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

BZZ – 3670 
 
Date:  July 30, 2007 
 
Applicant:  Holy Land Brand, Inc. 
 
Address of Property:  2509-2519 Central Avenue Northeast     
 
Project Name:  Holy Land Expansion 
 
Contact Person and Phone:  Matthew Brinza, (612) 676-2738 
 
Planning Staff and Phone:  Janelle Widmeier, (612) 673-3156 
 
Date Application Deemed Complete:  July 6, 2007 
 
End of 60-Day Decision Period:  September 5, 2007 
 
Ward:  1 Neighborhood Organization:  Audubon Park (borders Holland)   
 
Existing Zoning:  C1 Neighborhood Commercial District and PO Pedestrian Oriented Overlay District 
 
Proposed Zoning:  Not applicable for this application 
 
Zoning Plate Number:  10 
 
Legal Description:  Not applicable for this application 
 
Proposed Use:  Expansion of an existing grocery store and restaurant and establishment of a limited 
production and processing use. 
 
Concurrent Review:   

Conditional use permit to allow limited processing and production of food products. 

Variance to increase the maximum gross floor area of a limited processing and production use 
from 1,200 square feet to 1,728 square feet. 

Variance to increase the maximum gross floor area of a commercial use in the C1 Neighborhood 
Commercial District from 8,000 square feet to 8,576 square feet. 

 
Applicable zoning code provisions:  Chapter 525, Article VII, Conditional Use Permits and Chapter 
525, Article IX Variances, specifically section 525.520(3) “To vary the gross floor area…of a use.” 
 
Background:  The applicant proposes to remodel the Holy Land Deli and Grocery located at 2509-2517 
Central Avenue and expand into the adjacent building formerly occupied by a restaurant at 2519 Central 
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Avenue.  As part of the expansion, the applicant would establish a hummus production area that is 
classified as a limited production and processing use in the zoning code.  Exterior changes to the Central 
Avenue elevation are also proposed, including increased window area, new awnings, and an extended 
parapet. 
 
On June 18, 2001, the existing parking layout, landscaping, curbing and other improvements were 
approved by the Planning Commission as part of a site plan review application.  The proposal was part 
of the Central Avenue Crime Prevention Through Environmental Design initiative to improve the 
circulation, maximize parking spaces and improve the overall safety and aesthetics of the existing 
parking lots on the properties of 2501-2551 Central Avenue.   
 
Limited production and processing uses require a conditional use permit in the C1 district.  If the 
conditional use permit is approved, the action must be recorded with Hennepin County as required by 
state law. 
 
The applicant is proposing to establish a limited processing and production use occupying 1,728 square 
feet of floor area.  The maximum allowed floor area for this type of use in the commercial districts is 
1,200 square feet.  A variance is required.  Please note, the floor plans indicate that the food production 
area would occupy 1,840 square feet of area.  This calculation includes measurements from the exterior 
walls.  The 1,728 square foot calculation is measured from interior walls.  
 
The applicant is proposing to expand an existing grocery store, increasing its size to 8,576 square feet.  
The C1 district limits the size of a commercial use on this site to 8,000 square feet.  A variance is 
required.  
 
Correspondence from the Audubon Neighborhood Association was received and is attached to this 
report.  Staff will forward additional comments, if any are received, at the City Planning Commission 
meeting.  
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CONDITIONAL USE PERMIT 
 
Findings as required by the Minneapolis Zoning Code for the conditional use permit: 
 
The Community Planning and Economic Development Planning Division has analyzed the application 
and from the findings below concludes that the establishment, maintenance, or operation of the proposed 
conditional use: 
 
1. Will not be detrimental to or endanger the public health, safety, comfort or general 

welfare. 
 

Currently, some food production occurs on-site accessory to the grocery store.  The 
establishment of a limited production and processing use should not prove detrimental to public 
health, safety, comfort or general welfare provided the development complies with all applicable 
building codes and life safety ordinances.    

 
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 food production area would be located in an existing building.  Adjacent properties are 
commercial.  Residential properties are located across the alley.  The proposed use should have 
little effect on surrounding properties. 

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

or will be provided. 
 

Utilities and access roads are existing and adequate.   
 
4. Adequate measures have been or will be provided to minimize traffic congestion in the 

public streets. 
 

The parking requirement for the limited production and processing use is 6 spaces.  Seventy 
parking spaces are available in the shared parking area behind the building.  The applicant has 
not provided information about expected truck traffic associated with the food production.  
Currently, some food production occurs on-site accessory to the grocery store.  Because the 
proposed use does not have a higher parking requirement than the previous use, the Planning 
Department does not expect that it would significantly increase traffic in the public streets. 

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

 
This section of Central Avenue is designated as a commercial corridor in the Minneapolis Plan.  
The plan also designates the area around the Central and Lowry Avenue intersection as an 
activity center.  The following policies of the Minneapolis Plan are relevant to the conditional 
use permit: 
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4.3 Minneapolis will support development in Commercial Corridors where it enhances the 

street’s character, improves its ability to accommodate automobile traffic and foster 
pedestrian movement, and expands the range of goods and services offered.  

Applicable Implementation Steps  
Support a mix of uses on Commercial Corridors--such as retail sales, office, institutional, 
higher density residential (including Major Housing Sites where designated), and clean low-
impact light industrial--where compatible with the existing and desired character of the 
street.  

