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LAND USE APPLICATION SUMMARY 

Property Location: 2730 East 31st Street 

Project Name:  Holy Trinity Lutheran Church Entry 

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

Applicant: Holy Trinity Lutheran Church 

Project Contact:  Dawn Wieczorek 

Request:  To allow relocation of the main entrance. 

Required Applications: 

Variance  

To reduce the minimum interior side yard requirement adjacent to the east 
lot line from 14 feet to 0 feet to allow an entrance canopy, from 5 feet to 0 
feet to allow walkways, and from 5 feet to 4 feet to allow a pergola for a 
place of assembly. 

SITE DATA 

Existing Zoning 
R6 Multiple-family District 
PO Pedestrian Oriented Overlay District 

Lot Area 45,154 square feet  

Ward(s) 2 

Neighborhood(s) Longfellow 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features 
Transit Station Area (Lake Street/Midtown) 
North and west lot lines abut an Activity Center (Lake Street LRT Station)  

Small Area Plan(s) Hiawatha/Lake Station Area Master Plan (2001) 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. A place of assembly, Holy Trinity Lutheran Church, 
exists on the site.  It was permitted for construction in 1922.  It was authorized to be expanded to the 
north in 1952.  The main entrance is currently on the east building elevation, which faces vacated 28th 
Avenue South.  The church has a driveway and sidewalk access easement over part of vacated 28th 
Avenue. The building is considered to be a 5-story building because of the steeple at the front of the 
building. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. There is a mix of uses in the 
surrounding area.  An 8-story, multiple-family dwelling is located on the adjacent property to the east, 
one-story commercial buildings are located across the public alley to the west, a public library is located 
directly to the north, and predominantly low-density residential uses are located to the south across 31st 
Street.   

PROJECT DESCRIPTION. The applicant is proposing to relocate the existing east facing main 
entrance to the south side of the main entrance lobby.  The new entrance would be sheltered by a 168 
square foot canopy (12 feet by 14 feet).  A new walkway would connect the new entrance to 31st Street 
and would branch off to connect to the parking area and sidewalk in vacated 28th Avenue.  One branch 
would be flanked by benches.  To emphasize the walkway for the main entrance, an 11 foot tall pergola 
would be constructed over the walkway in front of the building.  Bicycle parking is also proposed near 
the street.  To ensure that the proposed walkway is accessible, grade would be excavated up to the 
building and a retaining wall would be constructed between the new walkway and the building.  An 
interior side yard is required along the east lot line adjacent to the proposed construction.  In required 
interior side yards for a nonresidential use, only fences and retaining walls retaining natural grade are 
permitted obstructions.  Most of the proposed work would be located outside of the required yard.  
However, part of the canopy, walkways, and pergola would extend into the required yard.  Because the 
canopy would be connected to the building, it is subject to a 13 foot setback requirement, which is 
based on the overall height of the building.  The other obstructions are subject to a 5 foot setback.  
Both the canopy and walkways would extend up to the side lot line.  A small part of the pergola would 
extend into the side yard and would be setback 4 feet.  The applicant is requesting variances to reduce 
the yard requirements to allow the proposed obstructions. 

PUBLIC COMMENTS. As of the writing of this staff report, no correspondence from the 
neighborhood group has been received. Any 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 interior side yard requirement adjacent to the east lot line from 13 feet 
to 0 feet to allow an entrance canopy, from 5 feet to 0 feet to allow walkways, and from 5 feet to 4 feet 
to allow a pergola for a place of assembly 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. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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Practical difficulties exist in complying with the ordinance due to circumstances unique to the 
property.  Part of the subject site is unplatted land.  When 28th Avenue was vacated in the 1970’s, 
the portion of the street adjacent to the unplatted land accrued to the property on the east side of 
former 28th Avenue.  Typically, half of the vacated area accrues to property on each side.  The 
distribution of land in the vacated street by Hennepin County resulted in part of the existing east 
side of the building being located 3.5 feet from the side lot line.  The site only has frontage on one 
street, 31st Street.  The church has an entrance facing 31st Street; however, it is not accessible.  The 
main accessible entrance currently faces vacated 28th Avenue.  It is set back 120 feet from 31st 
Street, and therefore not very visible from the street.  A street facing entrance with a canopy and 
pergola would improve its visibility.  Some walkway encroachments into the side yard are needed to 
access the driveway and sidewalks that are used by the church through an easement.   

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 relocated entrance location 
would improve visibility of the main accessible entrance from the street.  The proposed canopy and 
pergola would emphasize the location of the main entrance.  The proposed canopy, walkways, 
benches and pergola would be separated from the residential building to the east by a surface 
parking lot.  The proposal would have no effect on access to light and air of adjacent properties.  
The requests are 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 relocated entrance location would improve visibility 
of the main entrance from the street.  The proposed canopy, walkways, benches and pergola would 
be separated from the residential building to the east by a surface parking lot.  The proposal would 
have no effect on access to light and air of adjacent properties.  The design of the pergola and 
canopy would be compatible with the design of the building.  Both would have exposed cedar rafters 
and posts.  The posts would be set in a concrete base.  No windows would be blocked by the 
canopy 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 construction is built 
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 Holy Trinity Lutheran Church for the 
property located at 2730 East 31st Street: 

A. Variance of the minimum interior side yard requirement. 

Recommended motion: Approve the application for a variance to reduce the minimum interior 
side yard requirement adjacent to the east lot line from 13 feet to 0 feet to allow an entrance 
canopy, from 5 feet to 0 feet to allow walkways, and from 5 feet to 4 feet to allow a pergola for 
a place of assembly, subject to the following conditions: 
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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 May 5, 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. Site survey 
4. Site plan with yard requirements 
5. Site plan, floor and elevation plans 
6. Photos 
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Holy Trinity Lutheran Church 

2730 East 31st Street, Minneapolis 

Revised Entry Project – Statement of Proposed Use 

April 11, 2016 

 

The congregation of Holy Trinity Lutheran Church is planning to relocate our east 
side entrance and add a covered canopy and sloping sidewalk to provide 
easier access and more visibility and a welcoming presence to our members, 
other building tenants and others in the neighborhood who visit our building.   

