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LAND USE APPLICATION SUMMARY 

Property Location: 401 33rd Avenue North 

Project Name:  401 33rd Avenue North Addition and Detached Garage 

Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 

Applicant: Kathryn Hill 

Project Contact:  Kathryn Hill 

Request:  To construct an addition to a two-family dwelling and a detached garage. 

Required Applications: 

Variance  To reduce the minimum front yard requirement adjacent to 4th Street 
North from 20 feet to 9.2 foot to allow an addition to the dwelling. 

Variance To reduce the minimum interior side yard requirement adjacent to the 
south side lot line from 5 feet to 1.5 feet to allow a detached garage. 

Variance To increase the maximum amount of allowed lot coverage from 45 percent 
to 53.7 percent. 

Variance To increase the maximum amount of allowed impervious surface from 60 
percent to 64.9 percent. 

SITE DATA 

Existing Zoning R2B Two-family Residence District 

Lot Area 3,597 square feet  

Ward(s) 4 

Neighborhood(s) McKinley 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features Not applicable 

Small Area Plan(s) Not applicable 

 

  

CPED STAFF REPORT 
Prepared for the Zoning Board of Adjustment 

BOA Agenda Item #2 
September 29, 2016 

BZZ-7859 

mailto:janelle.widmeier@minneapolismn.gov
http://www.ci.minneapolis.mn.us/cped/planning/cped_midtown-greenway
http://www.ci.minneapolis.mn.us/cped/planning/cped_midtown-greenway
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property is 3,597 square feet in area with 
no alley access.  It is a reverse corner lot with frontage on 33rd Avenue and 4th Street North.  The 
existing use is a two-family dwelling.  The existing dwelling was permitted for construction in 1892. A 
parking pad is currently located on the property with access from 4th Street.  Permit records indicate 
that an 18 foot by 18 foot garage was located on the property at one time.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding properties are 
predominantly low density residential uses to the north, west and south.  Cityview Community School is 
located across 4th Street.  A two-family dwelling is located directly south of the subject site. 

PROJECT DESCRIPTION. The applicant is proposing to construct a detached 672 square foot 
garage accessary to the existing two-family dwelling.  The garage would be located in the southwest 
corner of the property where the existing parking pad is located.  The driveway access from 4th Street 
would be widened.  The applicant is also proposing to enclose the first floor open front porch facing 4th 
Street and remove a 10 foot by 16 foot one-story section at the rear of the dwelling.   

The subject property is a reverse corner lot with front yard requirements imposed along both street 
frontages.  The minimum front yard requirement along 4th Street West is 20 feet. The proposed 
addition would be 9.2 feet from the lot line adjacent to 4th Street, which requires a variance. 

The minimum interior side yard requirement along the south lot line is 5 feet.  The proposed garage 
would be set back 1.5 feet.  A variance is required. 

As proposed, the lot coverage on the site would be 53.7 percent and the impervious surface coverage 
on the site would be 64.9 percent.  The maximum allowed in the R2B district is 45 and 60 percent 
respectively.  Variances are required.     

If the variances are approved, the applicant will also need to obtain approvals to widen the curb cut 
from Public Works and to administratively increase the height of the garage before a building permit can 
be obtained. 

PUBLIC COMMENTS. No correspondence has been received from the neighborhood group. Any 
correspondence received prior to the public meeting will be forwarded on to the Zoning Board of 
Adjustment for consideration.  

ANALYSIS 

YARD VARIANCES 
The Department of Community Planning and Economic Development has analyzed the application for 1) 
a variance to reduce the minimum front yard requirement adjacent to 4th Street North from 20 feet to 
9.2 foot to allow an addition to the dwelling and 2) a variance to reduce the minimum interior side yard 
requirement adjacent to the south side lot line from 5 feet to 1.5 feet to allow a detached 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. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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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 3,597 
square feet in area.  The required yards cover over 70 percent of the subject property and the 
remaining building area is only 14 feet wide.  The applicant is proposing to enclose an existing open 
porch on the first floor that encroaches into the front yard that is set back 9.2 feet from the lot line 
adjacent to 4th Street.  The applicant is also proposing to construct a detached garage.  The site does 
not have alley access.  The garage would be constructed in the same location as the existing parking 
pad, which is set back one foot from the south lot line.  The garage would be under the maximum 
size allowed. Shifting the garage to the north to comply with the side yard setback would result in 
less than 6 feet of separation from the dwelling, which also requires a variance. 

