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October 14, 2019 
 
 
TO:  Chairperson Cauley 

Planning Commission Members 
City Administrator Meyer 

 
FROM: Cynthia Smith Strack, Community Development Director 
 
SUBJECT: Resolution 19–025: Resolution Recommending the City Council Approve/Deny a variance 

Garage Door Height Belle Plaine Schools ISD 716 
 
 
BACKGROUND 
Belle Plaine Schools proposes construction of a 2,400 square foot facility on Lot 1, Block 5, Belle Plaine 
School Plat. The facility will be used to house district buses and include restrooms. ISD 716 requests 
consideration of a variance to maximum garage door height in the R-3 District to allow four (4) garage doors 
which are ten (10) feet in height. Building elevations are attached. 

 
Representations by the Applicants 
The Applicants represent: 

 If granted the variance will allow garage door heights of 
ten (10) feet.  

 The facility is located south of an existing parking lot 
and west of an existing elementary school. 

 The facility is proposed to have four garage doors to 
accommodate buses owned and operated by Belle 
Plaine Schools. 

 The buses are needed for day to day transportation 
operations   

 
 
 
REQUEST REVIEW 
 
Consistency with Comprehensive Plan & R-3 Single and Two Family Residential District 
Schools are allowable uses in the R-3 District.  
 
Code Standards – Variance Request 
 
Section 1105.07, Subd. 6(3) of the Code establishes a maximum garage door height of nine (9) feet. A 
height of ten (10) feet is requested, a variance of one foot.  
 
Section 1103.05 of the Code establishes general and review criteria to be addressed during variance review 
as follows: 
 

1. Variance must be in harmony with the general purposes and intent of the Code. 
2. Variance must be consistent with the Comprehensive Plan. 
3. Practical difficulties must exist, meaning: 

a. The property is to be used in a reasonable manner which is not permitted by the Code; 
b. The plight of the property owner is due to circumstances unique to the property and not created 

by the landowner; and, 
c. The variance, if granted, will not alter the essential character of the locality.  
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Potential Findings 
 

1. In favor of the request: 
 

 The subject property is guided for residential use and zoned R-3 Single and Two Family 
Residential. Educational uses are allowable uses in the R-3 District. Use of the property will 
remain educational. Buses are a typical part of school operations. The proposed facility is 
consistent with Comprehensive Plan and the general purpose/intent of the Code.  

 The proposed facility is to be located south of an existing off-street parking area and west of an 
existing school. There are no residential dwellings contained within the vicinity of the proposed 
facility.   

 Buses to be stored in the facility require a ten-foot overhead door clearance, without the 
variance the school must store buses outside.  
 

2. In opposition to the request: 
 The plight of the property owner results from the fact the property owner operates school buses 

and is not unique to the property.  
 The plight of the property owner is not related to lot shape, size, features, or any naturally 

occurring factor. The height of a garage door is not unique to the property and could occur in 
nearly any area within the City zoned R-3 Single and Two Family Residential.  
 

Hearing Notice 
A notice of public hearing has been posted, published, and mailed as required by state law. No comments 
for or against the request have been received as of the drafting of this memo.  
 
 

STAFF RECOMMENDATION 
 
Staff recommends approval of a variance to Section 1105.07, Subd. 6(3) thereby allowing a ten (10) foot 
garage door height.  
 
The following conditions are recommended should the Planning Commission view either or both variance 
requests favorable:  
 

1. The “Use” is a 2,400 square foot facility proposed for Lot 1, Block 5 Belle Plaine School Plat.  
 

2. This approval shall expire one year after date of approval unless the Applicant has commenced construction 
of the garage.  
 

3. A building permit is required.  
 

4. This permit is subject to all applicable codes, regulations and ordinances, and violation thereof shall be 
grounds for revocation. 
 
 

ATTACHMENTS 
 

 Elevations 
 Aerial 
 Resolution 19-025(A) Recommending the Council Conditionally Approve a Variance to Section 

1105.07, Subd. 6(3) of the Code to allow a garage door height maximum of ten (10) feet for a 
structure on Lot 1, Block 5 Belle Plaine School Plat. 

 Resolution 19-025(B) Recommending the Council Deny a Variance to Section 1105.07, Subd. 
6(3) of the Code as proposed by Independent School District 716 for a proposed structure at 
Lot 1, Block 5 Belle Plaine School Plat. 
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BELLE PLAINE PLANNING COMMISSION  
RESOLUTION PZ 19-025(A) 

 
 

A RESOLUTION RECOMMENDING THE COUNCIL CONDITIONALLY APPROVE A VARIANCE TO 
SECTION 1105.07, SUBD. 6(3) OF THE CODE TO ALLOW A GARAGE DOOR HEIGHT 

MAXIMUM OF TEN (10) FEET FOR A STRUCTURE ON 
LOT 1, BLOCK 5 BELLE PLAINE SCHOOL PLAT  

 
 

WHEREAS, the City Code §1103.07 provides for the processing of variance requests; and,   
 
WHEREAS, Independent School District 716 is the owner of Lot 1, Block 5 Belle Plaine School Plat; and, 
 
WHEREAS, Independent School District 716 (the ‘Applicant’) has applied for a variance to Section 
1105.07, Subd. 6(3) of the City Code which restricts garage door heights to a maximum of nine (9) feet; 
and,  
 