 

The project includes revising the existing entry to a window and the sidewalk 
leading to it to a planting bed, removing a planting bed and bermed area to 
waterproof the existing foundation wall and install a new sidewalk with sloped 
section for accessibility to the building, adding a new door and covered entry 
area, adding benches and planting beds adjacent to the new sidewalk, and 
adding a pergola closer to 31st Street to increase visibility of the new entry.   

 



Holy Trinity Lutheran Church 

2730 East 31st Street, Minneapolis 

Revised Entry Project – Specific Application Requirements, Variance 

April 11, 2016 

 

The congregation of Holy Trinity Lutheran Church sold adjacent land to build a 
senior affordable apartment building in the 1970s and vacated 28th Avenue as 
part of the project.  As the church property was not platted at the time, the 
property line for the vacated street reverted to the church side of the street, 
which was/is approx. 3’6” from the existing building at the east side entry.  The 
main building steps back to be approx. 16’0” from the property line in this area.  
These unique circumstances prove to be a hardship for current proposed 
improvements.  

 

The proposed project relocates the east side entrance with a six foot wide, 
sloped sidewalk for easier access, and a covered entry canopy with columns for 
protection from the weather.  The sidewalk is located approx. 3’ from the face 
of the building, to allow for retaining walls and planting areas to protect existing 
footings from frost upheaval.  The canopy columns will be located approx. 3’6” 
from the property line, in line with the existing building, and the sidewalk will be 
approx. 7’ from the property line.  The required sideyard setback is 5’ + 2x3 
stories above first floor) = 11’.   

 

We are requesting a sideyard setback variance to allow the new covered entry 
canopy, columns and sidewalk within the setback.  We believe these 
improvements are reasonable and do not alter the character of the church or 
neighborhood, and will improve the safety and accessibility of members and 
visitors to the church.   

 





widmeja0
Line

widmeja0
Line

widmeja0
Line

widmeja0
Line

widmeja0
Typewritten Text
13 foot minimum interior side yard
setback requirement for building structure,
including canopy addition

widmeja0
Line

widmeja0
Typewritten Text
front yard setback

widmeja0
Line

widmeja0
Pencil

widmeja0
Line

widmeja0
Line

widmeja0
Typewritten Text
5 foot side yard setback requirement for 
other encroachments

widmeja0
Line

widmeja0
Pencil







C1.0

SELECTIVE SITE

DEMOLITION AND

EROSION CONTROL

PLAN

F
:\
1
6

\1
6
1

0
0

\D
ra

w
in

g
s\

C
iv

il\
C

1
.0

 D
e
m

o
.1

6
1
0

0
.d

w
g
, 
3
/3

1
/2

0
1
6
 1

:4
9
:3

8
 P

M



C2.0

GRADING,

DRAINAGE  AND

EROSION

CONTROL PLAN

F
:\
1
6

\1
6
1

0
0

\D
ra

w
in

g
s\

C
iv

il\
C

2
.0

 G
R

A
D

IN
G

.1
6
1

0
0

.d
w

g
, 
3
/3

1
/2

0
1
6
 1

:4
9
:5

3
 P

M



C3.0

UTILITY

 PLAN

F
:\
1
6

\1
6
1

0
0

\D
ra

w
in

g
s\

C
iv

il\
C

3
.0

 U
T

IL
IT

Y
.1

6
1

0
0

.d
w

g
, 
3
/3

1
/2

0
1
6
 1

:5
0
:0

7
 P

M



C4.0

PAVING PLAN

F
:\
1
6

\1
6
1

0
0

\D
ra

w
in

g
s\

C
iv

il\
C

4
.0

 P
A

V
IN

G
.1

6
1
0

0
.d

w
g
, 
3
/3

1
/2

0
1
6
 1

:5
0
:2

2
 P

M














	Staff report_2730 E 31st St_BZZ-77669
	site plan with setback requirements
	Combined files
	BZZ_Map_2730 31st St E
	HTLC-Statement of Proposed Use Application
	HTLC-Specific Application Rqmts-Variance
	HTLC Survey
	HTLC PHASE TWO Drawings for CITY REVIEW
	HTL1501-T100 22x34 (1)
	Survey 1-15-072
	16100.Holy Trinity Civil.3.31.16
	C1.0 Demo.16100
	CX.X (22X34)

	C2.0 GRADING.16100
	CX.X (22X34)

	C3.0 UTILITY.16100
	CX.X (22X34)

	C4.0 PAVING.16100
	CX.X (22X34)


	HTL1501-D100 D100 (1)
	HTL1501-A100 A100 (1)
	HTL1501-A170 A170 (1)
	HTL1501-A200 A200 (1)

	HTLC 2730 E31st Photo at proposed entry 2
	HTLC 2730 E31st Photo at proposed entry




