
Department of Community Planning and Economic Development 
Conditional Use Permit 

BZZ – 6325 
 
Date:  February 19, 2014 
 
Address of Property: 110 Bank Street 
 
Applicant:  La Rive Condominium Association 
 
Project Name:  La Rive Boiler Flue and Screening 
 
Contact Person and Phone:  Paul May, Miller Dunwiddie Architecture (612-278-7712) 
 
CPED Staff and Phone:  Janelle Widmeier (612-673-3156) 
 
Date Application Deemed Complete:  October 28, 2013 
 
End of 60-Day Decision Period:  December 27, 2013 
 
End of 120-Day Decision Period:  On November 15, 2013, staff sent a letter to the applicant 
extending the decision period to February 25, 2014.  On January 27, 2014, the applicant authorized an 
extension of the decision period to April 11, 2014.  
 
Ward:  3 Neighborhood Organization:  Nicollet Island—East Bank Neighborhood Association 
 
Existing Zoning: C3A Community Activity Center District, PO Pedestrian Oriented Overlay District, 
SH Shoreland Overlay District, and MR Mississippi River Critical Area Overlay District 
 
Proposed Zoning:  Not applicable 
 
Zoning Plate Number:  14 
 
Legal Description:  Not applicable 
 
Proposed Use: Installation of boiler flue and screening on the building. 
 
Concurrent Review: Conditional use permit to increase the maximum height of a structure located in 
the SH Shoreland Overlay District to allow the installation of boiler flue and screening on the building 
located at the property of 110 Bank Street. 
 
Applicable zoning code provisions:  Chapter 525, Article VII Conditional Use Permits. 
 
Background:  The La Rive Condominium building is a 26-story residential tower that was constructed 
in the 1980’s.  It was part of the larger Riverside development, which includes the Pinnacle 
condominium building located at the property of 20 2nd Street Northeast.  The heating and cooling 
operations of these two buildings are currently combined and located on the Pinnacle property.  The 
agreement for the shared heating and cooling generation expires at the end of 2014.  La Rive has 
received no indication that the agreement will be extended and is therefore planning to install its own 
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heating and cooling equipment.  Part of the proposal to install this equipment includes boiler 
equipment that will be located within the building; however, a flue extending 20 feet from the building 
is needed to ensure that venting occurs a sufficient distance from all operable openings.  The flue 
would be located over an existing roof-top pergola facing the river.  It would be enclosed in a wood 
slat and steel structure similar to the existing pergola.  In the SH Overlay District, the maximum 
allowed height of any structure or addition is 35 feet as measured from the adjacent grade.  Because 
the flue and screening will be located more than 35 feet above grade, a conditional use permit to 
increase the allowed height is required.    
 
The property is located in the Saint Anthony Falls Historic District.  In June of 2013, the Heritage 
Preservation Commission approved a certificate of appropriateness application to allow the boiler flue 
and screening.  Compliance with all other applicable codes and obtaining the necessary permits is also 
required in addition to needing zoning and preservation approval.   
 
As of the writing of this staff report, staff has not received any correspondence from the neighborhood 
group.  Staff will forward comments, if any are received, at the City Planning Commission meeting. 
 
CONDITIONAL USE PERMIT:  to increase the maximum height of a structure located in the SH 
Shoreland Overlay District to allow the installation of boiler flue and screening on the building located 
at the property of 110 Bank Street. 
 
Findings as required by the Minneapolis Zoning Code: 
 
The Department of Community Planning and Economic Development has analyzed the application and 
from the findings above concludes that the establishment, maintenance, or operation of the proposed 
conditional use: 
 
1. Will not be detrimental to or endanger the public health, safety, comfort or general welfare. 
 

Installation of the boiler flue and screening at the terrace level of the building would not prove 
detrimental to public health, safety, comfort or general welfare provided the development complies 
with all applicable building codes and life safety ordinances as well as Public Works Department 
standards.    
 

2. Will not be injurious to the use and enjoyment of other property in the vicinity and will not 
impede the normal or orderly development and improvement of surrounding property for 
uses permitted in the district.  

 
The Mississippi River is located to the south and west of the site.  A commercial building, Main 
Street and park land separates the subject site from the river.  The terrace, where the boiler flue and 
screening will be located, faces the river.  However, the flue and screening are set in from the 
building edge, are designed to blend in with an existing pergola, and are very small in comparison 
to the overall size of the building.  Further, the trees along the river lessen the visibility of the 
additions from the surrounding area.   

 
3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or 

will be provided. 
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The site is served by existing infrastructure.            

 
4. Adequate measures have been or will be provided to minimize traffic congestion in the public 

streets. 
 

Increasing the allowed height for a mechanical equipment addition would have no impact on traffic 
congestion in the public streets. 
 

5. Is consistent with the applicable policies of the comprehensive plan. 
 

The proposed height would be consistent with the applicable policies of the comprehensive plan, 
The Minneapolis Plan for Sustainable Growth.  The future land use designation of the site is mixed 
use.  It is located within the East Hennepin Activity Center.  The following principals and policies 
apply to building height: 
 
Land Use Policy 1.2: Ensure appropriate transitions between uses with different size, scale, and 
intensity. 
1.2.1  Promote quality design in new development, as well as building orientation, scale, 

massing, buffering, and setbacks that are appropriate with the context of the surrounding 
area. 

