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LAND USE APPLICATION SUMMARY 

Property Location: 1901 Fillmore Street Northeast 
Project Name:  Bonicelli 
Prepared By: Hilary Dvorak, Principal Planner, (612) 673-2639 
Applicant:  Laura Bonicelli 
Project Contact:   Laura Bonicelli 
Request:  To open a restaurant on the ground floor of a mixed-use building. 
Required Applications: 
Rezoning From the R2B zoning district to the C1 zoning district. 
Variance Of the enclosed building standards to allow outdoor grilling. 
Variance To reduce the minimum drive aisle width from 22 feet to 12 feet 11 inches. 

 

SITE DATA 
 
Existing Zoning R2B Two-family District 
Lot Area 9,762 square feet / .224 acres 
Ward(s) 1 
Neighborhood(s) Windom Park 
Designated Future 
Land Use Urban Neighborhood 

Land Use Features Commercial Corridor (Central Avenue Northeast three blocks west) 
Community Corridor (Johnson Street Northeast four blocks east) 

Small Area Plan(s) None 
  

CPC Agenda Item #5 
January 26, 2015 

BZZ-6963 

Date Application Deemed Complete December 29, 2014 Date Extension Letter Sent Not Applicable 

End of 60-Day Decision Period February 27, 2015 End of 120-Day Decision Period Not Applicable 

 

mailto:Hilary.Dvorak@minneapolismn.gov
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The property is located in northeast Minneapolis on 
the northeast corner of Fillmore Street Northeast and 19th Avenue Northeast. The site is occupied by a 
mixed use building containing a grocery store on the first floor and four dwelling units on the upper 
floor. There is a detached two-car garage on the site and a surface parking area. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The site is surrounded by single and 
two-family residences. The site is located in the Windom Park neighborhood. 

PROJECT DESCRIPTION. The applicant is proposing to convert the existing grocery store into a 
restaurant. The applicant would like to obtain a license to serve beer and wine in the restaurant. In 
order to obtain a liquor license the applicant needs to rezone the property from residential to 
commercial. Since the rezoning request is to go from residential to commercial the applicant was 
required to obtain consent signatures from two-thirds of the property owners within 100 feet of the 
site just to apply. The applicant was able to obtain the signatures. 

As part of the restaurant, the applicant is proposing to grill food outdoors. The zoning code requires 
that all production, processing, storage, sales, display or other business activity occur within a 
completely enclosed building. In order to allow the outdoor grilling the applicant has applied for a 
variance of the enclosed building requirements. 

The size of the commercial space in the building is 2,200 square feet. The parking requirement for a 
grocery store is one space per every 500 square feet of gross floor area in excess of 4,000 square feet. 
And the parking requirement for the residential portion of the building is one space per dwelling unit. 
The parking requirement for the grocery store and four dwelling units is eight spaces.  

The site has a two-car garage on it and a surface parking area. Based on the geometry of the parking 
area there are five parking spaces on the site but none of them are accessed from a conforming drive 
aisle. The site is grandfathered for three parking spaces. 

The parking requirement for a restaurant is one space for every 500 square feet of gross floor area up 
to 2,000 square feet plus one space for every 300 square feet of gross floor area in excess of 2,000 
square feet. A 2,200 square foot restaurant requires five parking spaces. Given this, one additional 
parking space needs to be provided on site. The applicant is proposing to locate three additional parking 
spaces in the northeast corner of the site along the alley. The drive aisle requirement is 22 feet. The 
applicant is proposing to have a drive aisle that is 12 feet 11 inches. To make up the difference in the 
drive aisle width, the applicant has indicated that the 14-foot wide alley would be utilized for 
maneuvering. The applicant has applied for a variance to reduce the width of the drive aisle. 

The applicant is proposing to rehabilitate the building. Five windows and a door would be added to the 
front of the building, a new cornice would be added on the northern half of the building, new awnings 
would be added over the entryway and the new windows and new light fixtures would be installed along 
the first floor façade. The entire building would also be repainted. 

