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

BZZ 3949 
 
Date:  March 17, 2008 
 
Applicant:  Supportive Living Solutions 
 
Address of Property:  508 University Avenue SE       
 
Project Name: Arrogoni West 
 
Contact Person and Phone: Joe Cuoco, (651) 222-7587 
 
Planning Staff and Phone:  Shanna Sether, (612) 673-2307 
 
Date Application Deemed Complete:  February 21, 2008 
 
End of 60-Day Decision Period:  April 21, 2008 
 
Ward:  3 Neighborhood Organization: Marcy-Holmes Neighborhood Association 
 
 
Existing Zoning:  R5 Multiple Family District 
 
Proposed Zoning:  Not applicable for this application 
 
Zoning Plate Number:  15 
 
Legal Description:  Not applicable for this application  
 
Proposed Use:  Supportive Housing Facility serving up to thirty-two persons. 
 
Conditional use permit: to increase the maximum number of beds in an existing supportive housing 
facility from 30 to 32 beds. 
 
Applicable zoning code provisions:  Chapter 525, Article VII Conditional Use Permits and Chapter 
546 Residence Districts.  
  
 
Background: The building at 508 University Avenue SE is currently a supportive housing facility with 
thirty beds, which received a conditional use permit in 1982. Prior to 1982, the building was licensed to 
operate as a board and care facility. The applicant and current operator, Arrigoni West/Supportive 
Living Solutions, have stated that the facility increased the number of beds from thirty to thirty-two in 
1996, for which they operated as until 2006, when Hennepin County identified the discrepancy and 
required that two beds be vacated. Supportive housing facilities are a conditional use in the R5 District. 
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Therefore, the applicant is applying to amend their conditional use permit to allow for up to thirty-two 
beds. The additional beds will be provided within existing bedrooms that are located within the 
structure.   
 
If the amended conditional use permit is approved, the use is still subject to the specific development 
standards.  The facility appears to meet all of the specific development standards. The applicant has 
provided a management plan and a program description that are attached to this report.  The conditional 
use permit is based on the program description and management plan.  A change in the program would 
require that the applicant obtain a modification to the conditional use permit from the City Planning 
Commission.  Significant or recurrent deviations from the program description and management plan 
may be grounds for a revocation of the conditional use permit or may require the applicant to obtain a 
modification to the conditional use permit before the City Planning Commission.   
 
The site is in the Marcy-Holmes neighborhood and the applicants have met with the neighborhood 
organization.  Staff has received a letter of support from the neighborhood organization; it is attached to 
the staff report.  Staff will forward any additional comments, if any are received, at the City Planning 
Commission meeting. 

 
CONDITIONAL USE PERMIT:  to increase the number of beds within an existing supportive 
housing facility from thirty to thirty-two. 
 
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.   
 

The applicant is proposing to increase the number of beds from thirty to thirty-two for an 
existing supportive housing facility. The applicant has said that supportive services are necessary 
for this facility in order for the residents to maintain sobriety and transition into the community 
successfully. For the 1982 conditional use permit, the city planning commission added a 
condition of approval requiring at least one staff person to live on the premises. The addition of 
two beds to an existing supportive housing will not prove detrimental to public health, safety, 
comfort or general welfare provided the development complies with all applicable building codes 
and life safety ordinances, as well as Public Works Department standards.    

 

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 surrounding area is fully developed.  The increase of two beds to an existing supportive 
housing facility will be provided within an existing building and should not impede on the 
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normal or orderly development of surrounding property in the area. With proper program 
management, the proposed use should not have negative impacts on surrounding properties. In 
addition, the City is aware of no other congregate living facilities within a quarter mile of the 
site, so there is not an undue concentration of such housing in the immediate vicinity.  

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

or will be provided. 
 

The site is served by existing infrastructure.  Vehicle access is from 5th Avenue SE through an 
existing curb cut and shared driveway.  The Public Works Department will review the project for 
appropriate drainage and stormwater management in or over the public right of way.   

 
4. Adequate measures have been or will be provided to minimize traffic congestion in the 

public streets. 
 

