
LAND USE APPLICATION SUMMARY 

Property Location: 38 27th Avenue NE 

Project Name:  NE-Art Custom, Inc 

Prepared By: Kimberly Holien, Senior Planner, (612) 673-2402 

Applicant: Brian Crawford, NE-Art Custom, Inc.  

Project Contact:  Rachel Meyers 

Request:  To allow for an illuminated projecting sign on a non-conforming building. 

Required Applications: 

Expansion of a Legal 
Nonconforming Use To allow for an illuminated projecting sign. 

SITE DATA 

Existing Zoning R2B, Two-family District 

Lot Area 4,491 square feet / 0.10 acres 

Ward(s) 1 
Neighborhood(s) Marshall Terrace 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features None 

Small Area Plan(s) N/A 

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #3 
May 11, 2015 

BZZ-7132 

Date Application Deemed Complete April 14, 2015 Date Extension Letter Sent N/A 

End of 60-Day Decision Period June 12, 2015 End of 120-Day Decision Period N/A 

mailto:kimberly.holien@minneapolismn.gov
http://www.ci.minneapolis.mn.us/cped/planning/cped_midtown-greenway
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject site contains a single-story building that 
houses NE-Art Custom, Inc.  The use falls under general light industrial uses in the zoning code for the 
production and repair of neon signs and lighting.  The site has a non-conforming parking area on the east 
side of the building that relies on maneuvering in the alley.  The property is zoned R2B and the existing 
use is legally non-conforming.  Zoning Enforcement staff has also noted a cherry-picker parked in front 
of the property when not in use.  The parking of commercial vehicles is prohibited in residential districts 
and this will be addressed as a condition of approval.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding area is 
predominantly single-family residential with the subject building being the lone exception on the block.  
All of the surrounding properties are zoned R2B.  There is one R3 parcel at the corner of 27th Avenue 
NE and Grand Street NE that contains a duplex.   

PROJECT DESCRIPTION. The building has a projecting, neon sign on the front elevation that is 
approximately 13 square feet in area.  Non-conforming uses in the Residence and OR1 Districts are 
limited to one non-illuminated, flat wall identification sign, not to exceed 16 square feet in area and 14 
feet in height.  The applicant has applied for an expansion of non-conforming use to allow the illuminated 
projecting sign.  The property has been cited by Zoning Enforcement staff for installing the subject sign 
without proper approvals.   

PUBLIC COMMENTS. Staff received a letter from Concerned Citizens of Marshall Terrace dated 
October 23, 2014, in support of the application.  Said letter has been attached for reference. Any 
additional correspondence received prior to the public meeting will be forwarded on to the Planning 
Commission for consideration.  

ANALYSIS 

EXPANSION OF A NONCONFORMING USE 
The Department of Community Planning and Economic Development has analyzed the application to 
allow an illuminated projecting sign on a non-conforming building based on the following findings: 

1. A rezoning of the property would be inappropriate. 

As noted above, the surrounding area primarily consists of single-family homes with R2B zoning.  
There is one building at the corner of 27th Avenue NE and Grand Street NE that is zoned R3 and 
contains a duplex.  The closest non-residential use is approximately two blocks west of the site at 
27th Avenue NE and Marshall Street NE.  The subject site and surrounding area are designated as 
Urban Neighborhood on the future land use map in the Minneapolis Plan for Sustainable Growth.  The 
subject use is considered a light industrial use and would require I1, Light Industrial zoning to 
become a permitted use.  There are no land use features nearby that would support rezoning the 
site to light industrial.  As such, a rezoning of the property would be inappropriate.   

2. The enlargement, expansion, relocation, structural alteration or intensification will be compatible with 
adjacent property and the neighborhood. 

A projecting neon sign that is approximately 13 square feet in area would be compatible with the 
adjacent properties and the neighborhood.  The sign is tastefully designed and smaller than the 
maximum size allowed for non-conforming uses.  The building has contained non-residential uses 
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since its construction in 1952.  In 1952 it was built as a grocery store and city permit records show 
that a neon sign was installed on the building with the original use.   

3. The enlargement, expansion, relocation, structural alteration or intensification will not result in significant 
increases of adverse, off-site impacts such as traffic, noise, dust, odors, and parking congestion. 

A projecting neon sign that is approximately 13 square feet in area would not result in any adverse 
impacts related to traffic, noise, dust, odors or parking congestion.  The illuminated sign is not 
expected to produce any glare that would impact adjacent properties.  In the statement prepared by 
the applicant they note that the sign does not have significant lighting impacts beyond the radius of 
the business entrance and building.  According to this statement, the neon lighting has an output of 
85 lumens.  For comparison, the 75 watt security lights on the building have an output of 1000 
lumens.   

4. The enlargement, expansion, relocation, structural alteration or intensification, because of improvements to 
the property, will improve the appearance or stability of the neighborhood. 

The subject sign is tastefully designed and sized appropriately for the building.  As such, it enhances 
the appearance of the building and will contribute to the stability of the neighborhood.  However, 
staff observed additional neon display signs in the window of the building.  These signs are 
considered signage due to the fact that this is a neon sign fabrication business.  As a condition of 
approval, all signage shall be removed from the windows.  They may be displayed elsewhere in the 
building.   

5. In districts in which residential uses are allowed, the enlargement, expansion, relocation, structural alteration 
or intensification will not result in the creation or presence of more dwelling units on the subject property 
than is allowed by the regulations of the district in which the property is located. 

No residential units are proposed.   

6. The enlargement, expansion, relocation, structural alteration or intensification will not be located in the 
Floodway District. 

The property is not in a Floodway district.   

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the application by Brian Crawford of NE-Art Custom, Inc 
for the property located at 38 27th Avenue NE: 

A. Expansion of a Nonconforming Use. 

Recommended motion: Approve the application for an expansion of non-conforming use to 
allow an illuminated, projecting sign that is approximately 13 square feet in area subject to the 
following conditions: 

1. All neon signs in the window of the building shall be removed from the window area. 
2. No commercial vehicles shall be parked on the property or in the right-of-way immediately 

adjacent to the property, in compliance with section 546.80 of the zoning code.   

ATTACHMENTS 

1. Written description and findings submitted by applicant 
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2. Zoning map 
3. Site plan 
4. Photos 
5. Oblique aerials (optional) 
6. Correspondence 
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