
STAFF REPORT 
 

Application:    Variance to add paved parking area to church resulting in a lot coverage of approx. 45% 

in a shoreland area (max. 25% allowed) and to allow for parking on a parcel separated from the lot the 

parking serves.  

Applicant: First Baptist Church    
 

Background Information:  

 Proposal:   The First Baptist Church is proposing to provide additional parking to serve its 
parishioners and guests on a separate church-owned lot west of 6th Street. The lot proposed for the 
added parking is 0.24 acres in size and on it is an existing rectory/home owned by the church. This 
west lot (Parcel #21-0890-000) is apart from the south lot with the church building. The current parking 
area to the north of the church is also on a separate lot. The church properties are zoned R-3 (Multiple 
Residential) and are within the Shoreland Overlay District. Changes proposed to the parking and 
access are due to recent improvements to the city streets serving the church and to State Highway 28. 
Parking is not allowed along the curb of the street, which is within public right-of-way. 

By ordinance, a separate lot that is within 150 feet of the principal use it serves may be allowed as a 
parking area with the approval of the Board of Adjustment. With a recommendation from the 
Planning Commission, the City Commission as Glenwood’s Board of Adjustment will be asked to 
make a determination on whether this will be allowed.  

A variance is needed for the additional impervious coverage created by the proposed new parking. 
The new parking area on the west lot will add approx. 2400 sq ft of new impervious coverage. In 
creating the new parking, the total impervious area for the lot will be over 45 percent (max. 25 percent 
within a Shoreland District). The current north parking lot is almost entirely covered by impervious 
and the church lot to the south currently exceeds the limits on impervious, though both are legal 
nonconformities.  

Some additional parking for the church is needed. The city ordinance provides that a church must 
provide a minimum standard for parking of 1 per 3 seats in the principal assembly room. With 
approximately 160 seats in the church’s main assembly area, at least 53 parking spaces are required. 
Currently only the north lot is available for public parking and this has been further reduced in area 
due to the road improvements, far less than what is required by ordinance. More complete information 
on the amount of parking spaces that would be provided with the plans included here will be provided 
at the meeting. 

Erosion control measures are proposed to be included with the entire parking project.   

 Location: 

o 515 2nd Ave NW., Glenwood, Minnesota   
o Sec/Twp/Range: 12/125/18   
o Parcel number(s):  

 21-0865-000 South lot (Church and grounds) 
 21-0889-001 North lot (Current parking) 
 21-0890-000 West lot (New parking)  

 Zoning: R-3 (Multiple Residential)    

 Lot size: West lot with the new parking is approx. 10,455 sq ft (0.24 acre) according to Pope County 
parcel data. 

Existing Impervious Coverage: About 2368 sq ft (22.6%) 
Proposed Impervious Coverage: About 4,768 sq ft (45.6%) 



 Septic System Status: The property is served by the city sewer system.  

 Natural Features:  Mostly grass cover for the lot proposed for parking. There are no trees or other 
natural features that would be disturbed. 

  

 

Applicable Statutes/Ordinances:   
 
Minnesota Statutes 

 

462.357 (2011) OFFICIAL CONTROLS: ZONING ORDINANCE. 

Subd. 6. Appeals and adjustments. 
Appeals to the board of appeals and adjustments may be taken by any affected person upon 

compliance with any reasonable conditions imposed by the zoning ordinance. The board of 
appeals and adjustments has the following powers with respect to the zoning ordinance: 

(1) To hear and decide appeals where it is alleged that there is an error in any order, 
requirement, decision, or determination made by an administrative officer in the enforcement of 
the zoning ordinance. 