WHEREAS, the subject property is identified as PID # 200340060, is legally described as Lot 1, Block 5, 
Belle Plaine School Plat; and,  
 
WHEREAS, a public hearing was scheduled and held by the Planning Commission, the City’s designated 
Planning Agency, on October 14, 2019 following duly published notice to accept public comment on a 
proposed variance to Section 1105.07, Subd. 6(3) of the City Code relating to maximum garage door 
height; and,  
 
WHEREAS, the Planning Commission accepted public input and discussed the proposed variance; and,  
 
WHEREAS, the Planning Commission finds: 

 
 The subject property is guided for residential use and zoned R-3 Single and Two 

Family Residential. Educational uses are allowable uses in the R-3 District. Use of the 
property will remain educational. Buses are a typical part of school operations. The 
proposed facility is consistent with Comprehensive Plan and the general purpose/intent 
of the Code.  

 The proposed facility is to be located south of an existing off-street parking area and 
west of an existing school. There are no residential dwellings contained within the 
vicinity of the proposed facility.   

 Buses to be stored in the facility require a ten-foot overhead door clearance, without 
the variance the school must store buses outside.   

 
 
NOW, THEREFORE BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF BELLE 
PLAINE, SCOTT COUNTY, MINNESOTA, THAT:  It recommends the City Council approve a variance to 
Section 1105.07, Subd. 6(3) of the City Code thereby allowing a ten (10) foot garage door height at Lot 1, 
Block 5 Belle Plaine School Plat provided: 
 

1. The “Use” is a 2,400 square foot facility proposed for Lot 1, Block 5 Belle Plaine School Plat.  
 

2. This approval shall expire one year after date of approval unless the Applicant has commenced 
construction of the garage.  
 

3. A building permit is required.  
 

4. This permit is subject to all applicable codes, regulations and ordinances, and violation thereof shall 
be grounds for revocation. 



 

 
The adoption of the foregoing resolution was duly moved by Commissioner ______ and seconded by 
Commissioner ________________ and after full discussion thereof and upon a vote being taken thereon, 
the following Commissioners voted in favor thereof: ____________________. Commissioners 
__________ were not present. 
 
and the following voted against the same: ______________________.  
 
Whereupon said resolution was declared duly passed and adopted.  Dated this 14th day of October, 2019.  
  
 
         
___________________      _______________________  
Ashley Cauley         Cynthia Smith Strack  
Chairperson       Community Development Director  



 

BELLE PLAINE PLANNING COMMISSION  
RESOLUTION PZ 19-025(B) 

 
 

A RESOLUTION RECOMMENDING THE COUNCIL DENY A VARIANCE TO SECTION 1105.07, 
SUBD. 6(3) OF THE CODE TO ALLOW A GARAGE DOOR HEIGHT 

MAXIMUM OF TEN (10) FEET FOR A STRUCTURE ON 
LOT 1, BLOCK 5 BELLE PLAINE SCHOOL PLAT  

 
 

WHEREAS, the City Code §1103.07 provides for the processing of variance requests; and,   
 
WHEREAS, Independent School District 716 is the owner of Lot 1, Block 5 Belle Plaine School Plat; and, 
 
WHEREAS, Independent School District 716 (the ‘Applicant’) has applied for a variance to Section 
1105.07, Subd. 6(3) of the City Code which restricts garage door heights to a maximum of nine (9) feet; 
and,  
 
WHEREAS, the subject property is identified as PID # 200340060, is legally described as Lot 1, Block 5, 
Belle Plaine School Plat; and,  
 
WHEREAS, a public hearing was scheduled and held by the Planning Commission, the City’s designated 
Planning Agency, on October 14, 2019 following duly published notice to accept public comment on a 
proposed variance to Section 1105.07, Subd. 6(3) of the City Code relating to maximum garage door 
height; and,  
 
WHEREAS, the Planning Commission accepted public input and discussed the proposed variance; and,  
 
WHEREAS, the Planning Commission finds: 

 
 The plight of the property owner results from the fact the property owner operates 

school buses and is not unique to the property.  
 The plight of the property owner is not related to lot shape, size, features, or any 

naturally occurring factor. The height of a garage door is not unique to the property and 
could occur in nearly any area within the City zoned R-3 Single and Two Family 
Residential.  

 
NOW, THEREFORE BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF BELLE 
PLAINE, SCOTT COUNTY, MINNESOTA, THAT:  It recommends the City Council deny a variance to 
Section 1105.07, Subd. 6(3) of the City Code as proposed by Independent School District 716 for a 
proposed structure at Lot 1, Block 5 Belle Plaine School Plat. 

 
The adoption of the foregoing resolution was duly moved by Commissioner ______ and seconded by 
Commissioner ________________ and after full discussion thereof and upon a vote being taken thereon, 
the following Commissioners voted in favor thereof: ____________________. Commissioners 
__________ were not present. 
 
and the following voted against the same: ______________________.  
 
Whereupon said resolution was declared duly passed and adopted.  Dated this 14th day of October, 2019.  
  
 
         
___________________      _______________________  
Ashley Cauley         Cynthia Smith Strack  
Chairperson       Community Development Director  
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