
 

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

BZZ-4009 
 
Date:  May 12, 2008 
 
Applicant:  Bloom Lake Historic Partners LLC 
 
Address of Property:  1508-16 East Lake Street and 2933 15th Avenue South 
 
Project Name:  Plaza Verde  
 
Contact Person and Phone:  Becky George  612-728-5485 
 
Planning Staff and Phone:  Jim Voll  612-673-3887 
 
Date Application Deemed Complete:  April 11, 2008 
 
End of 60 Day Decision Period:  June 10, 2008 
 
Ward:  9     Neighborhood Organization:  Midtown Phillips 
 
Existing Zoning:  C1 Neighborhood Commercial and C2 Neighborhood Corridor Districts. 
 
Zoning Plate Number:  26 
 
Legal Descriptions:  Not applicable for this application. 
 
Existing/Proposed Use:  Reception or meeting hall.   

Concurrent Review:   
 Conditional Use Permit:  To extend the hours of operation for the reception or meeting hall 
 until 11:00 p.m. Monday through Thursday, 1:00 a.m. Friday and Saturday, and 12:00 a.m. 
 (Midnight) Sunday.  
 Variance:  To reduce the required parking for the reception or meeting hall from 53 spaces to 
 zero spaces.  

Applicable zoning code provisions:  Chapter 525, Article VII Conditional Use Permits; Chapter 525, 
Article IX, Variances, specifically Section 525.520(7) “to vary applicable off-street parking 
requirements.” 
 
Background:  The applicant has a licensed reception or meeting hall on the second story of the building 
located at 1508-16 East Lake Street.  The first floor and basement are used for office and or retail space. 
The facility while licensed, has not received zoning approval, for parking requirements and extended 
hours and this application is to correct this condition.  The reception or meeting hall is a permitted use in 
the C2 Commercial District.  
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Hours of operation in the C1 and C2 Commercial Districts are from 6:00 a.m. to 10:00 p.m. Sunday 
through Thursday and from 6:00 a.m. to 11:00 p.m. Friday and Saturday.  The applicant proposes to be 
open until 11:00 p.m. Monday through Thursday, 1:00 a.m. Friday and Saturday, and 12:00 a.m. 
(midnight) Sunday.  A conditional use permit is required for the extended hours. 
 
The existing office and retail uses at 1508-16 East Lake Street require 40 Parking spaces and 56 are 
provided in the parking lot to the north at 2933 15th Avenue South.  The proposed reception or meeting 
hall requires an additional 69 parking spaces.  The applicant is requesting a variance to reduce this 
required parking to zero, but will provide shared and leased parking during the hours of operation of the 
facility. 
 
In 2004, a site plan (PW #7481) for the parking area at 2933 15th Avenue South was approved by staff.  
There are a few areas where shrubs need to be replaced to bring the site into conformance with the 
approved plan.  In addition, there is some graffiti on the buildings and litter around the site.  Regardless 
of the current applications, these items are required to be corrected in compliance with applicable 
regulations. As of the writing of this report, staff has not received any correspondence from the 
neighborhood group, but will forward comments, if any, at the Planning Commission meeting.   
 
 
 
CONDITIONAL USE PERMIT (to allow extended hours) 

 
 
Findings as Required by the Minneapolis Zoning Code: 
 
The Minneapolis City Planning Department has analyzed the application and from the findings above 
concludes that the establishment, maintenance, or operation of the proposed conditional use: 
 
1. May be detrimental to or endanger the public health, safety, comfort or general welfare.   
 
The permitted hours of operation in the C1 and C2 District are 6:00 a.m. to 10:00 p.m. Sunday through 
Thursday and 6:00 a.m. to 11:00 p.m. Friday and Saturday.  The applicant proposes to be open until 
11:00 p.m. Monday through Thursday, 1:00 a.m. Friday and Saturday, and until 12:00 a.m. (midnight) 
Sunday. There are other uses operating with late night hours on Lake Street.  For example the City 
Planning Commission approved the same extend hours for a reception hall across the street at 1507 East 
Lake Street in November of 2007 (BZZ-3826).  However, there may some impact on the residential 
properties to the west of the parking area, especially with the traffic leaving the parking areas.  This 
could be detrimental to the surrounding residential properties.  Staff does believe that allowing the hall 
to be open until the proposed hours is reasonable, if the applicant manages noise and traffic from the 
site.  The applicant has stated that they hire security to manage the events at the site. 
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2. May 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. 

