
 

CPED STAFF REPORT 
Prepared for the Board of Adjustment 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 1402 West Minnehaha Parkway 
Project Name:  1402 West Minnehaha Parkway Addition 
Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 

Applicant:  Amy Wiffler 

Project Contact:   Amy Wiffler 

Request:  A one-story addition between the existing dwelling and garage. 
Required Applications: 

Variance  
To reduce the established front yard requirement adjacent to Girard Avenue 
South from 53.5 feet to 13 feet to allow the addition and connection to the 
existing garage. 

Variance 
To reduce the north interior side yard requirement from 7 feet to 5.5 feet to 
allow the to-be-attached garage. 

 

SITE DATA 
 
Existing Zoning R1 Single-Family District 
Lot Area 8,048 square feet 
Ward(s) 13 
Neighborhood(s) Lynnhurst Neighborhood Association 
Designated Future 
Land Use Urban Neighborhood 

Land Use Features Not applicable.  
Small Area Plan(s) Not applicable. 

  

BOA Agenda Item #3 
March 5, 2015 

BZZ-7025 

Date Application Deemed Complete February 11, 2015 Date Extension Letter Sent Not applicable 

End of 60-Day Decision Period April 12, 2015 End of 120-Day Decision Period Not applicable 

 

mailto:janelle.widmeier@minneapolismn.gov
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property is 8,048 square feet in area with 
frontage on three streets.  The existing use is a single-family dwelling.  The existing dwelling was 
permitted for construction in 1914 and the garage was permitted for construction in 1937. The subject 
property is a through lot. The front lot lines are adjacent to West Minnehaha Parkway and Girard 
Avenue South.  The corner side lot line is adjacent to 49th Street West. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding properties are 
predominately single-family dwellings. The subject property is across the street from Lynnhurst Park and 
the channel that connects Lake Harriet and Minnehaha Creek.  However, the subject property is not 
located within the SH Shoreland Overlay District. 

PROJECT DESCRIPTION. The applicant is proposing to construct a one-story, 429 square foot 
addition to the east side of the existing single-family dwelling located at 1402 West Minnehaha Parkway.  
The addition will connect to the existing detached garage, making it an attached garage.  The subject 
property is a through lot with front yard requirements imposed adjacent to West Minnehaha Parkway 
and Girard Avenue South.  The minimum front yard requirement along Girard Avenue is 53.5 feet, 
which is created by the established setback of the adjacent property to the north. The proposed 
addition and the to-be-attached garage would be set back 13 feet from the lot line adjacent to Girard 
Avenue, which requires a variance.  The minimum interior side yard requirement adjacent to the north 
lot line is 7 feet.  The garage is set back 5.5 feet from the north lot line.  In order to attach it to the 
dwelling, a variance is required to reduce the yard requirement. 

PUBLIC COMMENTS. A letter from the Lynnhurst Neighborhood Association was received and is 
attached to this report.  Any additional correspondence received prior to the public meeting will be 
forwarded on to the Board of Adjustment for consideration.  

ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for 1) 
a variance to reduce the established front yard requirement adjacent to Girard Avenue South from 53.5 
feet to 13 feet to allow the addition and connection to the existing garage and 2) a variance to reduce 
the north interior side yard requirement from 7 feet to 5.5 feet to allow the to-be-attached garage, 
based on the following findings: 
 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

Both variances:  Practical difficulties exist in complying with the ordinance due to circumstances 
unique to the property.  The property is a through lot with two required front yards.  The minimum 
front yard requirements are 53.5 feet adjacent to Girard Avenue and 46.5 feet adjacent to West 
Minnehaha Parkway. The required yards, including the side yards, cover 80 percent of the subject 
property.  The existing 20.5 foot by 22.5 foot garage is set back 13 feet from Girard Avenue and 5.5 
feet from the north lot line.   
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2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

Both variances:  In general, yard controls are established to provide for the orderly development 
and use of land and to minimize conflicts among land uses by regulating the dimension and use of 
yards in order to provide adequate light, air, open space and separation of uses.  The proposal 
would comply with all other yard requirements and with all other district regulations, including 
maximum floor area ratio, height, lot coverage and impervious surface.  The new construction 
would be located between the existing dwelling and garage.  The front setback of the garage is in 
line with the setback of the garage on the adjacent property to the north. The existing side yard 
setback of the garage is 5.5 feet and will not be reduced.  The proposal will have minimal impacts on 
the adjacent properties access to light, air and open space.  The request is reasonable and consistent 
with the intent of the ordinance and the comprehensive plan. 
 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

Both variances:  The granting of the variance would not affect the character of the area or be 
injurious to the use or enjoyment of other property in the vicinity. The new construction would be 
located between the existing dwelling and garage.  The front setback of the garage matches the 
setback of the garage on the adjacent property to the north. On this block, all garages are located 
on the Girard Avenue side of the block.  Three of the 10 properties on the block already have 
attached garages.  The existing side yard setback of the garage is 5.5 feet and will not be reduced.  
The proposal will have minimal impacts on the adjacent properties access to light, air and open 
space.  The design of the addition will be compatible with the existing structure and will match the 
stucco exterior and trim and gable elements.  If granted, the proposed variance will not be 
detrimental to the health, safety or welfare of the public or those utilizing the property provided the 
proposed addition is constructed to current building codes.  