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 applicant is proposing to enclose 
an existing open porch on the first floor that encroaches into the front yard that is set back 9.2 feet 
from the lot line adjacent to 4th Street.  There is an existing enclosed porch above the proposed 
addition.  The applicant is also proposing to construct a detached garage 1.5 feet from the south lot 
line.  The proposed location allows the garage to be 6 feet from the subject dwelling.  It would be 
approximately the same setback from the south lot line as the existing parking pad.  The adjacent 
dwelling to the south is set back over 20 feet from the shared lot line.  The garage and addition 
would have no effect on the adjacent property’s access to light and air.  The requests are 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 variances would not affect the character of the area or be injurious to the use or 
enjoyment of other property in the vicinity. The adjacent dwelling to the south is set back over 20 
feet from the shared lot line and 18.6 feet from the lot line adjacent to 4th Street.  The addition and 
garage would be clad in vinyl lap-siding to match the existing siding on the dwelling.  The design of 
the addition and the garage would be compatible with the existing dwelling.  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 and garage are constructed to current building codes. 

LOT COVERAGE AND IMPERVIOUS SURFACE VARIANCES 
The Department of Community Planning and Economic Development has analyzed the application for 1) 
a variance to increase the maximum amount of allowed lot coverage from 45 percent to 53.7 percent 
and 2) a variance to increase the maximum amount of allowed impervious surface from 60 percent to 
64.9 percent 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 site is a smaller than average-sized residential lot in Minneapolis.  The existing lot 
coverage is 37.7 percent and the existing impervious surface coverage is 61.8 percent.  The applicant 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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is proposing to construct a detached garage where a parking pad is currently located.  As proposed, 
the net increase to the lot coverage would be 575 square feet and the net increase to the 
impervious surface coverage would be 113 square feet.  The garage would not exceed the maximum 
size allowed.  The applicant has indicated that a 672 square foot garage is proposed for additional 
storage because the existing dwelling does not have a basement. 

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. 

The maximum lot coverage requirements are established to preserve open space in residential and 
office residential districts.  The maximum impervious surface requirements are established to 
provide benefits from landscaping including buffers between uses, on-site retention of stormwater, 
and preserving the residential character of an area.  The applicant is requesting variances to increase 
the maximum allowed lot coverage and impervious surface coverage to allow a detached garage. 
Currently there is no enclosed parking on the site.  As proposed, the net increase to the lot 
coverage would be 575 square feet and the net increase to the impervious surface coverage would 
be 113 square feet.  To minimize the increase in impervious surface, the garage would replace an 
existing parking pad.  A rear section of the dwelling would be removed to minimize the increase to 
the lot coverage.  Because the adjacent dwellings are over 20 feet from the proposed garage 
location, impacts to open space between properties should be minimal.  The proposed placement of 
the garage would be slightly recessed from the dwelling to retain open space along 4th Street.  The 
proposed driveway width is 25 feet.  The proposed width of the garage door is 16 feet.  CPED staff 
is recommending that the Board of Adjustment require the applicant to reduce the width of the 
driveway to at least 20 feet to further minimize the increase of impervious surfaces.  This would be 
a reduction of approximately 50 square feet which is reflected in the staff recommendation.  Staff is 
also recommending that the applicant explore ways to retain stormwater on-site, such as planting a 
tree(s).  Given the small size of the lot and with the adoption of the staff recommendation, 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. 

