the neighborhood should be redeveloped into housing.

The subject property is currently zoned Z73-197, Residential, R2F, 4/11/1974, H-35 and sits in the Near
East Area Commission.

The subject property is the first property in along one of the commercial corridors as notated in the
Development Strategy plan with many high density projects approved nearby already along Mt. Vernon
Ave. The property is abutting other multifamily properties.

The following variances are necessary to construct this 3 family dwelling:

Use: to vary the standards of 3332.037 R2F district to permit a three family dwelling on the parcel.

3332.14, R-2F area district requirements. To decrease the required lot size from 6,000 square feet to
2925
square feet

Lot width 3332.05: The applicant requests that a variance be granted to allow for reduced development
standards regarding the lot width requirements. The current development standards are 50’ and the
existing lot is 43’ but was a previously built on lot. (Existing).

3312.49: Parking the footprint of the proposed structure allows for 4 parking spaces.. Applicant requests a
variance from 6 parking spaces to 4.

3332.26(F): variance for the north side yard to vary from 5.7’ to 3’; and variance for the south side yard to
vary from 5.7’ to 5.’

3332.21 Building Lines to reduce building setback from N 21st St from 10’ to 1.5’ to allow for parking and
proper setbacks
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3332.25 Maximum Side Yard to vary from 8.6’ to 8’.

For the setback variance, most of the lots on 21st are very short compared to traditional lots and sit within
a few feet of the right of way. It is also important so that we can get as much distance from the alley as
possible.

Per traffic management comments, a reduction to 4 spaces and shifting it closer to the building allows us
to tie all of the concrete together with the AC pads and flat work. The angle of market alley makes the
distance from market alley between 4’ and approx 9’ but with the telephone pole located on the corner, we
believe reversing out at this angle is the best. We added an extra spot because of some of the parking
concerns brought up by the neighborhood group due to the church parking across the alley. We believe
the extra distance helps maneuvering as well. More than likely we will pour concrete and tie all the
flatwork together as shown on the site plan. It is labeled asphalt but the sidewalks and concrete for AC
pads is concrete so more than likely the impervious area will be concrete as well to tie it all together.

The building department notates that the average height of a structure is calculated by the average of the
roofline. Our roofline average sits below 35’ and therefore does not require a variance. A small portion
goes above it but this is to ensure shingle roof. The majority of the roof is below 35’. Less than ⅓ is above
35’ and therefore the average is less and does not require a variance.

Based on feedback from the Near East Commission, we added a front door and porch on the front unit so
it mirrors a single family home. The Near East Area Commission did not want a staircase in front for
access to all the units so we kept the stairwell in the rear and it is concealed based on other feedback
from applications in the near east commission. Typically the staircase is concealed but due to the corner
lot, it is more difficult in this scenario. Due to the shorter lots on 21st, the porch is limited in size and is
unsupported and will be close to the lot line like other structures on the street.

Additional tree and shrubs and mulch landscaping was added based on the feedback from NEAC and
planning.

The applicant has already spoken to the sewer and water department and taps are available to this
property in the sizes required for the size and density of the building either as a shared set or individual
taps.
The existing building is built on a slab and will be less than 35’’ and within development guidelines. Based
on applicants previous applications with the NEAC, the stairwell has been concealed and no front doors
were added to conceal the units except for a very small visible area from the alley behind the property to
be within development guidelines of the neighboring property.

Several council variances have been approved on 21st including 70 N 21st which has a duplex and
carriage house in the rear in 2020 that allowed for a use variance for three dwelling units with almost
double the number of variance requests.

A second recent council variance was granted at 163 N 22nd St for two dwelling units (a principal and a
detached carriage house) with much higher building coverage than the subject property and double the
amount of variance requests. This was also build on an infill lot similar to the subject property.
The applicant believes that the addition of a 3 family dwelling will be additive to the neighborhood and that
the requested variances are reasonable and in line with the area and will not have a negative impact on
the neighborhood.
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Use of the council variance process is very common in the adjoining areas and neighborhoods for
multifamily. Additional Closeby variances approved recently include the variance in an R3 district to allow
for a duplex to be built at 240-251 Taylor avenue (approved), the variance of 325 Taylor Ave for the
construction of an 8 unit on an R3 zoned parcel (approved), 1404 Granville St use variance from a church
to a duplex in an R3 zoned residential district, 1550 Clifton Avenue for the use of a two family dwelling in
an R3 district, and finally 514 Taylor Ave rezoning of an R-3 7 parcel assemblage to AR2 for the
construction of 48 studio apartments.

The variances are being request to allow for the construction of housing that is affordable to low income
and first time home buyers. The subject site is not a historic site and is not located within a commercial
overlay.
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