Develop economic development incentives for the rehabilitation, re-use and revitalization of 
older or historic commercial buildings and districts.  

4.7 Minneapolis will identify and support Activity Centers by preserving the mix and 
intensity of land uses and enhancing the design features of each area that give it a 
unique and urban character.  

Applicable Implementation Step  
Preserve traditional urban form in buildings where it currently exists, and encourage new 
development to relate to traditional siting and massing, where it is already established. (See 
description of traditional urban form in Chapter 9, City Form.)  

Staff comment:  The food production use would be located in an existing building.  The applicant 
is proposing to increase the amount of windows on the Central Avenue elevation, which would 
allow views into and out of the food production area.  The use should be low-impact and should 
have little effect on surrounding properties.  The proposed use would be consistent with these 
goals 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. 

 
The establishment of a limited production and processing use will conform to the applicable 
regulations of the districts in which it is located upon the approval of the variance to increase the 
gross floor area of the use. 

 
VARIANCES:   1)  Variance to increase the maximum gross floor area of a limited processing and 
production use from 1,200 square feet to 1,728 square feet, and 2)  Variance to increase the maximum 
gross floor area of a commercial use in the C1 Neighborhood Commercial District from 8,000 square 
feet to 8,576 square feet. 
 
Findings as required by the Minneapolis Zoning Code: 
 
1. The property can not be put to a reasonable use under the conditions allowed and strict 

adherence to the regulations of this zoning ordinance would cause undue hardship. 
 

Limited production and processing use variance:  The applicant is proposing to establish a 
limited processing and production use occupying 1,728 square feet of floor area.  The maximum 
allowed floor area for this type of use in the commercial districts is 1,200 square feet.  The food 
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production area would share the first floor area of the buildings at 2509-2519 Central Avenue 
with a restaurant and a grocery store, but would only occupy 13 percent of the first floor.  The 
request is reasonable.   
 
Grocery store variance:  The applicant is proposing to expand an existing grocery store, 
increasing its size to 8,576 square feet.  The C1 district limits the size of commercial uses to 
4,000 square feet.  An exception to this requirement is allowed if no parking is located between 
the structure and the street.  If this applies, then the floor area can be increased to 6,000 square 
feet.  If no parking is located between the building and the street and the use is located in a 
building at least two stories in height, the maximum floor area is increased to 8,000 square feet.  
The parking is located behind the building and the building has two floors, therefore the 
maximum floor area allowed for the grocery store is 8,000 square feet.  The grocery store is 
located in an existing building and the footprint would not be expanded.  The request is 
reasonable. 

 
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. 

 
Limited production and processing use and grocery store variances:  The uses would occupy 
existing ground floor area.  The circumstances have not been created by the applicant. 
 

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 C1 district is established to provide a convenient shopping environment of small scale retail 
sales and commercial uses that are compatible for adjacent residential uses.  Residential 
properties are located across the alley. 
 
Limited production and processing use variance:  Limited production and processing uses that 
are consistent and compatible with retail sales and services are allowed in the C1 district.  They 
are limited in size in order to produce minimal off-site impacts.  The food production area would 
share the first floor area of the buildings at 2509-2519 Central Avenue with a restaurant and a 
grocery store, but would only occupy 13 percent of the first floor area.  Currently, some food 
production occurs on-site accessory to the grocery store.  The granting of the variance should 
have little effect on surrounding properties and would be in keeping with the intent of the 
ordinance.   
 
Grocery store variance:  The grocery store would expand within the existing walls of the 
buildings located at 2509 and 2513 Central Avenue.  A principal entrance and an abundant 
amount of windows would face Central Avenue.  The granting of the variance should have little 
effect on surrounding properties and would be in keeping with the intent of the ordinance.   
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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. 

 
Limited production and processing use and grocery store variances:  The proposal will not 
increase the minimum parking requirement.  The applicant has not provided information about 
expected truck traffic associated with the food production.  Currently, some food production 
occurs on-site accessory to the grocery store.  The Planning Department does not expect that 
granting the variance would affect public safety or significantly increase congestion of the public 
streets. 
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RECOMMENDATIONS 
 
Recommendation of the Community Planning and Economic Development Department – 
Planning Division for the Conditional Use Permit: 
 
The Community Planning and Economic Development Department – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the application for a 
conditional use permit to allow limited processing and production of food products located at 2509-2519 
Central Avenue Northeast, subject to the following condition: 
 

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. 

   
Recommendation of the Community Planning and Economic Development Department – 
Planning Division for the Variance: 
 
The Community Planning and Economic Development Department – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the application for a variance 
to increase the gross floor area from 1,200 square feet to 1,728 square feet to allow limited processing 
and production of food products located at 2509-2519 Central Avenue Northeast.   
 
Recommendation of the Community Planning and Economic Development Department – 
Planning Division for the Variance: 
 
The Community Planning and Economic Development Department – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the application for a variance 
to increase the gross floor area from 8,000 square feet to 8,576 square feet to allow an expansion of a 
grocery store located at 2509-2519 Central Avenue Northeast.   

 
 
 
Attachments:  

1. Statement of use and findings 
2. Correspondence 
3. Zoning map 
4. Plans 
5. Photos 
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