(2) To hear requests for variances from the requirements of the zoning ordinance including 
restrictions placed on nonconformities. Variances shall only be permitted when they are in 
harmony with the general purposes and intent of the ordinance and when the variances are 
consistent with the comprehensive plan. Variances may be granted when the applicant for the 
variance establishes that there are practical difficulties in complying with the zoning ordinance. 
"Practical difficulties," as used in connection with the granting of a variance, means that the 
property owner proposes to use the property in a reasonable manner not permitted by the zoning 
ordinance; the plight of the landowner is due to circumstances unique to the property not created 
by the landowner; and the variance, if granted, will not alter the essential character of the 
locality. Economic considerations alone do not constitute practical difficulties. Practical 
difficulties include, but are not limited to, inadequate access to direct sunlight for solar energy 
systems. Variances shall be granted for earth sheltered construction as defined in section 216C.06, 
subdivision 14, when in harmony with the ordinance. The board of appeals and adjustments or 
the governing body as the case may be, may not permit as a variance any use that is not allowed 
under the zoning ordinance for property in the zone where the affected person's land is located. 
The board or governing body as the case may be, may permit as a variance the temporary use of a 
one family dwelling as a two family dwelling. The board or governing body as the case may be 
may impose conditions in the granting of variances. A condition must be directly related to and 
must bear a rough proportionality to the impact created by the variance.  

  

City of Glenwood Shoreland Use Regulations 

 

151.38    PLACEMENT AND DESIGN OF ROAD, DRIVEWAYS AND PARKING AREAS. 

 
(A) Public and private roads and parking areas must be designed to take advantage of natural 

vegetation and topography to achieve maximum screening from view from public waters. Documentation 

must be provided by a qualified individual that all roads and parking areas are designed and constructed 

to minimize and control erosion to public waters consistent with the field office technical guides of the 

local soil and water conservation district, or other applicable technical materials. 

 
(B) Roads, driveways and parking areas must meet structure setbacks and must not be placed 

within bluff and shore impact zones, when other reasonable and feasible placement alternative exist. If 



no alternatives exist, they may be placed within these areas, and must be designed to minimize adverse 

impacts. 

 
(C) Public and private watercraft access ramps, approach roads and access-related parking areas may 

be placed within shore impact zones provided the vegetative screening and erosion control conditions  of  

this  subpart  are  met.  For  private  facilities,  the  grading  and  filling  provisions  of 
' 151.37(B) must be met. 

(Ord. 31, passed - -1995) 
 

 

151.39    STORMWATER MANAGEMENT. 

 
The following general and specific standards shall apply.  

(A) General standards. 

(1)  When possible, existing natural drainageways, wetlands and vegetated soil surfaces must 

be used to convey, store, filter and retain stormwater runoff before discharge to public waters. 
 

(2)  Development must be planned and conducted in a manner that will minimize the extent of 

disturbed areas, runoff velocities, erosion potential and reduce and delay runoff volumes. Disturbed areas 

must be stabilized and protected as soon as possible and facilities or methods used to retain sediment on 

the site. 

 
(3)  When development density, topographic features and soil and vegetation conditions are 

not sufficient to adequately handle stormwater runoff using natural features and vegetation, various types 

of constructed facilities such as diversions, settling basins, skimming devices, dikes, waterways and 

ponds may be used. Preference must be given to designs using surface drainage, vegetation and 

infiltration rather than buried pipes and human-made materials and facilities. 

 
(B) Specific standards. 

 
(1)  Impervious surface coverage of lots must not exceed 25% of the lot area. 

 
(2)  When constructed facilities are used for stormwater management, documentation must be 

provided by a qualified individual that they are designed and installed consistent with the field office 

technical guide of the local soil and water conservation. 

 
(3)  New constructed stormwater outfalls to public waters must provide for filtering or settling 

of suspended solids and skimming of surface debris before discharge. 
(Ord. 31, passed - -1995) 

 

City of Glenwood Zoning Regulations 

 
' 153.069    OFF-STREET PARKING. 

 
(A) Off-street parking spaces shall be provided and maintained in accordance with specifications 

herein  in  any  district  whenever  any  new  use  is  established  or  any  existing  use  is  enlarged.  For 

multi-family and townhouse usage, parking may be provided as exposed (outdoor or open) spaces or as 

totally enclosed spaces.



Regardless of the number of enclosed spaces the number of exposed spaces shall not be 

reduced to less than one per dwelling unit, plus any required disabled spaces. Fractional spaces shall be 

rounded up to the next full number in determining all parking requirements. 
 

