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LAND USE APPLICATION SUMMARY 

Property Location: 837 15th Avenue Southeast 
Project Name:  Elmwood Properties (Custom Airbrush Tanning) 
Prepared By: Hilary Dvorak, Principal Planner, (612) 673-2639 
Applicant:  Craig Janssen 

Project Contact:   Craig Janssen 
Request:  To locate a retail sales and services use in the building. 
Required Applications: 
Change of a Legal 
Nonconforming Use 

From an office to a retail sales and services use in the R4 Multiple-family 
District. 

 

SITE DATA 
 

Existing Zoning R4 Multiple-family District 
UA University Area Overlay District 

Lot Area 4,050 square feet / 0.93 acres 
Ward(s) 2 
Neighborhood(s) Southeast Como Improvement Association 
Designated Future 
Land Use Urban Neighborhood 

Land Use Features Community Corridor (15th Avenue Southeast/Como Avenue Southeast) 
Small Area Plan(s) None 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The property is located in Southeast Minneapolis on 
the southwest corner of 15th Avenue Southeast and Rollins Avenue Southeast. The site is occupied by a 
mixed use building including ground floor office space and a second floor dwelling unit. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The site is surrounded by residential 
properties of varying densities, a public park, a child care center and railroad tracks. The site is located 
in the Como neighborhood. 

PROJECT DESCRIPTION. The building was constructed in 1949 for a retail sales and services 
business. Throughout the building’s history there have been a number of businesses at this location 
including a number of retail stores, a day care, the neighborhood offices and the leasing office for the 
property owner. When the applicant purchased the property he converted the second floor of the 
building into a single dwelling unit. As part of that project the internal staircase was removed and a 
separate staircase that leads from the back of the building to the second floor was added. 

There had been two offices located on the first floor of the building. The applicant uses one of the office 
spaces for his property leasing business. The second office space on the first floor had been occupied by 
the Southeast Como Improvement Association until they moved in April of 2011. In July of 2012, this 
space was leased to the current tenant who operates a custom airbrush tanning salon. Upon a recent 
inspection of the property it was discovered that the applicant hadn’t applied for a change of 
nonconforming use application and is therefore doing that now. 

RELATED APPROVALS. In 2008, the applicant received a building permit to convert the second 
floor of the building into a single dwelling unit with three bedrooms. 

PUBLIC COMMENTS. No public comments have been received for this site. 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 
change from an office to a retail sales and services use in the R4 Multiple-family District based on the 
following findings: 

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

Located at the intersection of the 15th Avenue Southeast and Rollins Avenue Southeast is a day care 
facility, a single-family home and a public park. Given the size of the custom airbrush tanning salon 
and the average number of clients seen on a weekly basis the use is compatible with the adjacent 
properties and the neighborhood. 

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

http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH531NOUSST.html#MICOOR_TIT20ZOCO_CH531NOUSST_531.80CHUS
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The Southeast Como Improvement Association (SECIA) operated out of this building between June 
of 2004 and April of 2011. 

a) Hours of operation: When SECIA was located in this building they operated Monday 
through Friday from 10 am until 7pm. The custom airbrush tanning salon is open Monday 
through Friday from 1 pm until 6 pm. 

b) Signage: The zoning code allows one nonilluminated, flat wall sign that is no larger than 16 
square feet and not taller than 14 feet above grade. On a corner lot, two signs are allowed. 
The custom airbrush tanning salon has a 24 square foot identification sign on the front of 
the building. The top of the sign is located 12 feet above grade. The applicant has indicated 
that the sign can be made smaller to meet the zoning code regulations. CPED recommends 
that the sign be made smaller to comply with the size regulations. The applicant shall apply 
for a sign permit. 

There are two Elmwood Property signs on the building; one is on the front of the building 
and one is on the north side of the building. Both of these signs are larger than 16 square 
feet. The sign on the front of the building is located 12 feet above grade and the sign on the 
north side of the building is located 18 feet above grade. CPED recommends that both signs 
be made smaller to comply with the size regulations and that the sign on the north side of 
the building be no taller than 14 feet above grade. The applicant shall apply for sign permits. 

c) Traffic generation and safety: When SECIA was located in this building they would hold 
small group meetings on site but larger neighborhood-wide meetings were held at the public 
park across the street. On average, the operator of the custom airbrush tanning salon sees 
20 clients per week. Each appointment lasts approximately 20 minutes. The operator of the 
custom airbrush tanning salon estimates that 35 percent of the customers walk or take a 
bus to their appointment while the rest drive. 

d) Off-street parking and loading: There is a parking area located towards the back of the 
building that can be used by the business owner and customers. The parking area is large 
enough to accommodate three vehicles however, it is not striped. CPED recommends that 
the parking area be striped. 

e) Nature of business operations: Custom airbrush tanning is a spray tanning business. 
Spray tanning involves a solution that is made out of sugar water that is applied to the skin. 
When applied, the solution reacts with the proteins on the skin’s surface. Spray tanning is a 
non-invasive service. 

f) Number of employees: When SECIA was located in this building there were four 
employees working in the office. The owner/operator of the custom airbrush tanning salon 
is the only employee of the business. 

g) Building Bulk: The building footprint is 960 square feet in size. The total size of the 
building is 1,920 square feet. No addition is proposed. 

h) Aesthetic impacts on surrounding property: No changes are proposed to the building. 
The parking area is paved up to the public sidewalk along Rollins Avenue Southeast. There is 
room to remove some of the pavement and install a landscaped buffer between the public 
sidewalk and the parking lot. CPED recommends that an eight-foot wide landscaped yard be 
installed along the north side of the parking area. 
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i) Noise, odor, heat, glare and vibration: There is no noise, odor, heat, glare or 
vibrations associated with the custom airbrush tanning salon. The spray tanning solution is 
made out of sugar water and applied to the skin. 

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 
application from an office to a retail sales and services use in the R4 Multiple-family District for the 
property located at 837 15th Avenue Southeast subject to the following conditions: 

1. The custom airbrush tanning salon sign shall be no larger than 16 square feet and not taller than 
14 feet above grade. The sign shall be nonilluminated. The applicant shall apply for a sign permit. 

2. The Elmwood Property signs shall be no larger than 16 square feet and not taller than 14 feet 
above grade. The signs shall be nonilluminated. The applicant shall apply for sign permits. 

3. The parking area shall be striped per the standards of Chapter 541, Off-Street Parking and 
Loading. 

4. There shall be an eight-foot wide landscaped yard installed along the north side of the parking 
area. It shall be landscaped per the standards of Chapter 530, Site Plan Review. 

ATTACHMENTS 

1. Written description and history of the property 
2. Letter from the Custom Airbrush Tanning business owner 
3. Zoning map 
4. Site survey 
5. Plans 
6. Building elevations 
7. Photos 
8. Correspondence 
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