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

BZZ-2759 
 
Date: January 9, 2006 
 
Applicant: Marty Schirber 
 
Address of Property: 2600 Johnson Street Northeast 
 
Project Name: Castle Building & Remodeling 
 
Contact Person and Phone: Marty Schirber with Castle Building & Remodeling, (612) 789-8509 
 
Planning Staff and Phone: Hilary Dvorak, (612) 673-2639 
 
Date Application Deemed Complete: November 30, 2005 
 
End of 60-Day Decision Period: January 29, 2006 
 
End of 120-Day Decision Period: Not applicable 
 
Ward: 1 Neighborhood Organization: Audubon Park Neighborhood Association 
 
Existing Zoning: C1, Neighborhood Commercial District 
 
Proposed Zoning: Not applicable 
 
Zoning Plate Number: 10 
 
Legal Description: Not applicable 
 
Proposed Use: Contractor’s office 
 
Concurrent Review: 
Conditional use permit: to allow a contractor’s office in the C1 zoning district. 
 
Applicable zoning code provisions: Chapter 525, Article VII, Conditional Use Permits 
 
Background: The applicant is proposing to convert the existing commercial building located at 2600 
Johnson Street Northeast into a contractor’s office.  Previously the building had been occupied by two 
different commercial businesses however it is the intention of the applicant to occupy the entire 
building.  There are two buildings on the property; one is the main commercial building where the 
applicant will locate his office and the other is a detached two-car garage where the applicant will store 
miscellaneous building materials.  The applicant has indicated that no building materials will be stored 
outdoors which is in accordance with the regulations of the C1 zoning district. 
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The applicant is intending to renovate the exterior of the building by installing new windows, removing 
the north door along the Johnson Street Northeast side of the building, changing the signage on the 
building and installing a decorative fence along the east property line. 
 
 
CONDITIONAL USE PERMIT - to allow a contractor’s office in the C1 zoning district 
 
Findings as Required by the Minneapolis Zoning Code: 
 
The Department of Community Planning and Economic Development – Planning Division has analyzed 
the application and from the findings above 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. 
 
The Planning Division does not believe that a contractor’s office would be detrimental to or endanger 
the public health, safety, comfort or general welfare.  The building was originally constructed in 1918 
and has been occupied by a variety of commercial businesses.  A TV repair business has occupied half 
of the commercial building since 1977 and over the last 15 years the other half of the building has been 
occupied by both a pet grooming business and a mapping business.  The Planning Division believes that 
the proposed office, although for a contractor, will operate in a similar way as the previous commercial 
businesses. 
 
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 Planning Division does not believe that a contractor’s office would be injurious to the use and 
enjoyment of other property in the area.  The applicant had indicated that there are four full-time 
employees and up to two part-time employees working for the business at one time.  The majority of the 
business operations are conducted out of the office so there is not a lot of vehicular traffic although at 
times customers do come to the office to sign contracts or look at finishing materials.  There is parking 
available in front of and to the east side of the detached garage. 
 
3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been 
or will be provided. 
 
The applicant will be working closely with the Public Works Department, the Plan Review Section of 
the Inspections Department and the various utility companies during the duration of the development to 
ensure that all procedures are followed in order to comply with city and other applicable requirements. 
 
4. Adequate measures have been or will be provided to minimize traffic congestion in the 
public streets. 
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The parking requirement for a contract’s office is one space per every 300 square feet of gross floor area 
in excess of 4,000 square feet.  Given the size of the building the parking requirement for the business is 
four spaces.  There is room on the site to park up to six vehicles (two in the garage and four in front of 
and to the east side of the detached garage) although they are not legal parking spaces as defined by the 
zoning code.  However, given that this building has been a commercial business for the past 88 years 
grandfather rights for four parking spaces exist. 
 
5. Is consistent with the applicable policies of the comprehensive plan. 
 
The site is designated as retail - commercial in the comprehensive plan.  This site is located on Johnson 
Street Northeast which is a designated Community Corridor.  In addition, the site is located one block 
north of Lowry Avenue which is also a designated Community Corridor.  According to the principles 
and polices outlined in The Minneapolis Plan, the following apply to this proposal: 
 
• Coordinate land use and transportation planning on designated Community Corridors through 

attention to the mix and intensity of land uses, the pedestrian character and residential livability of 
the streets, and the type of transit service provided on these streets (Policy 9.27). 