The structure was built in 1902 as an apartment building and was later converted to three 
dwelling units and 8 rooming units. In 1982, the applicants were granted a conditional use permit 
to operate a community-based group care residential facility. Off-street parking was deemed to 
be sufficient, with grandfather rights, at the time the use was converted from dwelling units and 
rooming units to the supportive housing facility. The off-street parking requirement for this use 
is one space per four beds. The addition of two beds does not increase the parking requirement, 
which is eight. There is an existing asphalt parking area with 4 off-street spaces to the rear of the 
site and an attached garage that serve as the parking area. Staff believes with the addition of two 
bicycle racks, supporting up to eight bicycles, could further minimize traffic congestion of the 
public streets. In addition, other transportation options exist near the site including bus service 
along University Avenue SE.  

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

 
The property is on University Avenue Southeast, a designated Community Corridor and is 
identified as group quarters on the land use map. The property was also identified as multifamily 
in the Marcy-Holmes Master Plan (2003) as an area to focus housing demand as an acceptable 
area.  
 
According to the principles and polices outlined in The Minneapolis Plan, the following apply to 
this proposal: 
 
4.2 Minneapolis will 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. 
  

Applicable Implementation Steps  
Strengthen the residential character of Community Corridors by developing appropriate 
housing types that represent variety and a range of affordability levels.  
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4.11 Minneapolis will improve the range of housing options for those with few or 
constrained choices.  

Applicable Implementation Steps  
Support the development of housing with supportive services that help households gain 
stability in areas such as employment, housing retention, parenting, mental health and 
substance challenges 

 
4.10 Minneapolis will reasonable accommodate the housing needs of all of its citizens.  

Applicable Implementation Steps  
Promote increased development of housing for very low-income households earning 30% or 
less of metropolitan median income.  

 
 

The Planning Division believes that the proposed use is in conformance with the above policies 
of the comprehensive plan. The applicant is proposing to increase the number of beds within an 
existing supportive housing facility from thirty to thirty-two. The applicant has said that 
supportive services are necessary for this facility in order for the residents to maintain sobriety 
and transition into the community successfully.  

 
6. And, does in all other respects conform to the applicable regulations of the district in which 

it is located, with the approval of this conditional use permit.   
 
In addition to the conditional use permit, a minimum lot area variance is required and the 
proposed use is subject to the following Specific Development Standards, addressed in Chapter 
536: 
 

(1)  Supportive housing shall be located at least one-fourth (1/4) mile from all existing 
supportive housing and from all of the following uses, except in the B4H Overlay 
District: 

a.  Community correctional facility. 
b.  Community residential facility. 
c.  Inebriate housing. 
d.  Motel. 
e.  Overnight shelter. 

 
(2) The maximum number of persons served shall not exceed thirty-two (32), except in 

the B4H Overlay District. 
(3)  On-site services shall be for residents of the facility only, except where part of a 
regimen of scheduled post-residential treatment. 
(4)  To the extent practical, all new construction or additions to existing buildings shall be 
compatible with the scale and character of the surroundings, and exterior building 
materials shall be harmonious with other buildings in the neighborhood. 
(5)  An appropriate transition area between the use and adjacent property shall be 
provided by landscaping, screening, and other site improvements consistent with the 
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character of the neighborhood. 
(6)  The operator shall submit a management plan for the facility and a floor plan 
showing sleeping areas, emergency exits and bathrooms. 

 
The building and intended use complies with all of the development standards. The applicant has 
indicated that the facility is in a secured building and landscaping and screening have been 
installed around the building to control access and appears visually consistent with other 
property in the neighborhood. Staff is recommending the installation of a new fence to screen the 
parking area from adjacent residential uses, per 530.170. 

 
 
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 increase the maximum number of beds in an existing supportive housing 
facility from 30 to 32 beds in an existing building located 508 University Avenue SE in the R5 Multiple 
Family District, subject to the following conditions: 

1. The Community Planning and Economic Development Planning Division shall review and approve 
the final floor plans and site plans. 

 
2. The applicant will meet the specific development requirements for Supportive Housing Facilities in 

section 536.20 of the zoning code. 
 
3. Bicycle racks shall be provided to accommodate no fewer than four (4) bicycles on the property.  

The bicycle parking may be located in the public right-of-way with permission of the city engineer.   
 
4. The perimeter of the parking lot will be effectively landscaped and screened as required by 530.170 

of the zoning code. 

5. 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. 

 
Attachments:  

1. Statement of use and findings 
2. December 12, 2007, letter of support from Marcy-Holmes Neighborhood Association (MHNA) 
3. December 12, 2007, letter to MHNA and Council Member Hofstede  
4. Zoning map 
5. Quarter-mile spacing map 
6. Site plan and floor plans  
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7. Photos of the site and surrounding area 
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