The existing surface parking area is located between the building and the detached garage. The surface 
parking area extends all the way up to the public sidewalk along 19th Avenue Northeast. In order to 
screen the parking area from the public street and sidewalk, and to protect pedestrians on the public 
sidewalk, the applicant is encouraged to provide a landscape buffer along the property line. 
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The refuse and recycling containers are currently not screened. To meet the requirements of the zoning 
code the refuse and recycling containers must be enclosed on all four sides by screening compatible with 
the principal structure not less than two feet higher than the refuse container or shall be otherwise 
effectively screened from the street, adjacent residential uses located in a residence or office residence 
district and adjacent permitted or conditional residential uses. The applicant will need to screen the 
refuse and recycling containers per the requirements of section 535.80 of the zoning code. 

RELATED APPROVALS. No land use applications have been reviewed for this site. 

PUBLIC COMMENTS. No comments have been submitted in regards to these applications. Any 
correspondence received prior to the public meeting will be forwarded on to the Planning Commission 
for consideration. 

ANALYSIS 

REZONING 
The Department of Community Planning and Economic Development has analyzed the application for a 
rezoning of the property located at 1901 Fillmore Street Northeast from the R2B zoning district to the 
C1 zoning district based on the following findings: 

1. Whether the amendment is consistent with the applicable policies of the comprehensive plan. 

The future land use map in The Minneapolis Plan for Sustainable Growth designates this site as Urban 
Neighborhood. Central Avenue Northeast, located three blocks west of the site, is a designated 
Commercial Corridor and Johnson Street Northeast, located four blocks east of the site, is a 
designated Community Corridor. The following principles and policies outlined in the plan apply to 
this proposal: 

Land Use Policy 1.1: Establish land use regulations to achieve the highest possible 
development standards, enhance the environment, protect public health, support a 
vital mix of land uses, and promote flexible approaches to carry out the comprehensive 
plan. 

1.1.5 Ensure that land use regulations continue to promote development that is compatible with 
nearby properties, neighborhood character, and natural features; minimizes pedestrian and 
vehicular conflict; promotes street life and activity; reinforces public spaces; and visually 
enhances development. 

Land Use Policy 1.4: Develop and maintain strong and successful commercial and 
mixed use areas with a wide range of character and functions to serve the needs of 
current and future users. 

1.4.1 Support a variety of commercial districts and corridors of varying size, intensity of 
development, mix of uses, and market served. 

1.4.2 Promote standards that help make commercial districts and corridors desirable, viable, and 
distinctly urban, including: diversity of activity, safety for pedestrians, access to desirable goods 
and amenities, attractive streetscape elements, density and variety of uses to encourage walking, 
and architectural elements to add interest at the pedestrian level. 

1.4.3 Continue to implement land use controls applicable to all uses and structures located in 
commercial districts and corridors, including but not limited to maximum occupancy standards, 
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hours open to the public, truck parking, provisions for increasing the maximum height of 
structures, lot dimension requirements, density bonuses, yard requirements, and enclosed 
building requirements. 

1.4.4 Continue to encourage principles of traditional urban design including site layout that 
screens off-street parking and loading, buildings that reinforce the street wall, principal 
entrances that face the public sidewalks, and windows that provide “eyes on the street”. 

Land Use Policy 1.6: Recognize that market conditions and neighborhood traditions 
significantly influence the viability of businesses in areas of the city not designated as 
commercial corridors and districts. 

1.6.1 Allow for retention of existing commercial uses and zoning districts in designated Urban 
Neighborhood areas, to the extent they are consistent with other city goals and do not 
adversely impact surrounding areas. 

1.6.2 In parts of the city outside of designated corridors, nodes, and centers, limit territorial 
expansions of commercial uses and districts. 

Land Use Policy 1.8: Preserve the stability and diversity of the city's neighborhoods 
while allowing for increased density in order to attract and retain long-term residents 
and businesses. 

1.8.2 Advance land use regulations that retain and strengthen neighborhood character, including 
direction for neighborhood serving commercial uses, open space and parks, and campus and 
institutional uses. 

