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THE CITY OF

OWATONNA

Greg Kruschke
Community Development Manager

540 West Hills Circle
Owatonna, MN 55060-4794
Phone. (507) 774-7317
Fax: (507) 444-4394
Email:Greg.Kruschke@ci.owatonna.mn.us

DATE:

June 10, 2021

TO:

Mayor and City Council

FROM:

Community Development Dept. – Greg Kruschke

SUBJECT:

Application No. V-1448 - 109 School Street East

Purpose:
Council to approve Resolution 70-21 approving Application No. V-1448 received from Mary
Hitzeman. This request is to allow a Multi-Familydwelling on a 12,340 square foot lot where
a 13,000 square foot lot is required for a Multi- Family dwelling in the R-5, Medium Density
Residential District at 109 School Street East
Background:
See Attached Staff Report and Planning Commission Comments recommending approval of
this request. .
Budget Impact:
None.
Staff Recommendation:
Staff recommends approval of Resolution 70-21.

We are an Equal Opportunity Employer
The City of Friendliness and Beautiful Parks

RESOLUTION NO. 70-21
A RESOLUTION APPROVING VARIANCE V-1448
WHEREAS, Application No. V-1448, which is a request by Mary Hitzeman to allow a
Multi-Family dwelling on a 12,340 square foot lot where a 13,000 square foot lot is
required for a Multi-Family dwelling in the R-5, Medium Density Residential District at
109 School Street East and legally described as follows:
The North 93 ¼ feet of Lot 1, Block 1, Phelps Addition, Steele County, Minnesota;
and
WHEREAS, The Planning Commission held a public hearing on June 8, 2021 and
recommended approval of V-1448; and
WHEREAS, on June 15, 2021, the City Council accepted and approved VarianceV1448, as the same was approved and recommended by the Planning Commission of
the City; and
WHEREAS, the City Council concurs with all of the findings of the Planning
Commission and hereby makes the identical findings as referenced in the V-1448 Staff
Report.
NOW THEREFORE, BE IT RESOLVED by the City Council of the City of Owatonna,
Minnesota:
1. That said variance is in accordance with and conformity to the plans and
regulations established by the City and the comprehensive plan for the
development of the City.
2. That said variance be and the same hereby is approved with the following
provisions:
a) All 5 units shall be registered with the Rental Registration program.
b) The property shall not contain more than 5 units at any time.
3. That the Clerk cause a certified copy of this resolution to be filed inthe office
of the County Recorder of Steele County, Minnesota.
Passed and adopted this ___ day of ______, 2021 with the following vote:
Aye

; No ___; Absent ___.

Approved and signed this ____ day of _______, 2021.
____________________________________________________

Thomas A. Kuntz, Mayor
ATTEST:

____________________________________
Kris M. Busse, City Administrator/City Clerk

June 4, 2021
To: Planning Commission
From: Community Development Department
RE: Application No. V-1448, by Mary Hitzeman, a request to allow a Multi-Family dwelling
on a 12,340 square foot lot where a 13,000 square foot lot is required for a Multi-Family
dwelling in the R-5, Medium Density Residential District.
Application Review:
Applicant/Owner:

Mary Hitzeman

Location of Property:

109 School Street East

Zoning Map:

R-5, Medium Density Residential District

Zoning Ordinance:

Section 157.028 states the minimum lot size requirements
for the residential zoning districts.

Report Attachments:

1.
2.
3.
4.
5.

Location Map
Aerial Photo
Site Plan
Application Letter
Other Materials

Proposed Development:
♦ Application No. V-1448, by Mary Hitzeman, a request to allow a Multi-Family dwelling
on a 12,340 square foot lot where a 13,000 square foot lot is required for a Multi-Family
dwelling in the R-5, Medium Density Residential District for the property located at 109
School Street East.
♦ The zoning ordinance defines a multi family dwelling as containing three or more units in
a structure that do not share kitchen or restroom facilities.
♦ Once defined as a multi family lot then you need to have a 13,000 square foot lot. The
next step requires a minimum lot size of 1700 square foot of total lot size per unit as well
as 500 square feet of usable open space per unit. The 500 square feet can come out of the
1700 square feet though.
♦ Based on these numbers this structure would be allowed to have 7 units in it if the total
lot size was over 13,000 square feet.
♦ Zoning ordinance requires that a use that has not been there for more than 180 days be
brought into full compliance with the ordinance.
♦ A 2010 inspection by the Fire Department stated that they noted 5 units and how they
were being used. The owner occupied one, used one for piano lessons, and leased
another unit. The other two were not used. The license was issued for two units.
♦ The applicant has installed a large driveway over the years and it is capable of holding
more than 5 vehicles.

