
Department of Community Planning and Economic Development – Planning Division 
Conditional Use Permit, Variance 

BZZ-3255 
 
Date: October 30, 2006 
 
Applicant: City of Minneapolis – Property Services 
 
Address of Property: 4131 Dupont Ave N 
 
Project Name: Hamilton School Reuse 
 
Contact Person and Phone: Matthew Lysne, 612-904-1332 
 
Planning Staff and Phone: Tara Beard, (612) 673-2351 
 
Date Application Deemed Complete: October 2, 2006 
 
End of 60-Day Decision Period: December 1, 2006 
 
End of 120-Day Decision Period: Not applicable 
 
Ward:     4           Neighborhood Organization: Weber-Camden Neighborhood Association 
 
Existing Zoning: R2B Two Family District 
 
Zoning Plate Number: 4 
 
Lot area:  177,744 square feet 
 
Proposed Use: Police Substation and City offices 
 
Concurrent Review:  

• A conditional use permit to allow a police substation within an existing building, in the R2B 
(Two-family) district. 

• A variance to increase the permitted fence height in the front yard to 6 feet 
 
Applicable zoning code provisions: Chapter 525: Article VII Conditional Use Permits, Article IX 
Variances 
 
Background:  Matthew Lysne, on behalf of the City of Minneapolis, has submitted an application for a 
conditional use permit to allow for a police substation and City offices in the existing building at 4131 
Dupont Ave N.  The building formerly housed Hamilton Elementary School.  The City of Minneapolis 
proposes to use the building and grounds for police training programs, the Police Athletic League 
(PAL), the SAFE and STOP programs, and City regulatory services inspections offices.  
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For security purposes, the City would like to secure parking for City vehicles with a 6 foot fence in the 
front yard (up to 3 feet is permitted).  This new fencing is proposed around the existing parking areas 
that are located between the building and the property line to the south, east and west.  Existing 6 foot 
chain link fencing in the front yard around the athletic field and parking area north of the building would 
remain. Existing bituminous parking and outdoor areas would be patched and re-striped.  All existing 
landscaping would remain.  The space between the east elevation of the building and the property line 
provides some public parking and landscaping, and is not proposed to have any fencing. 
 
Some new fencing proposed on the eastern side of the site is to enclose an existing playground that 
would still be open to the public but would need screening from the existing yard to the north as it would 
be used by the police for some activities.   
 
The Weber-Camden Neighborhood Association sent a letter on October 6, 2006 indicating support for 
the project, although they would like to see additional landscaping on the site.   
 
CONDITIONAL USE PERMIT - 
 
Required Findings for the Conditional Use Permit: 
 
1. Will not be detrimental to or endanger the public health, safety, comfort or general 

welfare.   
 
There is no indication that use of this building for city offices and police programs/training 
would endanger the public any way.  In fact, the presence of City inspectors and police officers 
could contribute to increased safety in the area.   
 

2. Will not be injurious to the use and enjoyment of other property in the vicinity and will not 
impede the normal or orderly development and improvement of surrounding property for 
uses permitted in the district. 
 
The former Hamilton Elementary School site occupies the entire block on which it is situated.  
Surrounding properties are largely residential with some commercial nearby.  The increased 
fencing height may contribute to the building’s isolation from its surroundings, but should not 
impede normal orderly development nearby.   
 

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been 
or will be provided. 

 
Adequate utilities, access roads, and other facilities are provided.  Drainage on the site will not 
be changed.  Three existing curb cuts will be used for access to parking.   
 

4. Adequate measures have been or will be provided to minimize traffic congestion in the 
public streets. 
 
Adequate parking for the proposed uses will be provided.  Patching and re-striping of the 
bituminous lot will allow for more parking than was previously used without increasing 
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impervious surfaces.   
  

5. Is consistent with the applicable policies of the comprehensive plan. 
 

The proposed use does not appear to conflict with any policies of The Minneapolis Plan. 
 