Rezoning the property from the R2B Two-family District to the C1 Neighborhood Commercial 
District would be consistent with the applicable policies of The Minneapolis Plan for Sustainable 
Growth. The urban neighborhood designation may include undesignated nodes and some other small-
scale uses, including neighborhood-serving commercial, institutional and semi-public uses scattered 
throughout. While the existing property is not located on a designated corridor or in a designed 
node, the property has been occupied by a commercial use since 1912. Commercial buildings and 
uses provide needed amenities and services to communities. The proposed restaurant would serve 
the immediate and nearby community. 

2. Whether the amendment is in the public interest and is not solely for the interest of a single property owner. 

Rezoning the property is in the public interest and is not solely for the interest of the property 
owner. In 1895 a dwelling was constructed on the property located at 1907 Fillmore Street 
Northeast and in 1904 a dwelling was constructed on the property located at 1901 Fillmore Street 
Northeast. In 1912 the property located at 1901 Fillmore Street Northeast was altered and a 
commercial building was constructed on the property. In 1922, a commercial addition was added to 
the front of the dwelling on the property located at 1907 Fillmore Street Northeast. Then, in 1948, 
an addition was added to the buildings located at 1901 and 1907 Fillmore Street Northeast that 
joined the two structures together. Given the history of this property, a commercial business has 
operated in this building for over 100 years. Rezoning the property from the R2B Two-family 
District to the C1 Neighborhood Commercial District will prescribe what commercial uses could 
locate in the building. 

3. Whether the existing uses of property and the zoning classification of property within the general area of the 
property in question are compatible with the proposed zoning classification, where the amendment is to 
change the zoning classification of particular property. 
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Properties in the immediate area are zoned R2B Two-family District. There are also properties in 
the R1 Single-family District and R5 Multiple-family District nearby. There are properties on both 
Central Avenue Northeast (three blocks west) and Johnson Street Northeast (four blocks east) that 
are zoned commercial. The site is surrounded by single- and two-family residences. Given the 
surrounding zoning classifications, as well as adopted policy, rezoning the subject property to the C1 
Neighborhood Commercial District would be appropriate and compatible in this location. 

4. Whether there are reasonable uses of the property in question permitted under the existing zoning 
classification, where the amendment is to change the zoning classification of particular property. 

The R2B Two-family District allows single and two-family dwellings and a handful of non-residential 
uses. However, given the size of the property most of the non-residential uses would not be 
allowed. The existing mixed-use building containing a grocery store on the first floor and four 
dwelling units on the upper floor is nonconforming. A nonconforming use may not be changed to 
any other use, other than a use permitted in the district, unless granted approval for a change of 
nonconforming use. Although some reasonable use of the property is allowed in the R2B Two-family 
District, the R2B zoning classification does not allow for the conversation of the grocery store to a 
restaurant. 

5. Whether there has been a change in the character or trend of development in the general area of the 
property in question, which has taken place since such property was placed in its present zoning 
classification, where the amendment is to change the zoning classification of particular property. 

The surrounding area is and has primarily remained a low-density residential area. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application of the 
enclosed building standards to allow outdoor grilling 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. 

As part of the restaurant, the applicant is proposing to grill food outdoors. The zoning code 
requires that all production, processing, storage, sales, display or other business activity occur within 
a completely enclosed building. Practical difficulties exist in complying with the ordinance because of 
circumstances unique to the property. The applicant is proposing to utilize a gas grill that cannot be 
utilized indoors. The building on the site is configured in the shape of a “C”. The applicant is 
proposing to locate the grill towards the interior of the building where it would be surrounded by 
the building itself. 

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. 

The variance request is reasonable and in keeping with the spirit and intent of the ordinance and the 
comprehensive plan. Enclosed building regulations are established in order to promote the orderly 
development and use of land, to protect and conserve the natural environment, to minimize 
conflicts among land uses, and to protect the public health, safety and welfare. The intent of 
prohibiting outdoor grilling is to prevent obnoxious grilling odors and smoke from dissipating into 
public areas and residential properties. Given the configuration of the building the grill will be 
screened from the adjacent residential properties by the building itself. The proposed location of the 
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outdoor grill reduces the potential off-site nuisances of odor and smoke. The applicant had indicated 
that food would be grilled several times a week during the spring, summer and fall and occasionally 
during the winter. 

