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LAND USE APPLICATION SUMMARY              

Property Location: 4808 31st Avenue South 
Project Name:  4808 31st Avenue South Addition 
Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 

Applicant:  Patrick McCann 

Project Contact:   Patrick McCann 

Request:  To allow an addition to a single-family dwelling. 
Required Applications: 

Variance  To reduce the established front yard requirement adjacent to 31st Avenue 
South to 26.6 feet. 

 

SITE DATA 
 

Existing Zoning R1A Single-Family District 
AP Airport Overlay District 

Lot Area 4,293 square feet 
Ward(s) 11 
Neighborhood(s) Nokomis East Neighborhood Association  
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 #6 
October 27, 2016 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The existing use, a single-family dwelling, was 
permitted for construction in 1948.  The site is not adjacent to a public alley. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding uses in the 
immediate area are predominantly single-family dwellings.  

PROJECT DESCRIPTION. The applicant is proposing to construct a 1 ½ story addition with an 
open porch to the front of the single-family dwelling located at the property of 4808 31st Avenue South.  
The minimum front yard requirement along 31st Avenue is equal to the setback created by the 
established setback of the adjacent properties to the north and south by a line joining those parts of 
both buildings nearest to the front lot line or 20 feet, whichever is greater. The structure to the north is 
set back 20 feet and the structure to the south is set back 30.5 feet, therefore the established setback 
requirement applies.  The proposed front wall of the addition would be located up to 26.6 feet from the 
front lot line, which extends in front of the established setback line.  A variance is required to reduce 
the minimum front yard requirement.  The open porch would also extend into the required front yard, 
but is a permitted obstruction. 

Upon approval of the variance and before building permits can be obtained, the plans will need to show 
how the proposal would comply with the applicable noise attenuation requirements of the AP Airport 
Overlay District standards. 

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 established front yard requirement adjacent to 31st Avenue South to 26.6 feet to 
allow an addition to a single-family dwelling, 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. 

The proposed 1 ½-story addition would be located up to 26.6 feet from the front lot line, which 
extends in front of the established setback line.  Practical difficulties exist in complying with the 
ordinance due to circumstances unique to the property that were not created by the applicant.  The 
established setback line is angled across the front of the property because the dwelling to the north 
is setback 20 feet and the dwelling to the south is setback 30.5 feet.  The size of the subject 
property is smaller than the typical 5,000 square foot residential lot in Minneapolis.  The depth is 
also shallower (89.5 feet versus the typical 125 foot depth).  To preserve more open space in the 
backyard, the applicant is proposing a modest addition to the front of the dwelling that would result 
in a small encroachment into the required front yard.   

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH551OVDI_ARTXVAPAIOVDI_551.1150NOAT
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH551OVDI_ARTXVAPAIOVDI_551.1150NOAT
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html%23MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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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. 

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 a modest 
addition to the front of the dwelling that would result in a small encroachment into the required 
front yard.  The addition steps back resulting in only the corners extending into the required yard 
setback.  It appears that the proposed setback would be in keeping with the average front yard 
setback on the block face.  Because of the small size of the addition, the proposal would not have 
any effect on surrounding property’s 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. The surrounding uses in the immediate area are 
predominantly single-family dwellings.  The applicant is proposing a modest addition to the front of 
the dwelling that would result in a small encroachment into the required front yard.  The addition 
steps back resulting in only the corners extending into the required yard setback.  It appears that 
the proposed setback would be in keeping with the average front yard setback on the block face.  
Because of the small size of the addition, the proposal would not have any impacts on the adjacent 
property’s access to light, air and open space.  The design of the addition would be compatible with 
the existing structure.  If granted, the proposed variance would 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 by Patrick McCann for the property located 
at 4808 31st Avenue South: 

A. Variance to reduce the minimum front yard requirement. 

Recommended motion: Approve the variance to reduce the established front yard requirement 
adjacent to 31st Avenue South to 26.6 feet to allow an addition to a single-family 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 October 27, 2018, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 
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ATTACHMENTS 

1. Zoning map 
2. Written description and findings submitted by applicant 
3. Site survey/Site plan 
4. Established front yard setback requirement 
5. Existing and proposed floor plans 
6. Building elevations  
7. Photos 
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Souder-McCann Variance Application 
4808 31st Ave S  
Minneapolis, MN 55417 
 
The proposed project is an addition on the front of the house that will consist of a 
mudroom and add to a narrow living room on the main floor. On the upper floor, a 
full bathroom will be added by putting a dormer in the roof. I am requesting a 
variance for the setback from the sidewalk. Small corners of the addition will cross 
the line between the corners of my neighbors finished homes. 
 

1. (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 

The living space in the front of the house is made less usable, because the living room is 
less than 10’ wide.  The house to the north of me extends well beyond the proposed 
addition. While front wall of the house to the south lines up with my house, the covered 
porch also goes past the proposed addition. If the living room was on the north end of 
the house, I would not need a variance to do this project. The unique circumstances of 
the lot and the position of my living room are the reason I need a variance for this 
project. 

Another reason why the front addition makes sense is that the backyard is already very 
small. It extends only about 36’ behind the house, and the garage already takes up a 
large portion of it. There is no alley behind the house. 

2.  (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 first floor addition makes our daily life more practical with the mudroom. With the 
living room we get a more functional, pleasant place to spend time with our family. 
Since the front door currently goes directly into the living room, shoes, coats, and dog 
accessories take up a lot of the space. On top of that, the narrowness of the living room 
makes it an awkward place to gather. Adding 2’ to the living room and the 4’ x 10’ 
mudroom will make the home much more livable and efficient, and I think adding to the 
front is the most practical way to do so. The addition of a bathroom upstairs will also 
make our daily lives easier, and makes sense for the house. In short the additions are 
practical and fit with other homes and the neighborhood.  

I would also note that the current finished square feet around 1250 makes the house 
smaller than most in the neighborhood. 



3. (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 addition will not be closer to the street than either the house to the north or the 
covered porch to the south. I plan to do top quality exterior finish work, renewing and 
beautifying the entire exterior, and improving the character of the house, but in a classic 
style that fits with the neighborhood.  Currently the house is plain, drab, and ugly. The 
proposed work will add classic charm to the exterior. It will add to the asthetic of the 
community, rather than being one of the ugliest houses around. 
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