According to other principles and polices outlined in The Minneapolis Plan, the following apply 
to this proposal: 

 
The Minneapolis Plan, Chapter 1.9 states:  “Minneapolis will work to enhance the appeal of city 
living by improving residents' actual and perceived sense of safety and security.”  This section 
includes the implementation step to “develop and implement strategies for improving safety in 
communities through CCP/SAFE by organizing and training citizens, providing police response 
to local crime concerns and mitigating problems at addresses with a history of repeat police 
calls.”  Providing adequate space for SAFE and other programming in a neighborhood setting 
would support this policy.   
 
The Minneapolis Plan, Chapter 1.12 states:  “Minneapolis will ensure that public safety 
infrastructure adequately meets residents’ needs.”  One of the implementation steps for this 
policy is to “plan and provide for the necessary resources, personnel, equipment, training and the 
proper direction of these resources so that basic fire and emergency medical services can be 
effectively delivered to citizens.”  Utilizing a vacant school for police programs and training not 
only meets this goal but puts an active use back into a public building.   

 
6. And, does in all other respects conform to the applicable regulations of the district in which 

it is located upon approval of this conditional use permit. 
 
In addition to the Conditional Use Permit, the applicant is requesting a variance to increase the 
permitted fence height in the front yard from 3 to 6 feet.   Portions of the parking area are not 
adequately landscaped, but the only locations where landscaping should be added would result in 
reduced parking or compromised drive aisle widths.  No new parking areas are being proposed. 

 
VARIANCE – to increase the maximum fence height in the front yard from 3 feet to 6 feet.
 
Findings Required by the Minneapolis Zoning Code for the Proposed 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. 

 
The nature of the proposed use is such that adequate security for police and city vehicles and the 
site in general must be provided.  This is also necessary to reduce the impact of the use on nearby 
residential uses, as some training activities may occur outdoors.  The three foot high fence that is 
permitted would not adequately screen and protect the site.   

 
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.  
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Economic considerations alone shall not constitute an undue hardship if reasonable use for 
the property exists under the terms of the ordinance. 
 
The applicant is proposing to re-use a vacant school building for a public use.  It is unique to 
have an empty school on an entire block in a residential neighborhood, and reusing the school for 
a public-serving use is appropriate.   

 
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.  
 
Fence height is limited in front yards to improve sight visibility, especially in front yards.  
Because the site is an entire block, all sides are front yards which limits the ability to screen the 
site to the extent that is desired without a variance.  Properly securing and screening the site will 
serve to protect adjacent properties in addition to the site users.  However, increasing the height 
of chain link fence does not add or improve the visual barrier between the property and the 
public realm.  Staff recommends requiring as a condition of approval that black vinyl-coated 
chain link fencing be used for the new fencing; and any existing fencing in need of replacement 
or repair should also be black vinyl coated.  This will improve the visual impact of the increased 
height.  Furthermore, section 535.430 prohibits the use of “slats” in chain link fencing.  

  
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. 

 
The proposed project will have no impact on street congestion, danger of fire, or public welfare 
and safety.  In fact, the use and its users should contribute to the safety of the public both near 
the site and city-wide. 

 
RECOMMENDATION: 
 
Recommendation of the Department of Community Planning and Economic Development – 
Planning Division for the conditional use permit: 
 
The Department of Community Planning and Economic Development – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the application for a 
conditional use permit to allow City inspections offices and a police substation to locate in the existing 
building at 4131 Dupont Ave N. 
 
Recommendation of the Department of Community Planning and Economic Development – 
Planning Division for the conditional use permit: 
 
The Department of Community Planning and Economic Development – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the application for a variance 
to increase the maximum fence height from 3 feet to 6 feet in the front yard at 4131 Dupont Ave N, 
subject to the following condition: 
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1.  All new chain link fencing, and any existing chain link fencing in need of replacement or repair, will 
be black vinyl coated chain link material.   
 
Attachments: 
1. Statement of use 
2. Findings  
3. Correspondence 
4. Site Plan, Floor Plans, Elevations, & Zoning map 
5. Photos                                                                                                         
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