 

Use 
 

Parking Spaces Required 
 

Single-family house; two-family house; townhouse 
 

Two per dwelling unit 
 

Multiple-family dwellings 
 

1.5 per dwelling unit 
 

Churches, auditoriums and mortuaries 
 

1 per 3 seats in principal assembly room 
 

Schools 
 

1 per classroom, plus 1 additional/each 20 students 
 

Theater 
 

1 per 3 seats 
 

Hospital and rest homes 
 

1 per 3 beds and 1 for each employee on the 

maximum working shift 
 

Motor service station 
 

4 per each service stall 
 

Business and professional offices 
 

1 for every 250 sq. ft. of floor space* 
 

Medical, dental and animal clinics 
 

5 per doctor, dentist or veterinarian* 
 

Restaurants, cafés, bars, taverns, nightclubs 
 

1 per 2 seats* 
 

Retail businesses 
 

1 for every 150 sq. ft. of floor space* 
 

Bowling alleys 
 

5 for each alley 
 

Hotel or motel 
 

1 per each rental unit 
 

Open sales or rental lots 
 

1 per each 3,500 sq. ft. of sales and display area* 
 

Drive-in establishment 
 

1 for every 15 sq. ft. of floor area* 
 

Wholesaling, manufacturing and similar uses 
 

1 for each employee on the maximum working shift 
 

*Plus one space per employee 

 

(1)  Location. Parking spaces, with the approval of the Board of Adjustment, may be located 

on a lot other than that containing the principal use but the lot must be contiguous and must be located 

within the same zoning district, within 150 feet of the building that it serves and shall not be separated 

by any public street. Parking lots for more than two vehicles may be located anywhere on a lot other than 

a front yard or within ten feet of a side or rear lot line, plus any required buffers.



 
 

 
(2)  Construction. Any off-street parking lot for five or more vehicles, and all circulation 

areas, shall be surfaced and maintained with a hard, all-weather, durable and dust-free surfacing 

material composed of bituminous asphalt or concrete installed over a well compacted sub-grade and 

gravel base. Except for single and two-family residential uses, each space shall be clearly delineated by 

lines painted on or embedded in the surface of the parking area, and all disabled and visitor spaces shall 

be marked with signs. Appropriate traffic-control signs shall be provided at entrances to and throughout 

the development. 

 
(3)  Lighting. Any lighting used to illuminate any off-street parking lot or outdoor retail area 

shall be so arranged as to reflect the light away from adjoining premises of residential usage. 
 

(4)  Permanent front yard parking. This shall be as regulated by the City Commission. 

(5)  Traffic and circulation. 

(a)  General  requirements.  Vehicular  traffic  shall  be  channeled  and  controlled  in  a 

manner that will avoid congestion and traffic hazards on the lot or tract or on adjacent streets. Traffic 

generated by the use shall be directed so as to avoid excessive traffic through residential areas. No parking 

area, stack area or circulation area, except for driveway ingress and egress, shall be located within a street, 

alley or highway. 

 
(b)  Review. The adequacy of any proposed traffic circulation system on a lot or tract 

shall be subject to the approval of the City Commission or the delegated city department or consultant 

as to the effect on the orderly and safe movement of traffic within the development and the surrounding 

area. 

 
(c)  Circulation within parking areas. 

 
1.      Unobstructed access to each parking space shall be provided. 

 
2.      Traffic moving from one area of parking to another shall be capable of doing so 

without using a street. 
 

3.      Dead end drive aisles shall not be permitted. 

 
4.      Parking spaces oriented at an angle of less than 90 degrees to the drive aisle shall 

be served only by way of one-way drive aisles. 

 
(d)  Driveway design. 

 
1.      Minimum driveway width (back of curb to back of curb): 

 
a.      One-way: 12 feet; and 

b.      Two-way: 20 feet.



 

 
2.      All off-street parking areas shall have access driveways rather than direct access 

from a street and the driveways shall have a maximum width at the street of 22 feet. 
 

(e)  Internal streets design. 

 
1.      All streets shall be a minimum of 40 feet wide and shall meet construction 

standards set forth in division (B)(5)(e)2. below. 

 
2.      Plans for drainage, grades, radii, visibility and other normal design criteria shall 

be prepared by a registered engineer and subject to the approval of the City Commission or the delegated 

City Department or consultant, and the streets shall be built to the Engineer=s standards. 

 
3.      If any streets are to be dedicated, at any time, to the public, then the streets shall 

conform to any applicable higher standards of design and construction. 