With the adoption of the staff recommendation, 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 
applicant is requesting variances to increase the maximum allowed lot coverage and impervious 
surface coverage to allow a 672 square foot detached garage.  Detached garages are common in the 
immediate area.  Permit records indicate that an 18 foot by 18 foot garage was previously located 
on the property.  The proposed placement of the garage would be slightly recessed from the 
dwelling to retain open space along 4th Street.  However, CPED staff would note that the proposed 
garage would noticeably add more building bulk to the small site.  With the separation from adjacent 
dwellings (over 20 feet to the south and west), stormwater runoff for adjacent properties should 
also not be an issue.  CPED staff is recommending that the applicant explore ways to retain 
stormwater on-site, such as planting a tree(s).  Because the proposed driveway width is 25 feet and 
the proposed width of the garage door is 16 feet, CPED staff is also recommending that the Board 
of Adjustment require the applicant to reduce the width of the driveway to at least 20 feet to 
further minimize the increase of impervious surfaces.  This would be a reduction of approximately 
50 square feet which is reflected in the staff recommendation.  If granted, the proposed variances 
would not be detrimental to the health, safety or welfare of the public or those utilizing the 
property. 
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RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the applications by Kathryn Hill for the property located at 
401 33rd Avenue North: 

A. Variance to reduce the front yard requirement. 

Recommended motion: Approve the variance to reduce the minimum front yard requirement 
adjacent to 4th Street North from 20 feet to 9.2 foot to allow an addition to the dwelling, 
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 September 29, 2018, unless extended by the 
Zoning Administrator, or the permit may be revoked for non-compliance. 

B. Variance to reduce the interior side yard requirement. 

Recommended motion: Approve the variance to reduce the minimum interior side yard 
requirement adjacent to the south side lot line from 5 feet to 1.5 feet to allow a detached 
garage, 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 September 29, 2018, unless extended by the 
Zoning Administrator, or the permit may be revoked for non-compliance. 

C. Variance to increase maximum allowed impervious surface. 

Recommended motion: Approve the variance to increase the maximum amount of allowed 
impervious surface from 60 percent to 63.5 percent, 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 September 29, 2018, unless extended by the 
Zoning Administrator, or the permit may be revoked for non-compliance. 

3. The driveway shall be reduced to at least 20 feet in width. 

4. The applicant shall explore ways to retain stormwater runoff on-site. 

D. Variance to increase maximum allowed lot coverage. 

Recommended motion: Approve the variance to increase the maximum amount of allowed lot 
coverage from 45 percent to 53.7 percent, 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 September 29, 2018, unless extended by the 
Zoning Administrator, or the permit may be revoked for non-compliance. 

ATTACHMENTS 

1. Zoning map 
2. Written description and findings submitted by applicant 
3. Existing survey 
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4. Proposed site plan 
5. Existing floor plan 
6. Proposed floor plans 
7. Building elevations 
8. Photos 
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LICENSE NO.

DATE

S1

JULY 13, 2016

Minnetonka, Minnesota  55345

Phone (952) 474-7964

5300 South Hwy. No 101

Web: www.advsur.com

SHEET 1 OF 1

20100

JULY 13, 2016

AUGUST 5, 2016

LEGAL DESCRIPTION:
The East 39 feet of  Lots 1 and 2, Block 32, BAKER'S 4TH ADDITION, Hennepin
County, Minnesota.

SCOPE OF WORK & LIMITATIONS:
1. Showing the length and direction of  boundary lines of  the legal description listed

above.  The scope of  our services does not include determining what you own,
which is a legal matter.  Please check the legal description with your records or
consult with competent legal counsel, if  necessary, to make sure that it is correct
and that any matters of  record, such as easements, that you wish to be included on
the survey have been shown.

2. Showing the location of  observed existing improvements we deem necessary for
the survey.

3. Setting survey markers or verifying existing survey markers to establish the
corners of the property.

4. Note that all building dimensions and building tie dimensions to the property lines,
are taken from the siding and or stucco of the building.

5. While we show a proposed location for the garage, we are not as familiar with
your proposed plans as you, your architect, or the builder are.  Review our
proposed location of  the improvements carefully to verify that they match your
plans before construction begins.  Also, we are not as familiar with local codes and
minimum requirements as the local building and zoning officials in this
community are.  Be sure to show this survey to said officials, or any other officials
that may have jurisdiction over the proposed improvements and obtain their
approvals before beginning construction or planning improvements to the property.

STANDARD SYMBOLS & CONVENTIONS:
"●" Denotes iron survey marker, set, unless otherwise noted.

# 42379

Thomas M. Bloom

LEGEND
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