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Department of Community Planning and Economic Development - Planning Division Report 
 

Variance Request 
BZZ-3773 

 
Date: September 27, 2007 
 
Applicant: Lee and Beverly Ekola (property owners)  
 
Address of Property: 2612 West 45th Street 
 
Contact Person and Phone: Ali Awad (architect), (612) 243-0540 
 
Planning Staff and Phone: Aaron Hanauer, (612) 673-2494 
 
Date Application Deemed Complete: August 28, 2007 
 
Public Hearing: September 27, 2007 
 
Appeal Period Expiration: October 8, 2007 
 
End of 60 Day Decision Period:  October 27, 2007 
 
Ward: 13 Neighborhood Organization: Linden Hills Neighborhood Council 
 
Existing Zoning: R1 Single Family District and SH Shoreland Overlay District 
 
Proposed Use: Construction of a new single-family dwelling   
 
Proposed Variances:  

• A variance to reduce the front yard setback along West 45th Street from the established 
front yard setback to 36 ft.  

• A variance to reduce the front yard setback along Thomas Avenue South from the 
established front yard setback to 2 ft.  

• A variance to reduce the interior side yard setback from 6 ft. to 4 ft. 7 in. 
 
Zoning code section authorizing the requested variance: 525.520 (1) (1) (1)  
 
Background: The subject property, 2612 West 45th Street, contains a two-story, single-family dwelling, 
built in 1903 that displays elements of the Colonial Revival architectural style. This parcel is a reverse 
corner lot. Therefore, the property has two front yards, West 45th Street and Thomas Avenue South. The 
lot is zoned R1 and has a lot area of 4,851 sq. ft., which is below the R1 Zoning District standard of 
6,000 sq. ft. The lot width of 45 ft. (measured along West 45th Street) is also below the R1 Zoning 
District requirement of 50 ft.   
 
The applicants are proposing to tear down the existing house, and build a new, two-story, single-family 
dwelling, that displays elements on the Dutch Colonial architectural style. The proposed new structure 
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would be built on the existing foundation. The applicants are also proposing to add 216 more sq. ft. of 
living space than currently exists by building a 6’ x 18’, two-story, rear addition without a foundation.  
 
The applicants’ representative, Mr. Awad, states in the application that due to the existing structure’s list 
of problems, “The most cost effective solution is to remove the existing house down to the foundation, 
repair the existing foundation, and build new above (see project description).” Mr. Awad also states, 
“The floor plan of our proposed house is almost identical to the floor plan of the original house.” 
 
Findings Required by the Minneapolis Zoning Code: 
 
1. The property cannot be put to a reasonable use under the conditions allowed by the official 

controls and strict adherence to the regulations of this zoning ordinance would cause undue 
hardship. 
 
Front yard variances (West 45th Street and Thomas Avenue South): The requested variances 
are to reduce the front yard setback along West 45th Street from 45 ft. to 36 ft., and the front yard 
setback along Thomas Avenue South from 32 ft. to 2 ft. to allow for the construction of a new 
house on the existing foundation (and rear addition). The combination of these front yard 
setbacks create a lot without a buildable area (see front yard setback attachment).  Staff 
recognizes the combination of the lot’s established front yard setbacks along West 45th Street 
and Thomas Avenue South as hardships.  Any new house built on this lot would require front 
yard setback variances. Staff believes the construction project of a new single-family dwelling, 
on the same foundation, that meets administrative site plan review requirements is a reasonable 
use of the property. 
 
Side yard variance: The applicant has requested a variance to reduce the east side yard setback 
from 6 ft. to 4 ft.-7 in. to allow for the construction of a new house on the existing foundation 
and a rear addition. Staff recognizes the substandard lot width of the subject property as a 
hardship. The lot is 45 ft. wide (measured along West 45th Street), which is below the R1 Zoning 
District requirement of 50 ft. wide. The lot is even narrower in the middle and rear portions. The 
lot is 34 ft. wide at the rear edge of the existing principal structure. The lot tapers to 29 ft. wide 
at the rear lot lines. These lot width dimensions in the middle and rear portions of the lot would 
require nearly any new dwelling to obtain a side yard variance.  

 
2. The circumstances are unique to the parcel of land for which the variance is sought and 

have not been created by any persons presently having an interest in the property.  
Economic considerations alone shall not constitute an undue hardship if reasonable use for 
the property exists under the terms of the ordinance. 

