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Department of Community Planning and Economic Development - Planning Division Report 
 

Variance Request 
BZZ-4050 

 
Date: June 5, 2008 
 
Applicants: Mike Russell, Sussel Corporation on behalf of property owner  
 
Address of Property: 626 23rd Avenue North 
 
Contact Person and Phone: Mike Russell (651) 645-0331 
 
Planning Staff and Phone: Carol Ahlgren (612) 673-2847 
 
Date Application Deemed Complete: May 8, 2008 
 
Publication Date: May 21, 2008 
 
Public Hearing: June 12, 2008 
 
Appeal Period Expiration: June 23, 2008 
 
End of 60 Day Decision Period:  July 8, 2008 
 
Ward: 1 Neighborhood Organization: Hawthorne 
 
Existing Zoning: R2B/Two Family District  
 
Proposed Use: Construction of a new garage to rear of dwelling 
 
Proposed Variance: Variance to decrease the required 5’ setback to 1’ to allow construction of a new 
16 x 23 foot detached garage. 
 
Zoning code section authorizing the requested variance: 525.520 (1)  

 
Background: The subject property, 626 23rd Avenue North is located on a reverse corner lot that 
fronts on 23rd Avenue North to the south and Lyndale Avenue North to the west. The main 
façade fronts 23rd Avenue North. The property, and the properties within a 350 foot radius, is 
located in the R2B, Two-Family District.  The subject property is a reverse corner lot that 
measures 6,880 square feet and is 68 feet wide in the front, or 23rd Avenue North side and 74 feet 
on the Lyndale Avenue North side.  
 
 
The property features a frame one and a half story single family dwelling that was built c.1890 in 
the Victorian architectural style and has had several additions throughout its history. The 
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principal structure is located 10 feet. at its closest point from the front property line. To the east 
of the property across the existing driveway, is a c. 1960 four-plex; to the north is a vacant lot. 
An existing c.1900 small frame shed is located in the northeast edge of the lot and will be 
demolished for construction of the proposed new garage. 
 
The Minneapolis zoning code provision 535.420 (1) requires that  
 

Proposal: The applicant is proposing to construct a one stall frame vinyl sided garage measuring 16 by 
23 feet to the rear of the property in the northeast corner of the lot. The location of the garage will 
decrease the required distance from the property line from 5 feet to 1 foot.  

 
Public Comment: CPED notified property owners within 350 ft. of the variance request.  
 
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. 
 
The applicant requests a variance to decrease the required 5 foot setback to 1 foot to allow for 
the construction of a new one stall garage at the rear of the property that will be located within 
the required 6 feet from the principal structure. Strict adherence to the zoning code would cause 
an undue hardship which requires that an accessory structure be located to the rear of the 
principal dwelling. 
 

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. 

 
The unique circumstance for which this variance is sought is the reverse corner lot of the 
property; there is no other location for the proposed garage. Based on building permit research, 
the subject property did not historically have a garage, although a driveway is located on the east 
side in the interior side yard. 

 
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. 

 
The subject property, a two and one-half story frame Victorian style residence has had several 
additions and alterations through time. The proposed one stall garage will be located to the rear 
of the dwelling, meeting the required 6 foot distance from the principal dwelling, and will be in 
keeping with the scale of the house and lot. Granting the variance to decrease the required rear 
setback from 5 feet to 1 foot will not negatively impact the essential character of the area, or the 
property.  To the north of the proposed garage is a vacant lot; to the west is a four-plex;  

  2 



CPED Planning Division 
BZZ-4050 

 
 

the decrease in setback requirement from 5 feet to 1 foot will not be injurious to the use and 
enjoyment of other property in the vicinity.  
 

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. 
 
Granting of the variance 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 decrease the 
required rear setback from 5 feet to 1 foot to allow the construction of a one car garage with the 
following condition: 
  
1. CPED-Planning review and approve final site plan, floor plans, and elevations. 
2. The roof pitch and materials of the proposed garage shall match those of the principal structure. 
 
Attachments: 
Appendix A: Zoning map  
Appendix B: Application  
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