 
Staff uses the following criteria to determine compatibility of extended hours with the surrounding area: 
 
a) Proximity to permitted or conditional residential uses.  The parking lot is bordered by residential 

uses to the west along 15th Avenue South with a church to the north.  The building is bordered on all 
sides by commercial uses or parking.   

 
b) Nature of the business and its impacts of noise, light and traffic.  

The business is a reception and meeting hall.  There is a potential for large groups of people to be 
leaving late from events at the site.  This could generate noise and traffic that would have an effect 
on the nearby residential properties. 

 
c) Conformance of use.  The proposed use is a permitted use in the C2 zone, but requires a conditional 

use permit for extended hours and a variance for parking.   The site has received site plan approval in 
2004 (PW #7481).  The landscaping of the parking will need some planting replaced to be in 
conformance with the approved site plan.  In addition, there is some graffiti on the buildings and 
litter around the site.  The zoning code limits operating hours to 10 p.m. (11 p.m. Fri/Sat).  If the 
conditional use permit for extended hours is approved, the parking variance is approved, and the site 
plan issues are corrected, then the proposed hours and use will be in conformance with the code. 

 
d) Complaints received.   The facility has been licensed and operating for a little over three years.  

There have been 3 calls for service so for in 2008, 14 calls for service in 2007,  19 calls for service in 
2006, and 35 calls for service in 2005 (please see attached report – note years print out of order), but 
it does not appear that many are necessarily related to the uses in the building. 

 
The extension of operating hours at this site on a  commercial corridor would be reasonable if the 
applicant provide a plan for managing noise and traffic from the site. 

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

or will be provided. 
 
Roads and utilities are existing and adequate.  The site has an approved site plan that addresses these 
issues (PW#7481). 
 
4. Adequate measures have been or will be provided to minimize traffic congestion in the 

public streets. 
 
The applicant cannot provide parking for the use and is requesting a variance from 69 to zero spaces.  
Since there is an opportunity for shared parking, leased parking, and access to transit, staff is 
recommending approval of the variance.  If the variance is granted, the site will be in conformance with 
code requirements.   
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5.   May not be consistent with the applicable policies of the comprehensive plan. 

The Minneapolis Plan shows this part of East Lake Street as a commercial corridor.  The plan states the 
following about uses on commercial corridors: “The corridors support all types of commercial uses, with 
some light industrial and high density residential uses as well. While the character of these streets is 
commercial, residential areas are nearby and impacts from commercial uses must be mitigated as 
appropriate.  Some uses may not be allowed on commercial corridors because of their impacts and the 
repercussions these impacts have on nearby residential areas.  Commercial uses on these streets will be 
supported insofar as they do not create excessive negative impacts relative to the location and its 
surroundings.  These impacts include consequences such as fumes, noise, significant automobile traffic, 
late night activity, and negative aesthetics that may be associated with businesses such as major 
automobile repair and automobile sales.” 

With a security and management plan the use of the building as a reception hall with extended hours is 
in conformance with this language of the comprehensive plan. 
 
 
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. 
 
With the approval of the conditional use permit, rezoning, parking variance, and compliance with the 
previous site plan approval, the conditional use permit will conform to the applicable district regulations. 
 
