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LAND USE APPLICATION SUMMARY 

Property Location: 1800 East 52nd Street 

Project Name:  1800 East 52nd Street Detached Garage 

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

Applicant: Jennifer Roelke 

Project Contact:  Ken Nelson, Hoffman Weber Construction 

Request:  To construct a detached garage accessary to a single-family dwelling. 

Required Applications: 

Variance 
To reduce the minimum front yard requirement on a reverse corner lot 
adjacent to 18th Avenue South from 30 feet to 3 feet to allow a detached 
garage and to 0 feet to allow a retaining wall not retaining natural grade. 

Variance To allow the garage to be located 2.75 feet from habitable space of a 
dwelling. 

Variance To allow a garage to be located between a dwelling and a street (18th 
Avenue South). 

SITE DATA 

Existing Zoning 
R1A Single-family District 
AP Airport Overlay District 
SH Shoreland Overlay District 

Lot Area 5,055 square feet  

Ward(s) 11 

Neighborhood(s) Hale/Page/Diamond Lake 

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 #4 
October 27, 2016 

BZZ-7973 

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 existing use is a single-family dwelling.  The 
existing 2-story dwelling was moved onto the subject property in 1960. There is an existing 18.5 foot by 
22 foot detached garage located in the northwest corner adjacent to 18th Avenue that was permitted for 
construction in 1961. The site has frontage on two streets (18th Avenue South and 52nd Street East) and 
is a reverse corner lot.  The underlying platted lots are oriented east to west, which results in the front 
lot line adjacent to 18th Avenue.  Although 18th Avenue is the true front of the property, both the house 
and the garage face and are accessed from 52nd Street.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding properties are 
predominately single-family dwellings.  The subject site is located one block from Lake Nokomis. 

PROJECT DESCRIPTION. The applicant is proposing to remove the existing garage and replace it 
with a new detached, 22 foot by 22 foot garage.  The new garage would be located in approximately the 
same location as the existing garage.  All detached accessory structures are required to be located at 
least 6 feet from habitable space of a dwelling.  The proposed garage would be 2.75 feet from the 
residential structure.  The garage is also required to be located entirely to the rear of the principal 
residential structure, but would be located between the dwelling and 18th Avenue.  The minimum front 
yard requirement along 18th Avenue is equal to the setback created by the established setback of the 
adjacent property to the north by a line joining the part of the building nearest to the front lot line or 20 
feet, whichever is greater. The structure to the north is set back 30 feet, therefore the established 
setback requirement applies.  Variances are required to reduce the front yard requirement, to allow the 
garage to be located closer than 6 feet from habitable space of a dwelling, and to allow it to be located 
between the dwelling and the street.  The applicant is also proposing to infill the grade between an 
existing retaining wall and the new west wall of the garage.  A new retaining wall would be constructed 
parallel to the front, south wall of the garage.  Because the new retaining wall would not be retaining 
natural grade, it is not a permitted obstruction and also requires a variance to reduce the minimum 
front yard requirement.   

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 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for 1) 
a variance to reduce the minimum front yard requirement on a reverse corner lot adjacent to 18th 
Avenue South from 30 feet to 3 feet to allow a detached garage and to 0 feet to allow a retaining wall 
not retaining natural grade, 2) a variance to allow the garage to be located 2.75 feet from habitable 
space of a dwelling, 3) a variance to allow a garage to be located between a dwelling and a street (18th 
Avenue South) 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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All variances:  Practical difficulties exist in complying with the ordinances due to circumstances 
unique to the property.  There are limited options where a garage can be located.  The site is a 
reverse corner lot with front yards required along 18th Avenue and 52nd Street.  The proposed 
garage would replace an existing garage in nearly the same location.  The garage width would 
increase by 3.5 feet.  The existing garage is located entirely in the front yard adjacent to 18th 
Avenue, is 2.75 feet from habitable space of the dwelling and is located between the dwelling and 
18th Avenue.  The west wall of the new garage would be located one foot closer to the 18th Avenue 
than the existing garage, but would not be any closer to the adjacent residential property to the 
north.  The existing garage has driveway access from 52nd Street.  The new garage would utilize the 
existing driveway.   Constructing a garage more internal to the site, such as in the northeast corner, 
would likely require a new driveway access.  Accessing a garage from 18th Avenue is not practical 
because there is approximately a 4 foot grade change between the subject property and the public 
sidewalk.  The 4 foot grade change between the existing retaining wall adjacent to the public 
sidewalk and the garage has become a safety concern for the property owners.  They are proposing 
to infill the narrow space to address these concerns.  To retain the new grade, which would be at 
the same grade as the adjacent sidewalk, the applicant is proposing to install a retaining wall in line 
with the front of the new garage. 

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. 

All 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 intent of the 
separation requirement is to provide adequate separation between detached accessory structures 
and dwellings.  The intent of the location requirement for garages is to ensure that the structure 
appears subordinate to the principal dwelling and to reinforce the traditional character of residential 
neighborhoods.   

