
Department of Community Planning and Economic Development – Planning Division 
Three Variances 

BZZ-2263 
 
Date: April 25, 2005 
 
Applicant: Scott Bader with Steven Scott Development 
 
Address of Property: 317 Groveland Avenue 
 
Project Name: The Groveland 
 
Contact Person and Phone: Link Wilson with Miller Hanson Partners, (612) 332-5420 
 
Planning Staff and Phone: Hilary Watson (612) 673-2639 
 
Date Application Deemed Complete: March 31, 2005 
 
End of 60 Day Decision Period: May 30, 2005 
 
End of 120 Day Decision Period: Not applicable 
 
Ward: 7 Neighborhood Organization: Citizens for a Loring Park Community 
 
Existing Zoning: OR3, Institutional Office Residence District 
 
Proposed Zoning: Not applicable for this application 
 
Zoning Plate Number: 18 
 
Legal Description: Not applicable for this application 
 
Proposed Use: 135-unit condominium development 
 
Concurrent Review: 
Variance: to increase the size of the entrance landing from 36 square feet to 200 square feet 
Variance: to increase the amount that the front canopy projects from the building from 2.5 feet to 5.6 
feet 
Variance: to increase the height of two brick piers located in the front yard from 3 feet to 6 feet 
 
Background: In March of 2004, the City Planning Commission approved a conditional use permit and a 
site plan review for a 114-unit condominium development.  Then in June of 2004, the City Planning 
Commission approved a conditional use permit for the use, a conditional use permit to increase the 
height of the building, an interior side yard setback variance and site plan review for a 135-unit 
condominium development. 
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The proposed development is located in the Loring Park Neighborhood.  The site is located on the 
southeast corner of the intersection of Groveland Avenue and Dell Place.  From 1946 until 1998 the site 
was home to the American Red Cross.  In 1998 the building was demolished and since then the site has 
been used as an overflow parking lot for the Hennepin Avenue United Methodist Church.  Now, the 
building as approve by the City Planning Commission in June of 2005 is under construction. 
 
The applicant is proposing to make three modifications to the approved plan.  One is to increase the size 
of the entrance landing located at the main entrance to the building along Groveland Avenue.  The 
second is to increase the depth of the canopy projection over the main entrance to the building.  And 
lastly, the applicant is proposing to increase the height of two architectural piers located on each side of 
the entry stairs adjacent to the front property line.  All three of these modifications exceed the limits of 
what is allowed in Table 535-1 Permitted Obstructions in Required Yards. 
 
On April 1, 2005, the City Council introduced a moratorium “on new construction and expansion of all 
development projects and uses not permitted as of right” in the area in question.  If the land use 
applications in this report are approved, the applicant must obtain a waiver from the restrictions of the 
moratorium prior to obtaining a building permit. 
 
 
VARIANCE - to increase the size of the entrance landing from 36 square feet to 200 square feet 
 
Findings as Required by the Minneapolis Zoning Code for the Variance: 

1. The property cannot be put to a reasonable use under the conditions allowed and strict 
adherence to the regulations of this zoning ordinance would cause undue hardship. 
 
Size of entrance landing: The applicant is seeking a variance to increase the size of the entrance 
landing from 36 square feet to 200 square feet.  The applicant has indicated that the building is seven 
stories tall and is approximately 300,000 square feet in size.  The applicant believes that given the 
building’s scale the entrance to the building commands an entrance landing larger than 36 square feet.  
In addition, there will be 135 dwelling units in the building.  In order to accommodate the amount of 
people coming and going from the building the entrance landing needs to be larger than 36 square feet. 
 
2. The circumstances are unique to the parcel of land for which the variance is sought and 
have not been created by any persons presently having an interest in the property.  Economic 
considerations alone shall not constitute an undue hardship if reasonable use for the property 
exists under the terms of the ordinance. 
 
Size of entrance landing: The Planning Division believes that given the building’s height and size that 
it would be reasonable to allow an entrance landing larger than 36 square feet to be built on the site.   
 
3. The granting of the variance will be in keeping with the spirit and intent of the ordinance 
and will not alter the essential character of the locality or be injurious to the use or enjoyment of 
other property in the vicinity. 
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Size of entrance landing: The granting of the variance to increase the size of the entrance landing 
should not significantly affect the essential character of the area given that the building occupies the 
entire block.  In addition, the entrance landing is located mid-block is flanked by landscaping on both 
sides. 
 
4. The proposed variance will not substantially increase the congestion of the public streets, 
or increase the danger of fire, or be detrimental to the public welfare or endanger the public 
safety. 
 
Size of entrance landing: Staff believes that the granting of the variance would have little impact on 
congestion of area streets or fire safety, nor would the size of the entrance landing be detrimental to 
welfare or public safety. 
 
 
VARIANCE - to increase the amount that the front canopy projects from the building from 2.5 feet to 
5.6 feet 
 
Findings as Required by the Minneapolis Zoning Code for the Variance: 

1. The property cannot be put to a reasonable use under the conditions allowed and strict 
adherence to the regulations of this zoning ordinance would cause undue hardship. 
 