 
VARIANCE (to reduce the required parking from 69 to zero spaces) 
 
Findings Required by the Minneapolis Zoning Code: 
 
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 existing office and retail uses at 1508-1516 require 40 Parking spaces and there are 56 provided in 
the parking lot to the north of the building at 2933 15th Avenue South.  The proposed reception or 
meeting hall requires an additional 69 parking spaces.  The applicant can use the 16 extra spaces in the 
lot.  This leaves a deficit of 53 spaces (69-16 = 53) and the applicant is requesting a variance to reduce 
this required parking to zero. 
 
The reception hall will typically operate in the evenings and weekends when the other uses in the 1508-
1516 building are closed.  This provides an opportunity for shared parking.  Assuming the office and 
retail spaces are closed during the bulk of the reception hall’s operations, this would make the other 40 
spaces in the lot available leaving a deficit of 13 spaces.  Another nine spaces will be available for lease 
in the Mercado parking lot across the street at 3016 Bloomington Avenue South.  The applicant is in 
discussions with the bank at 1527 East Lake Street for additional leased parking, but this is not available 
at the time of the writing of this staff report.   Further, the applicant will work with the Heart of the 
Beast Theater to avoid scheduling events when the theater is having large performances to mitigate 
traffic congestion in the neighborhood.   
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The above noted items in conjunction with the access to transit on Lake Street would be reasonable 
factors for granting a variance and a reasonable use of the property.  Requiring the applicant to provide 
the total number of spaces required by the code, while not considering, activity, transit, and shared 
parking would be a hardship. 
 
 
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.  
Economic considerations alone shall not constitute an undue hardship if reasonable use for 
the property exists under the terms of the ordinance. 

 
The site is on a major bus route and there is an opportunity for shared parking.  These are not conditions 
generally applicable to properties in the C2 Districts. 
 
 
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.  

 
The intent of the ordinance is to provide adequate parking for uses.  Since there is a 56 space lot to the 
north of the building, access to transit, opportunities for shared parking, and the ability to lease off-site 
spaces, the intent of the ordinance should be met. 
 
 
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 variance should not increase the danger of fire.  Since the uses at the site operate at different times, 
there is leased off-site parking, and access to transit the variance should not increase congestion in the 
public streets.   
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RECOMMENDATIONS: 
 
Recommendation of the Community Planning and Economic Development Department - Planning 
Division for the conditional use permit for extended hours: 
 
The Community Planning and Economic Development Department - Planning Division recommends 
that the City Planning Commission adopt the findings above and approve extended hours, for the 
reception or meeting hall only, until 11:00 p.m. Monday through Thursday, 1:00 a.m. Friday and 
Saturday, and 12:00 a.m. (midnight) Sunday for property located at 1508-1516 East Lake Street and 
2933 15th Avenue South subject to the following conditions. 
 
1)  The conditional use permit shall be recorded with Hennepin County as required by Minn. Stat. 
462.3595, subd. 4 before building permits may be issued or before the use or activity requiring a 
conditional use permit may commence.  Unless extended by the zoning administrator, the conditional 
use permit shall expire if it is not recorded within one year of approval. 
 
2)  The applicant shall develop a plan to mitigate noise and traffic leaving the site during extend hours 
that may include security, parking lot attendants, or signage to limit parking lot noise. 
 
3)  The landscaping in conformance with the approved site plan shall be installed by August 30, 2008.  
The approved site plan is referenced by file numbers by PW#7481. 
 
 
Recommendation of the Community Planning and Economic Development Department - Planning 
Division for the parking variance: 
 
The Community Planning and Economic Development Department - Planning Division recommends 
that the City Planning Commission adopt the findings above and approve the variance to reduce the 
required parking from 53 spaces to zero spaces for property located at 1508-1516 East Lake Street and 
2933 15th Avenue South subject to the following condition: 
 
1)  The provision of 13 leased off-street spaces that meet the zoning code requirements in chapter 541 
for shared parking.  The lease agreement shall be recorded with Hennepin County. 
 
 
Attachments: 
 

1. Statements from applicant. 
2. Recap report. 
3. Zoning maps. 
4. Site plan, elevations and floor plans. 
5. Photos. 
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