City of Littleton

Littleton Center
2255 West Berry Avenue
Littleton, CO 80120

Meeting Agenda
Board of Adjustment
Thursday, January 19, 2017

6:30 PM

Council Chamber

Regular Meeting

1. Roll Call
2. Approval of Agenda
3. Minutes to be Approved
a.

ID# 17-13

Certification of the August 18, 2016 regular meeting minutes

4. Public Comment
Public Comment for General Business

5. General Business
6. Public Hearing
a.

VAR16-0005

Case #VAR16-0005, variance to the minimum side setbacks in the R-3
zone district at 5604 South Prescott Street, Littleton, CO

Attachments:

Application and Attachments
Supplemental Applicant Responses
1890 Plat
Enlarged Existing Site Plan (ILC)
Enlarged Proposed Site Plan
Enlarged Elevation Drawings
Streetview from Prescott
Streetview from Powers
5604 S Prescott Aerial View

7. Public Comment
Public Comment on Non-Agenda Items

8. Comments/Reports
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Board of Adjustment

Meeting Agenda

January 19, 2017

a. Community Development Director/Staff
b. Chair/Members

9. Adjourn
The public is invited to attend all regular meetings or study sessions of the City Council or any City
Board or Commission. Please call 303-795-3780 at least forty-eight (48) hours prior to the meeting if
you believe you will need special assistance or any reasonable accommodation in order to be in
attendance at or participate in any such meeting. For any additional information concerning City
meetings, please call the above referenced number.
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City of Littleton

Littleton Center
2255 West Berry Avenue
Littleton, CO 80120

Staff Communication
File #: ID# 17-13, Version: 1
Agenda Date: January 19, 2017
Subject:
Certification of the August 18, 2016 regular meeting minutes
Presented By:

Denise Ciernia, Recording Secretary

RECORDING SECRETARY’S CERTIFICATION:
I hereby certify that I have reviewed the video recording for the August 18, 2016 regular meeting of the
Littleton Board of Adjustment and that the video recording is a full, complete, and accurate record of the
proceedings and there were no malfunctions in the video or audio functions of the recording.
PROPOSED MOTION:
I move to approve, based on the recording secretary’s certification, the August 18, 2016 video as the minutes
for the August 18, 2016 regular meeting of the Board of Adjustment.
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City of Littleton

Littleton Center
2255 West Berry Avenue
Littleton, CO 80120

Staff Communication
File #: VAR16-0005, Version: 1
Agenda Date: January 19, 2017
Subject:
Case #VAR16-0005, variance to the minimum side setbacks in the R-3 zone district at 5604 South Prescott
Street, Littleton, CO
Presented By:

Pam Hall, Planner I

BACKGROUND: The subject property is part of the original 1890 platting for the City of Littleton and the lot
is 6,250 square feet (50’ wide and 125’ deep) and is located within the R-3 Zone District. The minimum lot
size for the R-3 Zone District is 6,500 square feet with a minimum lot width of 65’ at the front setback.
Structures in the R-3 Zone District must meet a 20 foot front and rear setback, and side setbacks of north/west: 5 feet, south/east: 10 feet and corner lot/side street: 10 feet. The subject property is located on the
southeast corner of Powers Street and Prescott Street.
The city’s zoning code requires any structure and portion thereof, not be located within any prescribed
setbacks. Roof and eaves are part of structures and cannot encroach into setbacks.
There are multiple blocks of parcels in this section of the city that are non-conforming lots in size and width,
and portions of older homes do appear to be located within setbacks. The applicant proposes to demolish the
existing house and detached garage, and construct a new single family residence. Because of the nonconforming lot size, staff worked with the applicant and granted an Administrative Variance, which provided a
20% reduction on the side setback requirements (2’ on both the north and south setbacks). The existing side
yard setbacks for this property are 8 feet on the north side yard and 8 feet on the south side yard.
With this variance request, the applicant is seeking an additional reduction in setback on the north side yard of
4 more feet to allow for roof and deeper eaves, which would result in a north side setback of 4 feet.
STAFF ANALYSIS:
Section 10-11-1 (B) gives the Board of Adjustment (Board) the authority to grant variances where “due to
exceptional and extraordinary circumstances, literal enforcement of the provisions of this Title will result in
unnecessary hardship”. No variance can be approved unless the Board finds that all of the criteria stated in
Section 10-11-1 (B) have been met.
The following is an assessment of the application under the criteria for approval contained in Section 10-11-1
(B):
1. That the variance will not authorize the operation of a use other than those uses specifically listed
as primary permitted uses for the zone district in which the affected property is located.
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File #: VAR16-0005, Version: 1
Applicant Response: R-3 zoning allows for a single family residence on lots of 6500 sf. The lot is not
conforming but we are building a single family residence.
Staff Analysis: The requested variance would not allow any use other than a single family residence. This
criterion is met.
2. That the variance will not alter the essential character of the neighborhood or zone in which the
property is located or substantially or permanently impair the allowed use or development of
adjacent property.
Applicant Response: The variance will allow us to build a house that is in accordance with other houses
previously built in the neighborhood. By moving the house 2’ further north of the approved minor variance it
will not impair the house to the south. Moving the house closer to the setback on the north does not impair any
adjacent property since it is a right of way and street.
Staff Analysis: There are a variety of houses (size, height, and setbacks) built in this neighborhood. 5604 South
Prescott Street is a corner lot on the southeast corner of Powers Street and Prescott Street. The applicant is
proposing to improve the existing conditions by removing a non-compliant detached garage that was built
partially in right of way and they are trying to increase the distance to the adjacent property owner’s house to
the south that is only 4’ away from the property line. It appears some relief to the north side setback to allow
for roof and deeper eaves will not alter the essential character of the neighborhood. This criterion appears to
be met.
3. That the variance is the minimum that will afford relief and is the least possible modification to
the provision in question.
Applicant Response: All other lots allow a 35' wide house to be built. We are requesting a 34' wide house.
Staff Analysis: The R-3 Zone District has a minimum lot size of 6,500 square feet and this property is
considered non-conforming with a lot size of 6,250 square feet. Structures in the R-3 Zone District must meet a
20 foot front and rear setback, and side setbacks of -north/west: 5 feet, south/east: 10 feet and corner lot/side
street: 10 feet.
The subject property is a corner lot and the north side setback (along Powers Street) is 10 feet. The applicant
was granted a 2 foot Administrative Variance for both the north and south side setbacks so currently the
required side setbacks for this property are 8 feet on the north and 8 feet on the south. There is 10 feet of tree
lawn/grass right of way before the paved street to the north of the property. The applicant is requesting an
additional 4 foot reduction for the north side setback, which would result in a 4 foot setback.
Based on the nonconforming lot size and the property being a corner lot, it does appear that there is
justification for a reduction in the north side setback. Lots in the R-3 Zone District that are not on a corner
have a 5 foot north/west side yard setback. It appears allowing an additional 3 foot reduction in the north side
setback, which would result in a 5 foot setback, is the minimum that will afford relief and still keep in character
with the R-3 Zone District setback requirements.
4. That the variance will not adversely affect the public health, safety and welfare.
Applicant Response: In no way will the variance affect the public health, safety and welfare of the
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File #: VAR16-0005, Version: 1
neighborhood
Staff Analysis: An additional 3 foot reduction in the north side setback for the property, which is the
requirement for other non-corner lots in the R-3 Zone District, does not appear to adversely affect the public
health, safety and welfare of the neighborhood. Any future building permit for a single family home will still
need to meet all other zoning, public works and traffic requirements.
5. That the hardship, if any, under which the variance is sought, was not created by the owner,
occupant or agent of the owner of the property in question; nor was it suffered as a result of a
violation of any provision of this code.
Applicant Response: The hardship was not self-created. It is the case for all west facing houses on corner lots
Staff Analysis: The lot size and width in the R-3 Zone District was not created by the applicant nor is it a result
of a violation of any provision of this code. The subject property does not meet the minimum lot size for R-3.
This criterion appears to be met.
STAFF RECOMMENDATION:
PROPOSED MOTION:
I move to approve Case#VAR16-0005, request for a variance at 5604 S. Prescott Street, be approved to allow
an additional reduction of 3 feet for the north side setback, which results in a 5 foot north side yard setback, in
that all of the criteria of Section 10-11-1 (B) of the Littleton City Code are met for the Board to grant approval.
Approval of this application is based on the following findings of fact:
1. The requested variance would not allow any use other than a single family residence.
2. That the variance will not alter the essential character of the neighborhood or zone in which the property
is located or substantially or permanently impair the allowed use or development of adjacent property.
3. That the variance is the minimum that will afford relief and is the least possible modification to the
provision in question.
4. That the variance will not adversely affect the public health, safety and welfare.
5. That the hardship, if any, under which the variance is sought, was not created by the owner, occupant or
agent of the owner of the property in question; nor was it suffered as a result of a violation of any
provision of this code.

City of Littleton

Page 3 of 3

Printed on 1/5/2017
powered by Legistar™

5604 S Prescott St

Image capture: Aug 2014

Littleton, Colorado
Street View - Aug 2014
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5604 S. Prescott Street

Image capture: Oct 2016

Littleton, Colorado
Street View - Oct 2016
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5604 S Prescott St (VAR16-0005)
2077-16-3-09-001
Zone R-3

S PRESCOTT ST

W POWERS AVE

SUBDIVISION: LITTLETON HEIGHTS
NEIGHBORHOOD: PROGRESS PARK

Date: 1/4/2017