The applicant is proposing to replace the existing garage with a new garage in approximately the 
same location of the site and utilize the existing driveway.  The new garage would be 3.5 feet wider 
than the existing garage.  It would be one foot closer to 18th Avenue as well, but would maintain the 
same 4 foot setback from the north lot line and 2.75 feet of separation from the dwelling as the 
existing garage.  The height is also approximately the same.  Although the garage location interrupts 
the established front yard setback of the block, the garage would be constructed at a lower 
elevation.  The new retaining wall would support infill between the existing retaining wall (to be 
removed) and garage that currently presents safety concerns.  The infill would match the grade level 
of the adjacent public sidewalk.  The applicant is proposing landscaping along the retaining wall.  To 
soften the impact of the garage along the street and from the adjacent property, CPED staff is also 
recommending that a landscape buffer be established between the garage and the front and side lot 
lines.  With the adoption of the staff recommendation, 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. 

All variances:  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 surrounding uses are 
predominantly single-family dwellings.  The applicant is proposing to replace the existing garage with 
a new garage in approximately the same location of the site and utilize the existing driveway.  The 
new garage would be 3.5 feet wider than the existing garage.  It would be one foot closer to 18th 
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Avenue as well, but would maintain the same 4 foot setback from the north lot line and 2.75 feet of 
separation from the dwelling as the existing garage.  The height is also approximately the same.  
Although the garage location interrupts the established front yard setback of the block, the garage 
would be constructed at a lower elevation.  The new retaining wall would support infill between the 
existing retaining wall (to be removed) and garage that currently presents safety concerns.  The infill 
would match the grade level of the adjacent public sidewalk.   The design of the garage would be 
compatible with the design of the dwelling.  The roof pitches and exterior materials would match.  
The dwelling is proposed to be re-clad with lap siding.  The applicant is proposing landscaping along 
the retaining wall.  To soften the impact of the garage along the street and from the adjacent 
property, CPED staff is also recommending that a landscape buffer be established between the 
garage and the front and side lot lines.  If granted, the proposed variances will not be detrimental to 
the health, safety or welfare of the public or those utilizing the property provided the proposed 
garage and retaining wall are constructed to current building codes. 

Additional Standards for Variances within the SH Shoreland Overlay District 

In addition, the Zoning Board of Adjustment shall consider, but not be limited to, the following factors 
when considering conditional use permit or variance requests within the SH Shoreland Overlay District: 

1. Prevention of soil erosion or other possible pollution of public waters, both during and after construction. 

The site is near Lake Nokomis.  Due to the scope of the project, minimal excavation is expected 
and impacts on the existing grade and soil would not be significant to create erosion control issues.  
The retaining wall and new garage would support the grade between the public sidewalk and the 
subject property.  Landscaping would also be installed post-construction. 

1. Limiting the visibility of structures and other development from protected waters.  

All construction would occur on the west side of the site, farthest away from the lake.  The 
retaining wall and garage would not be visible because of existing development, topography, and 
vegetation.  

2. The suitability of the protected water to safely accommodate types, uses and numbers of watercraft that the 
development may generate.  

This standard is not applicable for the proposed development. 

 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the applications by Jennifer Roelke for the property located 
at 1800 East 52nd Street: 

A. Variance to reduce the front yard requirement. 

Recommended motion: Approve the variance to reduce the minimum front yard requirement 
on a reverse corner lot adjacent to 18th Avenue South from 30 feet to 3 feet to allow a 
detached garage and to 0 feet to allow a retaining wall not retaining natural grade, subject to the 
following conditions: 

1. Landscaping shall be installed between the garage and the north and west lot lines. 

2. Approval of the final site and elevation plans by the Department of Community Planning and 
Economic Development. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH551OVDI_ARTVISHSHOVDI_551.490COUSVA


Department of Community Planning and Economic Development 
BZZ-7973 

 

 

 
5 

3. All site improvements shall be completed by October 27, 2018, unless extended by the 
Zoning Administrator, or the permit may be revoked for non-compliance. 

B. Variance to allow the garage to be located less than 6 feet from habitable space of a 
dwelling. 

Recommended motion: Approve the variance to allow the garage to be located 2.75 feet from 
habitable space of a dwelling, subject to the following conditions: 

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

2. All site improvements shall be completed by October 27, 2018, unless extended by the 
Zoning Administrator, or the permit may be revoked for non-compliance. 

C. Variance to allow the garage to be located between a dwelling and a street. 

Recommended motion: Approve the variance to allow a garage to be located between a 
dwelling and a street (18th Avenue South), subject to the following conditions: 

1. Landscaping shall be installed between the garage and the north and west lot lines. 

2. Approval of the final site and elevation plans by the Department of Community Planning and 
Economic Development. 

3. All site improvements shall be completed by October 27, 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. Site survey  
4. Site plan 
5. Building elevations 
6. Photos 
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