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LAND USE APPLICATION SUMMARY 

Property Location: 1401 6th Street Southeast 

Project Name:  Bierman Place Apartments Exterior Enhancement  

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

Applicant: Steven Scott Management 

Project Contact:  Melissa Lockhart, ESG Architects 

Request:  To allow a patio with a fire pit and grill. 

Required Applications: 

Variance  
To reduce the minimum front yard requirement adjacent to 6th Street 
Southeast to allow a patio exceeding 50 square feet in area with a fire pit 
and grill for a multiple-family dwelling. 

SITE DATA 

Existing Zoning 
R5 Multiple-family District 
UA University Area Overlay District 

Lot Area 46,361 square feet  

Ward(s) 3 

Neighborhood(s) Marcy Holmes Neighborhood Association 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features Not applicable 

Small Area Plan(s) 
15th Avenue SE Urban Design Plan (2008) 
Marcy-Holmes Neighborhood Master Plan (2014) 

 

  

CPED STAFF REPORT 
Prepared for the Zoning Board of Adjustment 

BOA Agenda Item #4 
September 10, 2015 

BZZ-7357 

mailto:janelle.widmeier@minneapolismn.gov
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_282286.pdf
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcms1p-132305.pdf
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The existing use is a 5-story, multiple-family dwelling.  
It was permitted for construction in 1999.  The subject site is a corner lot with frontage on 6th Street 
Southeast and 14th Avenue Southeast. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. There is a mix of low- to high-
density residential uses in the immediate area.  The subject property is in close proximity to Dinkytown 
and the University of Minnesota campus.   

PROJECT DESCRIPTION. A new patio is proposed to be constructed adjacent to the main 
entrance of the Bierman Place Apartments located at the property of 1401 6th Street Southeast.  The 
patio is part of a larger project to enhance the exterior of the building and provide outdoor amenity 
space for the residents.  The proposed patio would be 44 feet, 8 inches wide and 14 feet, 7 inches deep 
extending up the lot line adjacent to 6th Street.  It would include a grill and fire pit.  A 15 foot wide front 
yard is required adjacent to 6th Street.  Ground-level patios up to 50 square feet and projecting not 
more than four feet into the required yard are permitted obstructions.  Because the patio is larger than 
50 square feet in area and would extend more than 4 feet into the required yard, a variance is required 
to reduce the yard requirement.  A bicycle parking area is currently located where the patio is 
proposed.  The bike parking would be relocated to an area behind the building where additional bike 
parking would be added.  The fire pit and grill locations would need to comply with any Fire Code 
requirements.  There are specific requirements applicable to recreational fires that may be an issue. 

PUBLIC COMMENTS. A letter was received from the neighborhood group. Any additional 
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 a 
variance to reduce the minimum front yard requirement adjacent to 6th Street Southeast to allow a 
patio exceeding 50 square feet in area with a fire pit and grill for a multiple-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. 

Practical difficulties exist in complying with the ordinance because of circumstances unique to the 
property that were not created by the applicant.  The property is a reverse corner lot with two 
required front yards.  There is not an option to create a larger gathering space between the building 
and the adjacent streets.  There is a surface parking lot located behind the building.  The applicant 
explored removing parking spaces to create a patio; however, spaces needed to meet the minimum 
parking requirement would be eliminated.   The site is located in close proximity to the University 
of Minnesota.  The adopted small area plans call for more density on the blocks fronting 15th Avenue 
between 5th Street and the railroad corridor.  These plans also include design guidelines specific to 
this area.  The guidelines call for creating a strong public realm, in effect street frontages that 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=COOR_TIT9FIPOPR_CH178REFI
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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encourage personalization and frequent use.  Suggested examples to implement this guideline include 
patios, stoops and porches.   