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. 

Granting the variance would not adversely alter the essential character of the locality or be injurious 
to the use or enjoyment of other property in the vicinity, nor would it be detrimental to the health, 
safety, or welfare of the general public or of those utilizing the property or nearby properties. The 
site is surrounded by single and two-family residences. Residential uses are permitted to grill food 
outdoors without obtaining a variance of the enclosed building regulations. The subject site is 
occupied by a mixed use building containing four dwelling units on the upper floor. Given where the 
grill is proposed to be located no detrimental impacts to the surrounding area are anticipated. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application to 
reduce the minimum drive aisle width from 22 feet to 12 feet 11 inches 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. 

The applicant is proposing to locate three parking spaces in the northeast corner of the site along 
the alley. The drive aisle requirement is 22 feet. The applicant is proposing to have a drive aisle that 
is 12 feet 11 inches. To make up the difference in the drive aisle width, the applicant has indicated 
that the 14-foot wide alley would be utilized for maneuvering. Practical difficulties exist in complying 
with the ordinance because of circumstances unique to the property. In order to meet the parking 
requirement for the restaurant and the four dwelling units, one additional parking space needs to be 
added to the site. Given the location of the existing structures on the site, providing the additional 
parking in the northeast corner of the site is the most practical. Since the parking spaces would be 
located near the public alley, it is also practical to utilize it for maneuvering purposes in order to 
reduce the amount of impervious surface on the site. 

To meet the setback requirements in the C1 zoning district, a five foot setback along the north 
property line needs to be maintained. Given this, CPED is recommending that there be a five foot 
wide landscaped yard provided between the parking area and the north property line. 

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. 

The variance request is reasonable and in keeping with the spirit and intent of the ordinance and the 
comprehensive plan. Drive aisle width regulations are established to ensure that proper access to 
off-street parking spaces is provided. Between the on-site drive aisle and the public alley the 
maneuvering space for the parking spaces will be in excess of 22 feet. 

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. 
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Granting of this variance will not alter the essential character of the locality or be injurious to the 
use or enjoyment of other property in the vicinity. In addition, granting of the variance will not be 
detrimental to the health, safety, or welfare of the general public or of those utilizing the property 
or nearby properties. While the drive aisle will be less than 22 feet in width, access to the parking 
spaces in the northeast corner of the site will not be impeded. 

FOR REZONINGS ONLY 

ZONING PLATE NUMBER. 10 

LEGAL DESCRIPTION. Lots 16 and 17, Eggleston’s Rearrangement of Block 12 of Lincoln Street 
Supplement to East Side Addition to Minneapolis, Hennepin County, Minnesota. 

RECOMMENDATIONS 

Recommendation of the Department of Community Planning and Economic Development 
for the Rezoning: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission and City Council adopt the above findings and approve the rezoning petition for 
the property located at 1901 Fillmore Street Northeast from the R2B zoning district to the C1 zoning 
district. 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a variance of the 
enclosed building standards to allow outdoor grilling located at 1901 Fillmore Street Northeast. 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a variance to reduce the 
minimum drive aisle width from 22 feet to 12 feet 11 inches located at 1901 Fillmore Street Northeast, 
subject to the following conditions: 

1. There shall be a five foot wide landscaped yard provided between the parking area and the 
north property line. 

ATTACHMENTS 

1. Statement of proposed use 
2. Variance findings and information 
3. Zoning map 
4. Survey 
5. Plan set – site plan, floor plan and elevations 
6. Photos 
7. Correspondence 
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TOP OF EXISTING WALL
16'-10" V.I.F.

TOP OF EXISTING RAILING
19'-0" V.I.F.

TOP OF EXISTING CORNICE
25'-11" V.I.F.

REMOVE WALL BETWEEN BOTTOM OF
EXISTING WINDOW AND TOP OF BRICK

WAINSCOT AND INSTALL NEW WINDOW IN
ENLARGED OPENING. WINDOW TO BE
OPERABLE FRENCH WINDOW STYLE.