 
(6)  Size of spaces. 

 
 

Angle 
 

Space Width 
 

Space Length 
 

Drive Aisle Width 
 

90 deg. 
 

9 feet 
 

20 feet 
 

24 feet 
 

60 deg. 
 

10 feet 
 

20 feet 
 

18 feet 
 

45 deg. 
 

10 feet 
 

20 feet 
 

12 feet 

 

(1988 Code, ' 11.50-5) 

 
 

Staff Comments: There are two distinct questions to be addressed with the application from the Holy 
Baptist Church:  
 

1) Should parking be allowed for the separate parcels (the north and west lots) serving the principal 
use (the church lot)? A recommendation from the Planning Commission on this issue to be 
determined by the Board of Adjustment (City Commission) may be provided. 

 

2) Should a variance be allowed for the added impervious coverage due to the addition of the new 
parking area on the west lot?  In order to grant a variance, the City needs to find that a property 
owner has met the criteria established in the City Code and/or State Law. In making its decision, the 
City will need to state its “findings of fact” indicating why those criteria have been met or not met and 
as such, why the variance request should be approved or denied. 

In granting a variance, state statute (462.357, Subd. 1e (i) states that “In evaluating all variances, zoning 
and building permit applications, or conditional use requests, the zoning authority shall require the 
property owner to address, when appropriate, storm water runoff management, reducing impervious 
surfaces, increasing setback, restoration of wetlands, vegetative buffers, sewage treatment and water 
supply capabilities, and other conservation-designed actions.”  

 

Findings of Fact: Staff would recommend the following findings of fact be considered with regard to the 
added impervious coverage in whether to recommend denial, approval, or approval with conditions: 



1. Will the granting of the variance be in harmony with the general purposes and intent of the Zoning 
and/or Subdivision Ordinance? 

No. The spirit and intent of the ordinance (impervious coverage limit) is to help protect lake 
water quality by allowing more stormwater runoff to infiltrate into the ground rather than 
running into the lake untreated or filtered. 

Adding further from the existing impervious coverage does violate the intent of the ordinance to 
create uniformity from lot to lot in coverage and the need from all property owners to manage 
stormwater runoff. The 25 percent limit on impervious does, though, appear to be primarily 
directed toward City lots with residential homes. 

2. Is the proposed use of the property reasonable? 

Need discussion. The requested variance may be reasonable in the sense that this allowance for 
the additional parking area is due to the loss of parking with the street improvements that provide 
access onto the church property and the need for the church to provide adequate parking outside 
the public right-of-way for its users. However, the added parking also creates additional 
impervious coverage that would result on a lot that is already near the allowed limit and for 
properties that as a whole exceed the limit on impervious coverage.        

3. Is the plight of the landowner due to circumstances unique to the property not created by the 
landowner? 

Yes. The need for the variance is largely due to limitations imposed with the improvements to TH 
28, changes to the City street access and the inability to park within the public right-of-way. These 
circumstances are not within the control of the applicant, nor are the restrictions due to lot size 
and dimensions of the church properties. 

4. Will the variance, if granted, alter the essential character of the locality? 

No. The addition of parking does not change the character of this mostly residential area. 

5. Are economic considerations the only reason the applicant cannot meet the strict requirements of 
the ordinance? 

No. Economic considerations do not appear to play a significant factor in the requested variance. 
The request is due primarily to the need for the church to provide adequate parking. 

 

Staff Recommendation:  

Staff would typically recommend no net increase in impervious coverage, but with the limited parking 
remaining after the street improvements and the need to maintain the minimum parking standard for the 
church, an allowance for new parking as proposed for the west lot may be appropriate.  

If the application or some version of the application is approved, Staff would recommend consideration 
for the following conditions of approval: 

1. Erosion and sedimentation control measures must be installed and maintained until the 
construction areas have been stabilized. These shall include at a minimum silt fences between any 
areas of disturbance (if there will be any) and the lake as well as to any neighboring properties 
which are downslope of the disturbed areas. Once disturbed areas are no longer being used for 
construction purposes, these shall be covered with mulch, erosion control blankets, hydroseed or 
other forms of temporary cover until vegetation is re-established. 

 