 
Front yard variances (West 45th Street and Thomas Avenue South): There are circumstances 
for which the front yard setback variances are sought that are unique to the parcel of land and 
have not been created by the applicant.  The combination of the subject property’s front yard 
setbacks create a lot without a buildable area (see front yard setback attachment).   The requested 
variances are to reduce the front yard setback along West 45th Street from 45 ft. to 36 ft., and the 
front yard setback along Thomas Avenue South from 32 ft. to 2 ft. to allow for the construction 
of a new house on the existing foundation (and rear addition).  
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Side yard variance: The circumstance upon which the interior yard variance is requested that is 
unique to this parcel of land and was not created by the applicant is the substandard lot. The lot 
is 45 ft. wide (measured along West 45th Street), which is below the R1 Zoning District 
requirement of 50 ft. wide. The lot is even narrower in the middle and rear portions. The lot is 34 
ft. wide along the rear of the principal structure and tapers to 29 ft. wide at the rear lot line. 
These lot width dimensions, which are unique to this parcel of land, would require almost any 
new dwelling to obtain a variance.  

 
3. The granting of the variance will be in keeping with the spirit and intent of the ordinance 

and will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. 
 
All variances: Staff believes that granting of the front yard and interior side yard variances to 
allow for the construction of the proposed, new single-family dwelling will not alter the essential 
character of the area for four reasons. First, the house is larger than the existing structure by only 
218 sq. ft. Second, the proposed new house will not increase the front yard setbacks compared to 
the existing home. Third, the proposed house would meet the maximum lot coverage, impervious 
surface, building bulk, and height requirements of the zoning code. Fourth, the new structure, as 
proposed, would exceed the design requirements set out in the administrative site plan review 
application. The applicant did not formally submit a site plan review application with this 
variance request; however, in analyzing the submitted materials, it is likely the proposed single-
family dwelling would receive 22 points, and therefore exceed the minimum site plan review 
requirements of 15 points. The shaded cells in the table below are standards the new house will 
likely meet.  

 
Table 1. Administrative Site Plan Review Design Standards 

Points Design Standard 

5 Not less than one (1) off-street parking space per dwelling unit is provided in an enclosed structure that is 
detached from the principal structure 

5 The structure includes a basement as defined by the building code 

4 The primary exterior building materials are masonry, brick, stone, stucco, wood, cement-based siding, and/or 
glass   

3 Not less than twenty (20) percent of the walls on each floor that face a public street, not including walls on half 
stories, are windows 

3 Not less than ten (10) percent of the walls on each floor that face a rear or interior side lot line, not including 
walls on half stories, are windows   

2 The pitch of the primary roof line is 6/12 or steeper.  However, the point shall be awarded for a building with a 
flat roof where there is at least one existing building with a flat roof within one hundred (100) feet of the site 

1 The structure includes an open front porch of at least fifty (50) square feet where there is at least one existing 
open front porch within one hundred (100) feet of the site 

1 The development includes at least one (1) deciduous tree in the front yard 
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Staff also believes that granting of these variances will not be injurious to the use or enjoyment 
of the adjacent properties, in particular 2608 West 45th Street for three reasons. First, the 
proposed height of the new structure is only two ft. higher than the existing structure (see front 
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elevation comparison). The new structure’s proposed height to the peak of the roof is 26 ft., 
compared to 24 ft. of the existing structure. Second, the rear addition, maintains the 4 foot 7 in. 
interior setback of the existing house. Third, the rear addition does not extend further north than 
the principal structure of 2608 West 45th Street (see site plan).  

 
4. The proposed variance will not substantially increase the congestion of the public streets, 

or increase the danger of fire, or be detrimental to the public welfare or endanger the 
public safety. 
 
All variances: Granting of the variances would have no impact on the congestion of area streets 
or fire safety, nor would the variance be detrimental to the public welfare or endanger the public 
safety.  

 
Recommendation of the Department of Community Planning and Economic Development: 
 
The Department of Community Planning and Economic Development Planning Division recommends 
that the Board of Adjustment adopt the findings above and  

• Approve the variance to reduce the front yard setback along West 45th Street from the 
established front yard setback to 36 ft. 

• Approve the variance to reduce the front yard setback along Thomas Avenue South from 
the established front yard setback to 2 ft. 

• Approve the variance to reduce the interior side yard setback from 6 ft. to 4 ft. 7 in. 
to allow for the construction of a new, single-family dwelling at 2612 West 45th Street in the R1 Single 
Family District and SH Shoreland Overlay District subject to the following condition: 

1. CPED-Planning review and approve final site plan, floor plans, and elevations. 
 
Attachments: 

• Zoning map (1 page) 
• Project description (1 page) 
• Applicant variance statement (1 page) 
• Applicant photos (2 pages) 
• Site plan (1 page) 
• Front yard setbacks (1 page) 
• Elevations, renderings and floor plans (7 pages) 
• Front elevation comparison (1 page) 
• Communication (1 page) 
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