REMOVE WALL BETWEEN BOTTOM OF
EXISTING WINDOW AND TOP OF BRICK
WAINSCOT AND INSTALL NEW WINDOW IN
ENLARGED OPENING. WINDOW TO BE
OPERABLE FRENCH WINDOW STYLE.

REMOVE WALL BELOW
EXISTING WINDOW AND
INSTALL NEW DOOR IN
ENLARGED OPENING.NEW SCONCE. NEW SCONCE.NEW SCONCE.

EXISTING
BRICK

WAINSCOT TO
REMAIN.

EXISTING CORNICE TO REMAIN. REPAIR AND
PAINT.

NEW FABRIC AWNING. FRAME IN FRONT OF
EXISTING ROOF STRUCTURE IN THIS
LOCATION.

PROVIDE NEW SHUTTERS AT UPSTAIRS
WINDOWS.

EXISTING WINDOW TO REMAIN.

EXISTING MAIN ENTRANCE DOOR TO REMAIN.

NEW MOVEABLE METAL RAILING AT NEW
SIDEWALK PATIO. SEE SITE PLAN.

EXISTING STUCCO TO REMAIN. PATCH AND
REPAIR AS NEEDED AND REPAINT.

NEW FABRIC BUBBLE AWNINGS AT WINDOWS
AS SHOWN.

NEW FIBERGLASS CORNICE. MATCH COLOR
AND OVERALL DIMENSIONS OF EXISTING

CORNICE.

EXISTING WOODEN RAILING TO REMAIN.

EXISTING STUCCO TO REMAIN. PATCH AND
REPAIR AS NEEDED AND REPAINT.

REPAINT TRIM AT EXISTING WINDOWS PER
OWNER SPECIFICATIONS. TYPICAL.

REPAINT TRIM AT EXISTING DOORS AND
WINDOWS. TYPICAL.

9'
-1

1"
1'

-2
"

PROVIDE NEW DOWNLIGHTS AT TOP OF
AWNING.

EXISTING
BRICK

WAINSCOT TO
REMAIN.

EXISTING CORNICE TO REMAIN. REPAIR AND
PAINT.

NEW AWNING. FRAME IN FRONT OF EXISTING
ROOF STRUCTURE IN THIS LOCATION.

PROVIDE NEW SHUTTERS AT UPSTAIRS
WINDOW.

EXISTING WINDOW TO REMAIN.

EXISTING MAIN ENTRANCE DOOR TO REMAIN.

EXISTING STUCCO TO REMAIN. PATCH AND
REPAIR AS NEEDED AND REPAINT.

NEW SCONCE. NEW SCONCE.
EXISTING STUCCO TO REMAIN. PATCH AND

REPAIR AS NEEDED AND REPAINT.

EXISTING DOOR WITH
EXISTING ROOF

OVERHANG TO REMAIN.
REPAINT DOOR AND TRIM.

EXISTING WINDOW TO REMAIN.EXISTING WINDOW TO REMAIN.

REPAINT TRIM AT EXISTING WINDOWS.
TYPICAL.

NEW
MOVEABLE

METAL RAILING
BEYOND.

PROVIDE NEW DOWNLIGHTS AT TOP OF
AWNING.

PROPOSED WEST ELEVATION1
1/8"=1'-0"

PROPOSED SOUTH ELEVATION2
1/8"=1'-0"
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STUCCO COLOR - SW 7528 “WINDSOR GRIEGE”

TRIM COLOR - SW 6069 “FRENCH ROAST”

UPSTAIRS SHUTTER COLOR - SW 6923 “FESTIVAL GREEN”
**BUBBLE AWNING FABRIC COLOR TO MATCH

CUSTOM FABRIC PATTERN AT RECTANGULAR AWNING 

NEW EXTERIOR SCONCES - COOPER INDUSTRIES
 “WESTWOOD 716-2” BRONZE FINISH
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AWNING DOWNLIGHTS - COOPER INDUSTRIES “CAMBRIA-920” 
BRONZE FINISH
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