 
6. And, does in all other respects conform to the applicable regulations of the district in which it 

is located upon approval of this conditional use permit. 
 
The proposed use will conform to the applicable regulations of the district in which it is located 
upon the approval of the conditional use permit.   

 
ADDITIONAL STANDARDS TO INCREASE MAXIMUM HEIGHT: 
 
1. Access to light and air of surrounding properties. 
 

The proposed location of the boiler flue and screening will not have any effect on surrounding 
properties access to air and light. 

 
2. Shadowing of residential properties, significant public spaces, or existing solar energy 

systems. 
 

The boiler flue and screening will not shadow any adjacent residential property, the surrounding 
public spaces, or existing solar energy systems, if any.     
 

3. The scale and character of surrounding uses. 
 

The subject site and surrounding area are densely developed.  The proposed location would have 
limited visibility.  Further, the additions are very small in comparison to the overall size of the 
building.  An increase in the allowed maximum height is needed for any structural addition that is 
located more than 35 feet above grade for a property located within the SH Overlay District. 
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4. Preservation of views of landmark buildings, significant open spaces or water bodies.  

 
The proposal would not block views of landmark buildings, significant open spaces, or bodies of 
water.  The Mississippi River is located to the south and west of the site.  A commercial building, 
Main Street and park land separates the subject site from the river.  The terrace, where the boiler 
flue and screening will be located, faces the river.  However, the flue and screening are set in from 
the building edge, are designed to blend in with an existing pergola, and are very small in 
comparison to the overall size of the building.  Further, the trees along the river lessen the visibility 
of the additions from the surrounding area.  The flue and screening would also not affect any views 
of contributing structures located in the historic district.   

 
In addition to the conditional use standards contained in Chapter 525, Administration and 
Enforcement, the city planning commission shall consider the following evaluation criteria for 
conditional uses located within the SH Shoreland Overlay District: 
 
1. The prevention of soil erosion or other possible pollution of public waters, both during and 

after construction. 
 

This standard is not applicable for the proposed development. 
 

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

The Mississippi River is located to the south and west of the site.  A commercial building, Main 
Street and park land separates the subject site from the river.  The terrace, where the boiler flue and 
screening will be located, faces the river.  However, the flue and screening are set in from the 
building edge, are designed to blend in with an existing pergola, and are very small in comparison 
to the overall size of the building.  Further, the trees along the river lessen the visibility of the 
additions from the surrounding area.   
 

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. 
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RECOMMENDATION 
 
Recommendation of the Department of Community Planning and Economic Development for 
the Conditional Use Permit: 
 
The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a conditional use 
permit to increase the maximum height of a structure located in the SH Shoreland Overlay District to 
allow the installation of boiler flue and screening on the building located at the property of 110 Bank 
Street, subject to the following condition: 
 

1. The conditional use permit shall be recorded with Hennepin County as required by Minn. Stat. 
462.3595, subd. 4 before building permits may be issued or before the use or activity requiring 
a conditional use permit may commence. Unless extended by the zoning administrator, the 
conditional use permit shall expire if it is not recorded within two years of approval. 

   
 
 
 
Attachments:  

1. Applicant’s statement of use and findings 
2. Zoning map 
3. Plans 
4. Photos 

 



Amended January 16, 2014 
To remove request for increased height for cooling tower. 

 

City	of	Minneapolis	Conditional	Use	Application	
La	Rive	Condominiums,	110 	Bank	Street, 	Minneapolis,	MN	

STATEMENT OF PROPOSED USE AND DESCRIPTION 

The La Rive Condominium Cooling Tower and Boiler Flue Screening project encloses a new boiler  flue 

proposed at the terrace level.  The cooling tower has been relocated to grade level and does not require 

a Conditional Use Permit. 

La Rive Condominiums,  located  at 110 Bank  Street  in Minneapolis,  are part of  the 1980’s Riverplace 

development which  includes the Pinnacle tower  located at 20 Second Street NE, Minneapolis.   La Rive 

Condominiums  are  part  of  the Nicollet  Island/East  Bank Neighborhood Group,  the  St.  Anthony  Falls 

Historic District, and the Hennepin and Central Character District.   

The existing building currently exceeds the height  limit for the area.   The proposed boiler flue will add 

height at the terrace level of the building.  This Conditional Use Permit is to allow this increased height.  

The  intent of this project  is to separate heating and cooling generation which occurs  in plants  located 

within Sentinal Property  from La Rive Condominiums.   This  is due  to a change  in agreement between 

Sentinal  Property  and  La  Rive  Condominiums.    According  to  the  agreement,  Sentinal will  no  longer 

provide heating and cooling to La Rive as of end of year 2014.   