♦ Steele County property records show 5 units as well.
♦ Staff has not heard from any neighbors regarding this request as of the date of this report.
♦ State Statute requires that the applicant show a practical difficulty in order to be granted a
variance. You also need to show that the variance requested is the minimum amount
necessary to accomplish what is needed.
♦ A variance must stand on its own merits and may not be compared to other situations in
which variances were granted.
♦ According to the ordinance, the Planning Commission shall make findings of fact base on
the following.
 That particular physical surroundings, shape, or topographical conditions of the
specified parcel of land involved.
 That the condition involved is unique to the particular parcel of land involved.
 That the alleged difficulty or hardship is caused by this Ordinance and has not
been created by any persons presently having an interest in the parcel.
 That the granting of the variation will not be detrimental to the public welfare or
injurious to other land or improvements to the neighborhood.
 That the proposed variation will not impair an adequate supply of light and air to
adjacent property, or substantially increase the congestion of the public streets, or
interfere with the function of the Police and Fire Departments of the City.
Staff Review:
Based on the information provided Staff is recommending approval of the variance request with
the following provisions:
1) All 5 units shall be registered with the Rental Registration program.
2) The property shall not contain more than 5 units at any one time.
Planning Commission:
Application No. V-1448, which is a request by Mary Hitzeman to allow a Multi-Family dwelling
on a 12,340 square foot lot where a 13,000 square foot lot is required for a Multi-Family
dwelling in the R-5, Medium Density Residential District at 109 School Street East, was
presented by Community Development Manager Kruschke. The applicant is proposing to have 5
units in the structure. (Refer to report on file.) He said that up to this time, they have not heard
from any neighbors. Public hearing opened at 5:35 pm. Tracy Ackman Shaw of 116 School
Street East expressed concern about parking. She said that it is very realistic that each unit would
have two cars. There’s not room for 10 parking spots, and parking is only permitted on one side
of the street. She said a few of the neighbors who live near also have concerns. She is also
concerned about who the purchaser is because there is a history of landlords who do not have a
respect for the area. There is a concern about safety and public welfare and congestion on public
streets. Matt Gillard was present representing the applicant. He said that, in addition to the big
parking pad, there is a good-sized garage that would park two cars. Two of the units are very
small, and he said he didn’t imagine there would be a need for parking for 10 cars. He said that
before Mary bought it, there was a concern about less desirable tenants. She bought it and has
put a lot of money into it, she is past 80 and needs to retire. The person who is buying it is not

from here, but his wife is. Mr. Gillard said that he’s talked to him at length about keeping the
property up. Another neighbor on Cedar Avenue South said that she’s also concerned about
parking in front of her driveway. Ms. Ackman Shaw asked, based on the drawing, how many
parking stalls were assigned, as she didn’t know how they could have more than five stalls. She
said she appreciated hearing about the smaller units. Mr. Gillard said that there is a two-stall
garage, and he’s reasonably sure that they can get more than five stalls on the driveway.
Kruschke said that Planning Commission can’t require more parking than what the ordinance
requires. How we would consider it is that there are four stalls and two stalls in the garage and
two stacked in front of the garage for a total of eight stalls. This property is only required to have
six stalls. We cannot require more than what the ordinance requires. Public hearing closed at
5:44 pm. Kruschke said that they also cannot regulate who owns the property, only that the
property owner register the property with the Rental Registration program. The parking count
ordinance was amended about four or five years ago; it used to be 1-1/2 stalls per unit. It is
assumed the size of the parking stalls has been in place since about 1974. Boeke asked if parking
was restricted on School Street. Kruschke said that they don’t look at on-street parking as an
option at all. Rooks asked what the science is behind the 13,000 square feet. Kruschke said that
it’s the same reasoning as the setbacks that came up at the last public hearing. That is what was
decided in the past and those are the bulk density requirements that Owatonna has used in
construction. Eickhoff said he appreciated the neighbors’ concern about the parking. A motion
was made by Eickhoff and seconded by Peake to approve this variance request with the
following provisions:
1) All 5 units shall be registered with the Rental Registration program.
2) The property shall not contain more than 5 units at any one time.
All Commissioners voting Aye, the motion carried.
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