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LAND USE APPLICATION SUMMARY 

Property Location: 5400 Vincent Ave S 

Project Name:  5400 Vincent Ave Remodel and Addition 

Prepared By: Peter Crandall, City Planner, (612) 673-2247 

Applicant: Nathan and Ann Abel 

Project Contact:  Karen Thompson 

Request:  To allow two additions and a new deck on a single family dwelling. 

Required Applications: 

Variance  
To reduce the minimum front yard requirement for a reverse corner lot along 
Vincent Ave S from 38 feet to 11 feet to allow two bump-out additions and a 
new deck on an existing single-family dwelling. 

SITE DATA 

Existing Zoning 
R1 Single Family District 
SH Shoreland Overlay District 

Lot Area 6,300 square feet  

Ward(s) 13 
Neighborhood(s) Armatage Neighborhood; adjacent to Fulton Neighborhood 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features N/A 

Small Area Plan(s) N/A 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The existing single-family dwelling was permitted for 
construction in 1960. 

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

PROJECT DESCRIPTION. The applicant is proposing to construct two small bump-out additions to 
the East and North facades of the existing single-family dwelling.  Additionally, they will clad a portion of 
the East façade with new material and construct a deck of 64 square feet on the South side of the 
dwelling. 

The lot is considered a reverse corner lot because the adjacent structure to the South fronts along 
Vincent Ave S and has a front yard setback of 38 feet from the property line.  This parcel was originally 
addressed along 57th Street W and thereby the majority of the existing structure sits within the required 
front yard making the site nearly unbuildable without a variance. 

The two bump-out additions are 1 foot 10 inches in depth and are to be constructed within the existing 
roof overhang and would not significantly alter the bulk of the existing building.  The new material 
addition to the East façade would extend it by approximately 4 inches. 

A deck is a permitted obstruction in a required front yard, however, the proposed deck exceeds the 
allowed dimension of 50 square feet and the allowed protrusion of 4 feet into the required yard.  The 
proposed deck is 64 square feet and would be constructed entirely within the required front yard. 

PUBLIC COMMENTS.  To date we have received no formal correspondence or comment on the 
project.  Any additional correspondence received prior to the public meeting will be forwarded on to 
the Zoning Board of Adjustment for consideration.  

ANALYSIS 

YARD VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the minimum front yard requirement for a reverse corner lot along Vincent Ave S 
from 38 feet to 11 feet to allow two bumps outs and a new deck. 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 because of circumstances unique to the 
property.  The property’s current status as a reverse corner lot means that over half of the existing 
parcel is considered a required front yard, thereby rendering it extremely difficult to alter the 
existing structure without 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. 

 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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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 proposed additions would not 
significantly alter the existing structures bulk and will not add any height to the existing building 
thereby having almost no impact on adjacent properties access to light, air or open space.  The 
proposed deck addition will be 13 feet from the sidewalk and 51 feet from the property line to the 
South.  The proposed alterations are reasonable and in keeping with the spirit 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 additions to the existing structure are modest in 
size and architecturally compatible with the building and the surrounding area.  The deck addition 
provides enough separation from the street and adjacent properties so as not to be detrimental to 
the safety and welfare of the general public or those utilizing the property.  Additionally the existing 
garage and retained existing maple tree provide screening of the deck from the property to the 
South. 

 

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

The project will require no excavation or grading that would affect nearby public waters through 
erosion or other possible pollutants. 

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

The proposed exterior work on the existing structure is confined to the within the existing roof 
overhang.  One exterior bump-out is proposed on the North side of the property, facing Minnehaha 
Creek and will not limit any views to or from the creek.  The other proposed bump-out on the East 
façade of the residence is located such that the view to the neighboring property to the South will 
not be interrupted or restricted.  The proposed deck will be less than 2 feet above grade and will 
not interfere with view to or from protected waters. 

