
 

Date Application Deemed Complete March 10, 2014 Date Extension Letter Sent N/A 

End of 60-Day Decision Period May 9, 2014 End of 120-Day Decision Period N/A 

 

CPED STAFF REPORT 
Prepared for the Planning Commission 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 3041 Aldrich Avenue South 
Project Name:  3041 Aldrich Avenue South 
Prepared By: Becca Farrar-Hughes, Senior City Planner, (612) 673-3594 
Applicant: Morgan Luzier 
Project Contact:   Morgan Luzier 
Request:  To allow a clinic/sports and health facility uses. 
Required Applications: 

Change of a Legal 
Nonconforming Use 

To allow a clinic/sports and health facility (wellness/healing cooperative) 
that may include physical therapy, acupuncture, massage, chiropractic, 
pilates, meditation and/or other similar practices in lieu of the existing 
photography studio. 

 

SITE DATA 
 

Existing Zoning R4 District 
 

Lot Area 3,312 square feet / .08 acres 
Ward(s) 10 
Neighborhood(s) Calhoun Area Residents Action Group (CARAG) 
Designated Future 
Land Use Urban Neighborhood 

Land Use Features 

Adjacent to the Lyn-Lake Activity Center, a block from East Lake Street 
(Commercial Corridor) and a half block from Lyndale Avenue (Commercial 
Corridor that transitions to a Community Corridor south of West 31st 
Street). 

Small Area Plan(s) Lyn-Lake Small Area Plan 
Midtown Greenway Land Use and Development Plan 

  

CPC Agenda Item #3 
April 7, 2014 

BZZ-6476 

mailto:rebecca.farrar@minneapolismn.gov
http://www.minneapolismn.gov/cped/projects/cped_lyn-lake
http://www.minneapolismn.gov/cped/planning/plans/cped_midtown-greenway
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. A 3,312 square foot single-story building occupies the 
subject site. The current zoning of the property is R4 (Multiple-family) District, which does not allow 
clinic/sports and health facility type uses.  The current use of the structure as a photography studio is 
non-conforming and altering the use to allow for a clinic/sports and health facility types uses requires a 
change of non-conforming use.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD.  There is a mixture of uses 
surrounding the subject site including various commercial, institutional and residential uses which is 
consistent with the character of other properties in the CARAG neighborhood that are similarly 
situated.  The subject site is located adjacent to the Lyn-Lake Activity Center and a block from East Lake 
Street (Commercial Corridor) and a half block from Lyndale Avenue (Commercial Corridor that 
transitions to a Community Corridor south of West 31st Street).  The Lyn-Lake Small Area Plan, 
adopted in 2009, was developed to provide a vision for land use and development on Lyndale Avenue 
between 26th Street and 31st Street and Lake Street between Bryant Avenue South and Blaisdell Avenue 
South. At the time of the adoption of the Lyn-Lake Small Area Plan, the property was zoned C1. The 
zoning of the parcel was changed to R4 in 2010, as part of the Midtown Greenway Rezoning Study 
which implemented zoning changes to reflect the adopted land use goals in the plan.   

PROJECT DESCRIPTION.  The applicant is proposing to change the use of an existing single-story 
3,312 square foot legal non-conforming building that was most recently a photography studio.  The 
building was originally constructed as an office building in 1923 with a slab on grade addition constructed 
in the 1960s.  City records indicate that the building has historically been used for office/commercial 
uses since it was constructed; most recently by a photography studio since 2008 and prior to that as 
plumbing business from 1999 to 2008.  No alterations to the exterior of the building or site are 
proposed at this time.  All applicable building permits will need to be attained for any interior 
modifications that are necessary to accommodate the proposed use. 

RELATED APPROVALS.  

Planning Case # Application Description Action 
BZCU-1000095 Conditional Use Permit To allow a plumbing 

business. 
Approved in 2000. 

BXZ-154 Site Plan Administrative Approved in 2003. 

PUBLIC COMMENTS. Staff has not received any official correspondence from the Calhoun 
Residents Action Group (CARAG) or any neighborhood letters prior to the printing of this report.  Any 
correspondence received prior to the public meeting will be forwarded on to the Planning Commission 
for consideration.  