ALTERNATIVES EXPLORED: 

Since summer of 2010, La Rive has been engaged  in analyzing possible alternatives for an energy plant 

capable  of  providing  heating/cooling  for  the  118‐unit  condominium.  Professionals  consulted  include 

Trak  International  and  Michaud‐Cooley  regarding  engineering  issues,  BKV  and  Miller  Dunwiddie 

regarding architectural  issues, McGough, Cy‐Con, and CPMI  regarding construction  issues. Survey and 

legal work was also required to verify property lines and tie‐ins to the Riverplace complex. 

 

La Rive is still considering the option to attempt to modernize the existing plant and gain a new contract 

with Sentinal Management. To date, La Rive has received little or no encouragement from them. Given 

the 12/31/2014  contract‐end  and  expected 18‐ month  cycle needed  for design/construction,  La Rive 

required an alternative that does not reduce quality of life in the condominium or neighborhood as well 

as does not reduce property values. This application describes the only feasible alternative proposed to 

date. 

 

CONDITIONAL USE PERMIT – STATEMENTS REGARDING FINDINGS 

1) The alterations to La Rive will not cause detrimental effects to the surrounding district.   Access to 

light and air of surrounding properties is respected, and key views are maintained.  As noted above, 

many locations for new heating and cooling equipment were considered, including at grade and on 

various La Rive rooftops, before settling on the current locations.  The final proposed locations strike 
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a good balance between equipment efficiency, constructability, and the  least visual and acoustical 

disturbance to all neighbors.    

2) The changes to the existing building is the increase in height for the boiler flue screening and will not 

affect how the building will be seen from key public viewpoints inside and outside the neighborhood 

district.  They will not affect the adjacent properties, nor those distant.   

3) The boiler  flue  located on  the existing building, will not affect  the City utilities,  roads, or building 

access.  The project itself serves the utility infrastructure of the building, and is simply a replacement 

or redirection of current City infrastructure. 

4) Traffic  patterns  and  potential  congestion will  not  be  affected when  the  proposed  boiler  flue  is 

completed.   

5) The Conditional Use for the small amount of increased height at the terrace level is consistent with 

the comprehensive plan, which has located several taller, contemporary residential towers in the St. 

Anthony Falls area. 

6) The Conditional Use will not impact the district any more than the current building.  This can be seen 

by visual images included with this application. 

 

CONDITIONAL USE PERMIT – STATEMENTS REGARDING SHORELAND OVERLAY FINDINGS 

7) The alterations to La Rive will not cause detrimental effects to the surrounding district.   Access to 

light and air of surrounding properties is respected, and key views are maintained.     

8) The changes to the existing building is the increase in height for the boiler flue screening and will not 

affect how the building will be seen from key public viewpoints inside and outside the neighborhood 

district.  They will not affect the adjacent properties, nor those distant.   

The mechanical  screen  is  for  that of  the boiler  flue  at  terrace  level.   Due  to  the many  operable 

openings near the location where the boiler flue exits the building, the flue must extend a minimum 

of 20 feet from the building face.  A screen of wood slats and steel structure similar in construction 

to the existing pergola will be constructed to screen the boiler flue from view.  The structure itself is 

subordinate  in height, mass, and scale to the surrounding building.   The  location of the boiler flue 

screening is such that it will not be viewed from the street below.  The boiler flue screen cannot be 

seen from the adjacent street, river, or neighborhood. 

9) The boiler  flue,  located on  the existing building, will not affect  the City utilities, roads, or building 

access.  The project itself serves the utility infrastructure of the building, and is simply a replacement 

or redirection of current City infrastructure. 

10) Traffic  patterns  and  potential  congestion will  not  be  affected when  the  proposed  boiler  flue  is 

completed.  

11) The Conditional Use for the small amount of increased height is consistent with the comprehensive 

plan, which has located several taller, contemporary residential towers in the St. Anthony Falls area. 

12) The Conditional Use will not impact the district any more than the current building.  This can be seen 

other visual images included with this application. 
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13) The Conditional Use does not  involve excavating or changing the existing pervious and  impervious 

areas of the site.    If soil erosion prevention becomes necessary during construction, a soil erosion 

plan will be developed for the project. 
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La Rive Condominiums ‐ LAR1201    1   November 18, 2013 
General Land Use ‐ Photos    Amended January 16, 2014 
   

City	of	Minneapolis	Heritage	Preservation	Application	
La	Rive	Condominiums,	110 	Bank	Street, 	Minneapolis,	MN	

PHOTOS OF THE PROPERTY AND EXISTING STRUCTURES  

 
View of the East Elevation – West River Parkway near Gold Medal Park 

 

 
View of the South Elevation – West River Parkway near the Hennepin Ave. Bridge 
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La Rive Condominiums ‐ LAR1201    2   November 18, 2013 
General Land Use ‐ Photos    Amended January 16, 2014 
   

 
View of the West Elevation – West River Parkway near the Federal Reserve 

 

 
View of the North Elevation – Bank Street SE near Chute Square 
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La Rive Condominiums ‐ LAR1201    3   November 18, 2013 
General Land Use ‐ Photos    Amended January 16, 2014 
   

 
Close up view of existing terrace level pergola 

 

 
Close up view of existing terrace level pergola 

 



Existing Shadow Photo - Nov 24
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