 

RECOMMENDATIONS 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the Board of 
Adjustment adopt the above findings and approve the application for a variance to reduce the 
established front yard requirement adjacent to Girard Avenue South from 53.5 feet to 13 feet to allow 
the addition and connection to the existing garage for the property located at 1402 West Minnehaha 
Parkway, subject to the following conditions: 

1. Approval of the final site, elevation and floor plans by the Department of Community Planning 
and Economic Development. 
 

2. All site improvements shall be completed by March 5, 2017, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 
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Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the Board of 
Adjustment adopt the above findings and approve the application for a variance to reduce the north 
interior side yard requirement from 7 feet to 5.5 feet to allow the to-be-attached garage for the 
property located at 1402 West Minnehaha Parkway, subject to the following conditions: 

1. Approval of the final site, elevation and floor plans by the Department of Community Planning 
and Economic Development. 
 

2. All site improvements shall be completed by March 5, 2017, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

 
ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Photos 
4. Site survey/Site plan 
5. Floor plans 
6. Building elevations 
7. Correspondence 
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To Whom It May Concern: 
 
Please accept our statement of proposed use and description for the application to 
put an addition onto our home at 1402 W Minnehaha Parkway, Minneapolis.   
 
The project is a one level addition that will connect the house to the existing garage.  
It will add approximately 400 square feet to the footprint of the property and will 
provide the additional storage and living space for our family.   The project will 
include enlarging the kitchen, adding a main level family room and mudroom, in 
addition adding a ½ bath.  
 
The project will provide similar architecture features of our 100 year old home, 
matching the stucco, trim and gables.  In addition, we hope to repurpose some of the 
existing windows from the east facing view into our new space.   
 
We believe our addition upholds the integrity of this lovely neighborhood, while 
providing our home some enhanced features that are customary in today’s homes.  
 
Sincerely,  
 
 
Amy M Wiffler 
 



To Whom It May Concern: 
 
1402 W Minnehaha Pkwy, MPLS- East Facing Variance  
 
1.  We are requesting a variance to the 25 ft “front yard” set back (east facing).  Our 
garage sits approximately 6 feet from “front yard” set back, 10 feet from the 
property line– Girard Avenue.     
 
Given we have “front yards” on 3 sides of our home; this particular code does not 
make it practical for us to meet the requirements given our unique lot situation.   
 
2. The project will provide similar architecture features of our 100 year old home, 
matching the stucco, trim and gables.  In addition, we hope to repurpose some of the 
existing windows from the east facing view into our new space.   These 
enhancements are reasonable and are in spirit of the ordinance.  
 
3.  We believe our addition upholds the integrity of this lovely neighborhood, while 
providing our home some enhanced features that are customary in today’s homes.  
 
 
Thank you in advance for your consideration.  
 
Sincerely,  
 
 
Amy M Wiffler 
 
 
In addition, we are requesting a variance to the 25 ft “front yard” set back (east 
facing).  Our garage sits approximately 6 feet from “front yard” set back, 10 feet 
from the property line– Girard Avenue.     
 



To Whom It May Concern: 
 
1402 W Minnehaha Pkwy, MPLS – North Facing Variance 
 
1. We are requesting a variance for the side of our home (north facing).  Our current 
garage is set back 5.63 feet from the lot line, adjacent to our neighbors.  We propose 
to continue the line from the garage when connecting the addition to our house.   
This will not disrupt any current fence line between our properties. 
 
Given we have “front yards” on 3 sides of our home; this particular code does not 
make it practical for us to meet the requirements given our unique lot situation.   
 
2. The project will provide similar architecture features of our 100 year old home, 
matching the stucco, trim and gables.  In addition, we hope to repurpose some of the 
existing windows from the east facing view into our new space.   These 
enhancements are reasonable and are in spirit of the ordinance.  
 
3.  We believe our addition upholds the integrity of this lovely neighborhood, while 
providing our home some enhanced features that are customary in today’s homes.  
 
 
Thank you in advance for your consideration.  
 
Sincerely,  
 
 
Amy M Wiffler 
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¹

NAME OF APPLICANT
Amy Wiffler

1402 W Minnehaha Pkwy BZZ-7025
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Text Box
Area within red box is the approximate buildable area of the site outside of the required yards.





South ElevaƟon -- View A                                  Scale 3/16” = 1’-0”     1.18.2015



East ElevaƟon/SecƟon at AddiƟon -- View B                                  Scale 3/16” = 1’-0”     1.18.2015





North ElevaƟon -- View D                                  Scale 3/16” = 1’-0”     1.18.2015
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