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.  Because of the existing building and 
parking location, there are limited options where a patio can be located.    The site is located in 
close proximity to the University of Minnesota.  The adopted small area plans call for more density 
on the blocks fronting 15th Avenue between 5th Street and the railroad corridor.  These plans also 
include design guidelines specific to this area.  The guidelines call for creating a strong public realm, 
in effect street frontages that encourage personalization and frequent use.  Suggested examples to 
implement this guideline include patios, stoops and porches.  Landscaping is proposed that would act 
as a buffer between the patio and the public sidewalk, while still allowing views in and out of the site 
at eye-level.  The proposed patio would provide a semi-private space for the residents and 
implement policies from the small area plans.  The proposed location of the proposed patio helps to 
emphasize the main entrance location, which is also supported by comprehensive plan policies.    
The nearest adjacent residential use to the proposed patio is located across the street.  The 
proposal would have no impacts on the adjacent properties 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 will not affect the character of the area or be injurious to the use or 
enjoyment of other property in the vicinity and will not be detrimental to the health, safety or 
welfare of the public or those utilizing the property. The proposed patio would provide a semi-
private space for the residents and encourage personalization and frequent use adjacent to the 
street.  Landscaping is proposed that would act as a buffer between the patio and the public 
sidewalk, while still allowing views in and out of the site at eye-level.  The nearest adjacent 
residential use to the proposed patio is located across the street.  The proposal would have no 
impacts on the adjacent properties access to light, air and open space.     

 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the application by Steven Scott Management for the 
properties located at 1401 6th Street Southeast: 

A. Variance to reduce the minimum front yard requirement. 

Recommended motion: Approve the application for a variance to reduce the minimum front 
yard requirement adjacent to 6th Street Southeast to allow a patio exceeding 50 square feet in 
area with a fire pit and grill for a multiple-family dwelling, subject to the following conditions: 

1. Approval of the final site and landscaping plans by the Department of Community Planning and 
Economic Development. 
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2. All site improvements shall be completed by September 10, 2017, unless extended by the 
Zoning Administrator, or the permit may be revoked for non-compliance. 
 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Site survey 
4. Site and landscaping plans 
5. Photos 
6. Comments received 

 





1401 6th Street SE – Variances 

The Applicant requests variances from the front yard requirements of the Ordinance to accommodate 

a 525 square foot common patio with grilling and fire pit area. 

(1) Practical difficulties exist in complying with the ordinances because of circumstances unique 

to the property.  The unique circumstances were not created by persons presently having 

interest in the property and are not based on economic considerations alone. 

The location and configuration of the Project site are unique to the Project site, and present the 

following circumstances that are unique and were not created by persons presently having and 

interest in the Project site: 

The property offers onsite parking behind the building adequate for the current residents.  For the 

property to provide an amenity space located other than in the front yard setback, the property 

would need to eliminate five current parking spaces in addition to one space being lost for 

additional bike parking.  The property currently has 122 parking spaces (77 below grade, 45 at 

grade) and 234 beds.  The .5 requirement results in 117 parking spaces required.  Less 6 spaces puts 

the parking count at 116, which is below the zoning requirement. 

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 proposed variances will allow the Applicant to improve the property as recommended by the 

Marcy-Holmes Neighborhood Master Plan.  The landscape improvements and patio will create a 

pedestrian friendly environment adjacent to the sidewalk and will improve neighborhood livability. 

The Marcy Holmes Master Plan for the East Side Character Area gives recommendations that 

support this improvement in the following ways:   

 

“Creates a high-quality pedestrian environment by ensuring the lower floors of all buildings 

create a safe and active sidewalk environment.” (p.22) 

“Create a pedestrian friendly environment adjacent to the sidewalk.” (p.18) 

Housing Policy 3.8: “Preserve and strengthen community livability by enforcing high standards 

of property management and maintenance.” (p.44) 

Urban Design Policy 10.6: “New multi-family development or renovation should be designed in 

terms of traditional urban building form with pedestrian scale design features at the street 

level.” (p.44) 

