
Community Planning and Economic Development - Planning Division Report 
 Change of a Nonconforming Use  

BZZ-3976 
 

Date: March 31, 2008 
 
Applicant: Jodi Irwin 
 
Address of Property: 3932 Cedar Avenue South  
 
Contact Person and Phone:  Jodi Irwin, 612-804-0788 
 
Planning Staff and Phone:  Shanna Sether, 612-673-2307 
 
Date Application Deemed Complete: March 6, 2008 
 
End of 60 Day Decision Period:  May 5, 2008 

 
 
Ward: 8 Neighborhood Organization: Bancroft, adjacent to Standish-Ericsson 
 
Existing Zoning:  R2B Two-Family District  
 
Proposed Zoning:  Not applicable for this application. 

 
Zoning Plate Number:  32 
 
Proposed Request: Change of nonconforming use from a carpet cleaning service to a florist. 
 
Concurrent Review:   

Change of nonconforming use: from a carpet cleaning service to a florist for the property 
located at 3932 Cedar Avenue South in the R2B Two-Family Residence District.  

 
Applicable Code Provisions:  Chapter 531 Nonconforming Uses and Structures; Section 531.80. 
 
Background: The applicant is requesting a change of a nonconforming use to allow for a florist in the 
R2B District for property located at 3932 Cedar Avenue South. The previous legal nonconforming use 
was a carpet cleaning service, which operated in this building since approximately the late 1980’s. 
Prior to that, the commercial tenant was occupied by ABCD Upholstery Cleaning. The property’s first 
zoning classification was Commercial in the 1924 Zoning Ordinance. In 1963, the property was 
downzoned to R4 Multiple Family District. The previous owners received a nonconforming use 
certificate in 1988 for a “Two-Family Dwelling and B3 Use.” The subject property was rezoned to 
R2B Two-Family District in 1999. Florists are listed as neighborhood serving retail sales and service 
uses, which are prohibited in the R2B District. Therefore, the applicant is applying to for a change of 
nonconforming use.  
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As of the writing of this report, staff not has received any comments from the Bancroft Neighborhood 
Association or SENA. Staff will forward any comments received at the City Planning Commission 
public hearing. 
 
 
Findings As Required By The Minneapolis Zoning Code:  
 
The Community Planning and Economic Development Planning Division has analyzed the 
application and makes the following findings:  
 
The Planning Commission may approve a proposed change in use if the use meets the following 
standards as specified in section 531.80 of the Zoning Code: 
 
(1) The proposed use is compatible with adjacent property and the neighborhood. 
 
The site is surrounded by low-medium density residential uses, but there is a retail use at the corner of 
39th Street East and Cedar and 38th Street East and Cedar Avenue South is a designated Commercial 
Node. Florists are listed as neighborhood serving retail sales and service use, generally inoffensive and 
benign in nature. Staff believes that the proposed use will be compatible with adjacent properties.  
  
(2) The proposed use is less intense than the existing, nonconforming use. 

 
(a) Hours of operation:  According to the applicant, there were no hours open to the public 
under the previous uses for the carpet cleaning service. The proposed hours of operation for the 
florist are Monday, Wednesday and Friday from 9:00 a.m. to 4:00 p.m., Tuesday and Thursday 
from 10:00 a.m. to 8:00 p.m. and Saturday from 10:00 a.m. to 5:00 p.m.  The proposed use 
shall comply with the following regulations governing maximum hours open to the public, 
except where the city planning commission further restricts such hours, to Sunday through 
Thursday, from 7:00 am to 10:00 pm and Friday through Saturday, from 7:00 am to 11:00 pm.   
 
(b) Signage:  The previous business tenant had a 12 in. by 24 in. non-illuminated flat wall 
sign. The applicant is proposing to install an externally illuminated wall sign that is 
approximately 12 in. by 71 in. or approximately 6 sqft. The maximum area for signage in the 
R2B District is 8 sqft and 12 ft. in height; however, illumination is not permitted. If the change 
is approved, the sign should be limited to a non-illuminated sign.  
 
(c) Traffic generation and safety:  The carpet cleaning service was not open to the public; 
instead they conducted and generated most of their business over the phone, according to the 
applicant. The previous business owner had numerous deliveries of supplies and equipment 
during the day. Florist uses tend to be pedestrian in nature and can reasonably expect a number 
of customers to walk or bike to the shop. The applicant anticipates approximately 800 
customers per year.  
 
(d) Off-street parking and loading:  The parking requirement for the previous use was 
approximately 4 spaces. The proposed florist also requires 4 off-street parking spaces. There is 
a detached garage at the rear of the site, but is intended for the residential use only. There is one 
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vehicle used by the business for picking up supplies; similarly there was one commercial 
vehicle used for the carpet cleaning business. Florists tend to be pedestrian in nature and will 
probably expect a number of customers to walk or bike to the shop. Staff is recommending the 
installation of a bicycle rack, supporting no less than four bicycles, to mitigate any potential 
increase to traffic. 
 
(e) Nature of business operations:  The previous use was a carpet cleaning service where 
they generated business over the phone. The property was also used for the storage of supplies 
and equipment. The applicant is proposing a floral shop intended to serve the immediate 
neighborhood.  
 
(f) Number of employees:  According to the applicant, the previous use had 2 full-time 
employees. The proposed florist also intends on having two employees.  
 
(g) Building Bulk:  A single family dwelling was originally constructed on the property in 
1923. A 34 ft. by 14 ft., one-story concrete block addition was added to the dwelling for the use 
of a store in 1947. There are no proposed changes to the building bulk. 
 
(h)  Aesthetic impacts on surrounding property: A single family dwelling was originally 
constructed on the property in 1923. A 34 ft. by 14 ft., one-story concrete block addition was 
added to the dwelling for the use of a store in 1947. The applicant has renovated the interior of 
the building, including mold and asbestos abatement. While the store was not a very attractive 
addition to the building, the applicant is proposing to improve the property with landscaping 
and maintenance.  
 
(i) Noise, odor, heat, glare and vibration:  Neither the previous or proposed uses created 
noise, odor, heat, glare nor vibration beyond what was is permitted in the zoning code. The 
applicant is proposing to install one light fixture on the front of the building for increased 
security.  

 
 
With the attached conditions of approval the proposed florist use should not be more intense that the 
previous uses at the site. 
 
 
Recommendation of the Community Planning and Economic Development Department – 
Planning Division: 
 
The Community Planning and Economic Development Department – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the change of 
nonconforming use from a carpet cleaning service to florist located at 3932 Cedar Avenue South in the 
R2B Two-Family District, subject to the following condition of approval: 
 

1. The Community Planning and Economic Development Planning Division shall review and 
approve the final site and landscaping. 

2. Bicycle racks shall be provided to accommodate no fewer than four (4) bicycles on the 
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property.  The bicycle parking may be located in the public right-of-way with permission of the 
city engineer.   

3. The sign shall be non-illuminated and subject to review and approval by CPED-Planning. 
 

 
Attachments: 

1. Statement of use and Findings 
2. Copies of letters sent March 4, 2008, to CM Glidden, Bancroft Neighborhood Association 

and SENA  
3. Building permit card 
4. Previous zoning action 
5. Zoning map 
6. Site Plan, Floor Plan and Elevation 
7. Photos 
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