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End of 60-Day Decision Period August 25, 2015 End of 120-Day Decision Period Not applicable 

 

  

 

 

LAND USE APPLICATION SUMMARY 

Property Location: 4452 Zenith Avenue South 
Project Name:  4452 Zenith Avenue South Rear Addition 
Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 

Applicant:  Laurie McGilvray and Tim Schwappach 

Project Contact:   Pat Mackey, Mackey Malin Architects 

Request:  An addition, including a two-car garage, to a single-family dwelling. 

Required Applications: 

Variance  
To reduce the minimum front yard requirement adjacent to West 45th 
Street on a reverse corner lot from 20 feet to 13.3 feet to allow an 
attached garage addition. 

SITE DATA 

Existing Zoning R1A Single-Family District 

Lot Area 5,983 square feet 

Ward(s) 13 

Neighborhood(s) Linden Hills Neighborhood Council 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features Not applicable 

Small Area Plan(s) Not applicable 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property is 5,983 square feet in area with 
no alley access.  The existing use is a single-family dwelling.  The existing dwelling was permitted for 
construction in 1914. The subject property is a reverse corner lot with frontage along Zenith Avenue 
South and 45th Street West. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding properties are 
predominately single-family dwellings. 

PROJECT DESCRIPTION. The applicant is proposing to construct an addition to the existing single-
family dwelling located at 4452 Zenith Avenue South.  The addition would include a 2-car garage with a 
half-story above. It would be connected by a breezeway link to the screen porch with a roof deck above 
that was previously approved in January.  At the time the screen porch was approved, the garage was 
proposed to be detached.  The footprint of the garage would be approximately 22 feet, 8 inches by 28 
feet, 4 inches.  The subject property is a reverse corner lot with front yard requirements imposed along 
both street frontages.  The minimum front yard requirement along 45th Street West is 20 feet. The 
proposed addition would be 13 feet, 4 inches from the lot line adjacent to 45th Street, which requires a 
variance.   

Because the habitable space above the garage would contain a kitchen, this space is subject to the 
requirements for an accessory dwelling unit (ADU).  Before a building permit can be obtained to allow 
the addition, the applicant must complete the administrative review process to allow the ADU.   

RELATED APPROVALS. The applicant is still proposing to proceed with the screen porch that was 
approved earlier this year.  No changes are proposed to that part of the addition. 

Planning Case # Application Description Action 

BZZ-6913 Yard variance Screen porch addition Approved at the 
1/8/15 BOA meeting 

PUBLIC COMMENTS. As of the writing of this report, staff has not received any correspondence 
from the neighborhood group.  Any 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 a 
variance to reduce the minimum front yard requirement adjacent to West 45th Street on a reverse 
corner lot from 20 feet to 13.3 feet to allow an attached garage addition 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. 

Practical difficulties exist in complying with the ordinance due to circumstances unique to the 
property.  The property is a reverse corner lot with two required front yards and is only 42 feet 
wide.  The minimum required front yard adjacent to 45th Street is 20 feet.  Including the required 6 

http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcms1p-135895.pdf
http://www.minneapolismn.gov/meetings/zba/WCMS1P-136011
http://www.minneapolismn.gov/meetings/zba/WCMS1P-136011
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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foot interior side yard, the buildable area of the subject property is only 16 feet wide.  The existing 
subject dwelling is set back up to 9 feet from the lot line adjacent to 45th Street.  The adjacent 
dwelling to the west is set back only 4.5 feet from the front lot line.  While the zoning code requires 
a greater front yard for an established set back greater than the district requirement, it does not 
authorize a lesser yard when the established setback is less than the district requirement. 

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. 

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 addition 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 existing subject dwelling is set back up to 9 feet 
from the lot line adjacent to 45th Street, but the addition is proposed to be setback 13 feet, 4 
inches.  Because the site is a reverse corner lot, the zoning code authorizes a reduced setback for a 
detached garage from the corner side lot line.  It can be no closer to the side lot line adjacent to the 
street than a distance equal to 2/3rds of the depth of the required front yard of the adjacent 
property to the rear, or 13 feet, 4 inches for this property.  The proposed addition would be 16 feet 
tall as measured to the midpoint of the half-story roof, which is not any taller than allowed for a 
detached garage.  Also, the adjacent dwelling to the west is set back only 4.5 feet from the front lot 
line along 45th Street.  The proposal would have little effect 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. 

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. As described above, the adjacent home on the 
neighboring lot to the west is located closer to 45th Street than the existing dwelling and proposed 
addition.  The proposed addition would be located no closer to the corner side lot line than allowed 
for a detached garage and it would be 16 feet tall as measured to the midpoint of the half-story roof, 
which is not any taller than allowed for a detached garage.  The design of the addition would be 
compatible with the existing structure.  The primary exterior material of the addition would be 
stucco to match the existing dwelling.  The primary roof pitches would match as well.  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 

The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the application(s) by Laurie McGilvray and Tim Schwappach 
for the property located at 4452 Zenith Avenue South: 

A. Variance of the minimum front yard requirement. 

Recommended motion: Approve the application for a variance to reduce the minimum front 
yard requirement adjacent to West 45th Street on a reverse corner lot from 20 feet to 13.3 
feet to allow an attached garage addition, subject to the following conditions: 
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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 July 30, 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. Site survey  
4. Site plan 
5. Photos 
6. Floor plans 
7. Building elevations 
8. Public comments 
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