Front canopy projection: The applicant is seeking a variance to increase the amount that the front 
canopy projects from the building from 2.5 feet to 5.6 feet.  The applicant has indicated that the building 
is seven stories tall and is approximately 300,000 square feet in size.  The applicant believes that given 
the building’s scale the canopy should project more than 2.5 feet from the building.  There are several 
entrances located along the first floor of the building facing Groveland Avenue.  In order to direct 
visitors to the main entrance to the building, instead of the individual entrances to those units located 
along the first floor, a larger canopy is being designed over the main entrance in order to make it stand 
out from the others. 
 
2. The circumstances are unique to the parcel of land for which the variance is sought and 
have not been created by any persons presently having an interest in the property.  Economic 
considerations alone shall not constitute an undue hardship if reasonable use for the property 
exists under the terms of the ordinance. 
 
Front canopy projection: The Planning Division believes that given the building’s height and size that 
it would be reasonable to allow the front canopy to project more than 2.5 feet from the building.  In 
addition, because there are several entrances located along the Groveland Avenue side of the building it 
is important to draw attention to the main entrance in order for visitors and delivery personal to locate it 
easily. 
 
3. The granting of the variance will be in keeping with the spirit and intent of the ordinance 
and will not alter the essential character of the locality or be injurious to the use or enjoyment of 
other property in the vicinity. 
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Front canopy projection: The granting of the variance to increase the size of the entrance landing 
should not significantly affect the essential character of the area given that the building occupies the 
entire block.  In addition, the entrance landing is located mid-block is flanked by landscaping on both 
sides. 
 
4. The proposed variance will not substantially increase the congestion of the public streets, 
or increase the danger of fire, or be detrimental to the public welfare or endanger the public 
safety. 
 
Front canopy projection: Staff believes that the granting of the variance would have little impact on 
congestion of area streets or fire safety, nor would the depth of the front canopy projection be 
detrimental to welfare or public safety. 
 
 
VARIANCE - to increase the height of two brick piers located in the front yard from 3 feet to 6 feet 
 
Findings as Required by the Minneapolis Zoning Code for the Variance: 

1. The property cannot be put to a reasonable use under the conditions allowed and strict 
adherence to the regulations of this zoning ordinance would cause undue hardship. 
 
Pier height: The applicant is seeking a variance to increase the height of two brick piers located in the 
front yard from 3 feet to 6 feet.  The applicant has indicated that the railing that runs along the 
accessible ramp leading to the main entrance is attached to the pier located on the east side of the 
building.  Given the elevation at which the front entrance sits at the pier needs to be six feet in height in 
order to accommodate the railing.  To maintain conformity another six-foot high pier was located on the 
west side of the entrance. 
 
2. The circumstances are unique to the parcel of land for which the variance is sought and 
have not been created by any persons presently having an interest in the property.  Economic 
considerations alone shall not constitute an undue hardship if reasonable use for the property 
exists under the terms of the ordinance. 
 
Pier height: The Planning Division believes that given the fact that the railing that runs along the 
accessible ramp leading to the main entrance and the elevation at which the front entrance sits at are 
unique circumstances of this parcel of land. 
 
3. The granting of the variance will be in keeping with the spirit and intent of the ordinance 
and will not alter the essential character of the locality or be injurious to the use or enjoyment of 
other property in the vicinity. 
 
Pier height: The granting of the variance to increase the height of two brick piers should not 
significantly affect the essential character of the area given the scale of the building.  In addition, the 
property located directly across the street from the site has an architectural pier located along its 
property line that is similar to the two piers the applicant is proposing to construct. 
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4. The proposed variance will not substantially increase the congestion of the public streets, 
or increase the danger of fire, or be detrimental to the public welfare or endanger the public 
safety. 
 
Pier height: Staff believes that the granting of the variance would have little impact on congestion of 
area streets or fire safety, nor would the pier height be detrimental to welfare or public safety. 
 
 
RECOMMENDATIONS 
 
Recommendation of the Department of Community Planning and Economic Development – 
Planning Division for the variance: 
 
The Department of Community Planning and Economic Development – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the variance application to 
increase the size of the entrance landing from 36 square feet to 200 square feet located at 317 Groveland 
Avenue. 
 
 
Recommendation of the Department of Community Planning and Economic Development – 
Planning Division for the variance: 
 
The Department of Community Planning and Economic Development – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the variance application to 
increase the amount that the front canopy projects from the building from 2.5 feet to 5.6 feet located at 
317 Groveland Avenue. 
 
 
Recommendation of the Department of Community Planning and Economic Development – 
Planning Division for the variance: 
 
The Department of Community Planning and Economic Development – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the variance application to 
increase the height of two brick piers located in the front yard from 3 feet to 6 feet located at 317 
Groveland Avenue. 
 
 
 
 
 
 
Attachments: 
1. Statement of proposed use 
2. Variance findings and associated drawings and photos 
3. January 25, 2005, letter to Council Member Goodman’s office 
4. January 12, 2005, and January 25,2 005 letters to the CLPC Organization 
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5. Zoning Map and other context maps 
6. Site plan, floor plans and elevations 
7. Photographs of the site and surrounding area 
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