“Encourage development that provides functional and attractive gathering spaces.” (p.47) 

Transportation Policy 2.3: “Encourage walking throughout the city by ensuring that routes are 

safe, comfortable, pleasant, and accessible.” (p.47) 

 



(2) 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 proposed variance will enhance the essential character of the current site and will be beneficial 

to the use and enjoyment of other properties in the vicinity.  The exterior improvement will 

promote a more active space at a pedestrian scale and will be highly landscaped.  The new patio 

common area will be well maintained and kept secure through the use of security cameras and 

updated lighting.  The landscape design will provide a layered effect on the property that gives 

screening for residents using the patio but allows ample visibility between building wall and public 

sidewalk for safety concerns. 
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PROJECT TEAM

SYMBOLS LEGENDPROJECT LOCATION SHEET INDEX

Owner/Developer: Steven Scott Managment, Inc
5402 Parkdale Drive, Suite 200
St. Louis Park, MN 55416
Ph: 952-540-8600
Fx: 952-540-8601

Architect: Elness Swenson Graham Architects Inc.
500 Washington Ave. South, Suite 1080
Minneapolis, MN  55415
Ph:  612-339-5508
Fx:  612-339-5382
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STRUCTURAL

S0.1 LEGEND SHEET

S2.1 STRUCTURAL PLANS

S7.1 STRUCTURAL FRAMING DETAILS

Project Manager: Melissa Lockhart, ESG Architects
Ph:  612-373-4614
Email: melissa.lockhart@esgarch.com

Interior Design: Sage Roshau, ESG Architects
Ph:  612-373-4654
Email: sage.roshau@esgarch.com

GENERAL PROJECT NOTES

1.  THIS PROJECT IS AN EXTERIOR ENHANCEMENT FOR A 5 STORY APARTMENT BUILDING

2.  PERMIT COST TO BE PROVIDED BY GENERAL CONTRACTOR

Contractor: Langerman Exteriors Inc.
8416 Xerxes Ave. North
Brooklyn Park, MN  55444
Ph:  763-493-0058
Fx:  763-493-0061

Structural Engineer: Meyer Borgman Johnson
510 Marquette Ave. South, Suite 900
Minneapolis, MN 55402
Ph:  612-338-0713
Fx:  612-337-5325
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August 19, 2015 
 
 
Chair Matthew Perry 
Members Board of Adjustment 
Minneapolis, MN 55415 
 
 
Re:  Bierman Place Apartments project, 1401 6th Street SE  
 
 
Dear Chair Perry: 
 
At its August monthly meeting, the Marcy-Holmes Neighborhood Association’s Land Use and 
Development Committee heard a presentation by Burt Coffin and Melissa Lockhart of ESG Architects, 
and Damon Farber of Damon Farber Landscape Architects for a project to enhance the exterior of the 
Bierman Place Apartments. These enhancements are aimed at improving the neighborhood livability by 
creating a 500 square foot patio area that includes a grilling area, a gas fire pit area with seating, and 
extensive landscaping. The plantings will be indigenous and offer year-round interest. 
 
The project designers and owners are seeking two variances for the project: 1) to permit a fire pit and 
grilling area and 2) to exceed the patio size limit of 100 square feet allowed under the current zoning 
ordinances; the proposed patio size is 500 square feet. 
 
The Marcy-Holmes Neighborhood Association supports this project and their variance requests.  
 
Additionally, MHNA recommends that the project designers and owner consider utilizing permeable 
pavers in their plans to alleviate water run-off entering the storm sewer system. 
 
 
 
Sincerely, 
 

 
 
Douglas Carlson 
MHNA Vice President 
 
 
 
c:  Janelle A. Widmeier, Sr. City Planner, City of Minneapolis, CPED 

Burt Coffin, ESG Architects 
Melissa Lockhart, ESG Architects 
Damon Farber, Damon Farber Landscape Architects 
Tony Launer, Steven Scott Management 
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