• Support the continued presence of small-scale retail sales and commercial services along 
Community Corridors (Implementation step for Policy 9.27). 

• Ensure that commercial uses do not negatively impact nearby residential areas (Implementation Step 
for Policy 9.27). 

 
The Planning Division believes that the proposed development is in conformance with the policies of 
The Minneapolis Plan.  The applicant is proposing to convert the existing commercial building located 
at 2600 Johnson Street Northeast into a contractor’s office.  The entrance to the building will be located 
on Johnson Street Northeast away from the adjacent residential uses.  In addition, located along the west 
property line is a hedge row that provides separation between the site and the adjacent residential use. 
 
6. And, does in all other respects conform to the applicable regulations of the district in which 
it is located. 
 
ZONING CODE: 
 
• Use: The proposed use is conditional in the C1 zoning district. 
 
• Off-Street Parking and Loading: The parking requirement for a contract’s office is one space per 

every 300 square feet in excess of 4,000 square feet of gross floor area.  Given the size of the 
building the parking requirement for the business is four spaces.  There is room on the site to park up 
to six vehicles (two in the garage and four in front of and to the east side of the detached garage) 
although they are not legal parking spaces as defined by the zoning code.  However, given that this 
building has been a commercial business for the past 88 years grandfather rights for four parking 
spaces exist. 

 
• Maximum Floor Area: The maximum FAR in the C1 zoning district is 1.7.  The lot in question is 

5,493 square feet in area.  The total square footage of the buildings on the site is 2,352 square feet of 
gross floor area, an FAR of .43. 
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• Building Height: Building height in the C1 zoning district is limited to 2.5 stories or 35 feet, 

whichever is less.  The building is one story tall (18 feet). 
 
• Minimum Lot Area: There is no minimum lot size for a contractor’s office in the C1 zoning 

district. 
 
• Yard Requirements: The main commercial building and the two-car garage are existing. 
 
• Specific Development Standards: There are no specific development standards for a contractor’s 

office. 
 
• Hours of Operation: The hours of operation in the C1 zoning district are Sunday through Thursday, 

6 am to 10 pm and Friday and Saturday, 6 am to 11 pm.  The applicant has indicated that the hours 
of operation for the business will be 7 am to 5 pm. 

 
• Signs: Signs are subject to the requirements of Chapter 543 of the Zoning Code.  In the C1 zoning 

district one can have one-and-a-half square feet of signage for every one foot of primary building 
wall unless there is a freestanding sign on the zoning lot then there can only be one square foot of 
signage for every one foot of primary building wall.  Wall signs are limited to 45 square feet in size.  
Projecting signs are limited to 12 square feet in size.  The height limit for both wall signs and 
projecting signs is 14 feet. 
 
Given the length of the primary building walls along Johnson Street Northeast and 26th Avenue 
Northeast there can be up to 123 square feet of signage located on the building.  The applicant is 
proposing to have two 50 square foot wall signs on the building.  One of the signs is located on the 
Johnson Street Northeast side of the building and the other is located on the north side of the 
building.  Both of the signs are located 15 feet above the ground.  The applicant will either need to 
lower the signs so the top of them do not exceed 14 feet or apply for a variance to increase the height 
of them. 

 
• Refuse storage: The applicant is signing up for residential trash service through the City of 

Minneapolis.  The refuse and recycling containers will be kept in the detached garage on non-trash 
days and then set out along the alley on trash day. 
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RECOMMENDATIONS 
 
Recommendation of the Department of Community Planning and Economic Development – 
Planning Division for the conditional use permit: 
 
The Department of Community Planning and Economic Development – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the conditional use permit 
application to allow a contractor’s office in the C1 zoning district located at 2600 Johnson Street 
Northeast. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Attachments: 
1. Project description and conditional use permit findings 
2. November 8, 2005, letter to Council Member Ostrow 
3. November 8, 2005, letter to the Audubon Neighborhood Association 
4. Zoning Map 
5. Site plan and floor plans 
6. Elevations and perspectives 
7. Photographs of the site 
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	Ward: 1 Neighborhood Organization: Audubon Park Neighborhood