ANALYSIS 

CHANGE OF A NONCONFORMING USE 
The Department of Community Planning and Economic Development has analyzed the application to 
allow a clinic / minor sports and health facility uses based on the following findings: 

1. The proposed use is compatible with adjacent property and the neighborhood. 

http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH531NOUSST.html#MICOOR_TIT20ZOCO_CH531NOUSST_531.80CHUS
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The subject property abuts the southwestern boundary of the Lyn-Lake Activity Center and is 
located a block from East Lake Street (Commercial Corridor) and a half block from Lyndale Avenue 
(Commercial Corridor that transitions to a Community Corridor south of West 31st Street).   The 
uses in the immediate vicinity include various commercial, institutional and residential uses. The 
properties to the north, south and west of the subject site are all zoned R4.  Across the alley to the 
east the properties lining Lyndale Avenue are zoned C3A with a PO. As previously noted, the 
structure located on the premises was constructed in 1923 as an office building and has historically 
been occupied by office/commercial users.  Allowing a change in use to permit a clinic/sports and 
health facility type uses as opposed to a photography studio would be compatible with the adjacent 
uses located within the immediate vicinity and would be expected to have similar albeit less intense 
impacts than the former uses that have occupied the site. 
 

2. The proposed use is less intense than the existing, nonconforming use. 

a) Hours of operation: According to the applicant, the proposed business would not deviate 
from the current hours of operation.  The business would operate Monday through Friday 
from 6:00 a.m. to 9:00 p.m., Saturday and Sunday from 7:00 a.m. to 9:00 p.m.  

b) Signage: No signage is proposed at this time but the applicant intends to install signage that 
is consistent with the requirements outlined in Section 543.250 of the Zoning Code should 
the change in non-conforming use application be approved.  Section 543.250 states, “Newly 
established signs accessory to nonconforming nonresidential uses in the Residence and OR1 
Districts shall be limited to one (1) non-illuminated, flat wall identification sign, not to 
exceed sixteen (16) square feet in area and fourteen (14) feet in height.” Further, the 
applicant is aware that any new signage requires a separate permit from the Zoning office 
prior to installation. 

c) Traffic generation and safety: The proposal to locate a clinic/sports and health facility 
type uses within the existing building would not be expected to result in an increase in 
traffic generation.  The building covers nearly the entire parcel as the lot size is 
approximately 3,312 square feet and the building occupies a footprint of approximately 
2,170 square feet or nearly 82% of the site. There is no legal on-site parking associated with 
the building; however, a small paved area is located at the rear of the property abutting the 
public alley.   

d) Off-street parking and loading: There is no legal on-site parking associated with the 
building.  As previously noted, there is a small paved area located at the rear of the abutting 
the public alley that is approximately 10 feet by 45 feet, and accommodates loading for the 
existing building. Based on the size of the proposed clinic/sports and health facility at 3,312 
square feet, Chapter 541 would require a total of 4 off-street parking spaces (1 per 500 
square feet of gross floor area). All required parking has been grandfathered for the use as 4 
spaces are required and the site has rights to 4 grandfathered parking spaces.   

e) Nature of business operations: The applicant proposes to locate a clinic/sports and 
health facility (wellness/healing cooperative) that may include physical therapy, acupuncture, 
massage, chiropractic, pilates, meditation and/or other similar practices.   

f) Number of employees: There will be a total of 5 individual practitioners working in a 
cooperative type setting within the building. No information was provided regarding the 
number of employees that previously worked in the photography studio.  
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g) Building Bulk: No changes to the building bulk are proposed. The applicant is aware that 
consultation with Plan Review is necessary, and that all required permits shall be attained in 
order to legalize the proposed change in use as applicable.  

h) Aesthetic impacts on surrounding property: The building covers approximately 82% 
of the entire site.  As previously noted, there is a small paved area located at the rear of the 
abutting the public alley that is approximately 10 feet by 45 feet, and accommodates loading 
for the existing building. 

i) Noise, odor, heat, glare and vibration: The proposed use would not be expected to 
have any significant impacts as it relates to noise, odor, heat, glare or vibration.  No new 
exterior lighting is proposed at this time.  Any new lighting would need to be downcast and 
shielded to avoid undue glare as well as comply with Chapter 535.  

j) Other: Staff would not expect the proposed use of the property as a clinic/sports and 
health facility type use to be more intense than the photography studio that has been 
operating within the building on the property.  CPED Staff would support the change of a 
non-conforming use in this circumstance. 

RECOMMENDATIONS 

Recommendation of the Department of Community Planning and Economic Development 
for the Change of a Nonconforming Use: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the change of a nonconforming use 
applications subject to the following conditions of approval: 

1. All site improvements shall be completed by April 7, 2016, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

2. All necessary building permits shall be attained as applicable.  
3. Any signage shall meet the requirements outlined in Section 543.250 of the Zoning Code.  A 

separate permit shall be attained from the Zoning Office. 
4. Any new on-site lighting shall be downcast, shielded and comply with Chapter 535.  
5. The trash receptacles located at the rear of the building shall be screened as required by Section 

535.80 of the Zoning Code. 

 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Site plan 
4. Plans 
5. Photos 
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