3. The suitability of the protected water to safely accommodate the 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 application(s) by Applicant Name for the properties 
located at addresses: 

A. Variance to reduce the minimum front yard requirement. 

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-7882 

 

 

 
4 

Recommended motion: Approve the application to reduce the minimum front yard 
requirement along Vincent Ave S for a reverse corner lot from 38 feet to 11 feet to allow for 
two bump-out additions and a new deck, subject to the following conditions: 

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

2. All site improvements shall be completed by September 15, 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. Survey 
4. Site plan 
5. Plans 
6. Building elevations 
7. Photos 
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Statement of proposed use and description of the project 

 

This project is a residential remodel at 5400 Vincent Ave S, Minneapolis, MN 55410.  New exterior work 

consists of 2 bay window bump‐outs at 1’‐10” projection from current exterior surface, and still within 

the existing roof overhang.  One bump‐out is on the East side of house facing Vincent Avenue, the other 

bump‐out is facing 54th Street South.   New exterior work also includes two areas of wall furring on the 

Eastern elevation facing Vincent Avenue to a projection of 3‐1/2” from the current exterior surface and 

will be clad in new Hardie Panel.  The project will include 5 new windows, of which one will be replacing 

an existing window, all others will be in new framing.   The existing stucco surface will be patched and 

repaired as required.  The basement will get 2 new egress windows and wells, some interior remodeling 

and plumbing rough‐in.  Interior work on the main level will include a kitchen, bedroom and bathrooms 

remodel. 

 



Variance Statement for 5400 Vincent Ave S, Minneapolis, MN 55410 

 

Practical difficulties exist in complying with the ordinance due to the platting of this property and the 

neighboring properties.  The neighboring property to the South was platted facing East, and has a front 

yard setback of 39’‐0”.  The property at 5400 Vincent Ave South was platted to the North and is situated 

on a corner lot.  The current zoning code states that both the North and East sides of this property must 

comply with the front yard setback requirement, which is 38’‐0” from the property line.   

The exterior work proposed for this residential remodel includes (2) bay window bump‐outs, one on the 

North elevation and one on the East elevation.  Also proposed are two areas of exterior wall furring with 

new Hardie panel siding.  The property Owners are also planning a deck off the South side of the 

property that will be constructed in the future.  Stucco will be patched and repaired as required.   

This project attempts to maintain the essential character of the vast majority of houses in the 

neighborhood, and the exterior façade work will have a finished surface that is within the current roof 

overhang.  Since the proposed projections extend less than 2 feet from the current façades, this building 

proposal does not affects views from or to Minnehaha Creek. 

The property owners intend to continue the use of the property as their residence. 



Shoreland Overlay Variance 

 

(1) The prevention of soil erosion or other possible pollution of pulic waters, both during and after 
construction. 

a. 5400 Vincent Ave S is located on a level lot across 54th St from Minnehaha Creek.  No 

significant grading will be changed for this project. 

(2) Limiting the visibility of structures and other development from protected waters. 

a. The proposed exterior work will still be within the boundary of the existing roof 

overhang.  One exterior bump‐out is proposed on the North side of the property, facing 

Minnehaha Creek and will not limit any views to or from the creek.  The other proposed 

bump‐out on the East façade of the residence is located such that the view to the 

neighboring property to the South will not be interrupted or restricted.  The proposed 

future deck will be less than 2’‐0” above grade and will not interfere with views from 

any direction. 

(3) The suitability of the protected water to safely accommodate the types, uses and numbers of 

watercraft that the development may generate. 

a. The proposed project is located across 54th Street from Minnehaha Creek, it will not 

affect any watercraft or the ability to use or access the creek. 
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5400 Vincent Ave S, Minneapolis, MN 55410 Property Photos
View of 5400 Vincent Ave S, 55410 as 
seen from 54th Ave South to include 
the neighboring property to the West.  
Proposed bay window bump-out on 
this elevation will be to the right of the 
existing screen porch.

View of the South side of the property, 
where the proposed deck will be 
located off the residence’s exit.

View of the East side of the property, 
as seen from Vincent Ave S to include 
the neighboring property to the South.

View of the East side of the property, 
as seen from Vincent Ave S.  Proposed 
bay window bump out on this elevation 
will be just to the left of the screen 
porch.  
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