
  

  

 

 

LAND USE APPLICATION SUMMARY 

Property Location: 726 2nd Street NE 

Project Name:  DSL Bed Expansion 

Prepared By: Mei-Ling Anderson, City Planner, (612) 673-5342 

Applicant: People Incorporated 

Project Contact:  Hayley Carlson 

Request:  To amend the conditional use permit to add two bedrooms to the existing 
assisted living facility. 

Required Applications: 

Conditional Use 
Permit 

To allow the addition of two bedrooms to the existing assisted living facility the 
R5 Multiple-Family District. 

SITE DATA 

Existing Zoning R5 Multiple-Family District 

Lot Area 21,145 square feet / 0.49 acres 

Ward(s) 3 
Neighborhood(s) St. Anthony West Neighborhood Organization 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features Community Corridor (2nd Street NE) 

Small Area Plan(s) Not applicable 

 

  

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #1 
May 11, 2015 

BZZ-7100 

Date Application Deemed Complete April 10, 2015 Date Extension Letter Sent Not applicable 

End of 60-Day Decision Period June 9, 2015 End of 120-Day Decision Period Not applicable 
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Department of Community Planning and Economic Development 
BZZ-7100 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The property is located at the southwest corner of 
the 8th Avenue NE and 2nd Street NE intersection. There is currently a three-story assisted living 
facility with twelve bedrooms on the site. The principal entrance faces 2nd Street NE and the front yard 
includes an accessible ramp from the public sidewalk, as well as a short retaining wall. A surface parking 
area serving the facility is located behind the building and is accessed off of 8th Avenue NE. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The site is located approximately 
one half-mile east of the Mississippi River. The surrounding area contains a mix of low- and medium-
density residential uses, religious institutions, parks, and neighborhood commercial businesses. There 
are three nearby Community Corridors, including 2nd Street NE (adjacent to the site), University 
Avenue NE (one block to the east), and Marshall Street NE (two blocks to the west). 

PROJECT DESCRIPTION. People Incorporated is proposing to add two bedrooms to the existing 
assisted living facility, for a total of 14 bedrooms in the 14,330 square-foot facility. This would be 
accomplished by converting two offices on the third floor into bedrooms, rather than by constructing an 
addition. The property is located in the R5 Multiple-family district, in which an assisted living facility is 
allowed as a conditional use. An amendment to the existing conditional use permit for the assisted living 
facility is being requested. 

PUBLIC COMMENTS. No correspondence has been received from the neighborhood or public. Any 
correspondence received prior to the public meeting will be forwarded on to the Planning Commission 
for consideration. 

ANALYSIS 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
add two units to an existing assisted living facility based on the following findings: 

1. The establishment, maintenance or operation of the conditional use will not be detrimental to or endanger 
the public health, safety, comfort or general welfare. 

The addition of two bedrooms to the existing assisted living facility with 12 bedrooms would not 
prove detrimental to public health, safety, comfort, or general welfare, provided that the 
development complies with all applicable building codes and life safety ordinances as well as Public 
Works Department standards. In addition, the additional landscaping and fencing adjacent to the 
surface parking area will improve upon the public realm in and around the site. 

2. The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and will 
not impede the normal and orderly development and improvement of surrounding property for uses 
permitted in the district. 

The site is located in an area with a mix of residential densities, as well as commercial and 
institutional uses. The property’s use as an assisted living facility is compatible with the surrounding 
residential uses, and adding two units to the existing assisted living facility will not be injurious to the 
use and enjoyment of neighboring properties, nor will it impede the normal and orderly 
development of the surrounding area. The project will include bringing the site into compliance with 
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zoning standards related to landscaping and screening of the parking lot, which will improve upon 
the appearance of the site. 

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

The site is currently served by existing utility infrastructure. 

4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

The proposed use is not expected to contribute to traffic congestion in the public streets. The 
minimum vehicle parking requirement for a board and care home, nursing home, or assisted living 
facility is one space per three beds, for a total of five. The maximum parking requirement is one 
space per bed, for a total of 14. The proposed number of off-street parking spaces is nine, which 
exceeds the minimum parking requirement for the use. All proposed parking stalls meet or exceed 
the City’s minimum dimension and design requirements. 

According to the applicant, there are currently eight bicycle parking spaces on the site; and the 
applicant is proposing to keep all eight spaces. However, the bicycle parking areas are not identified 
on the site plan. The City requires a minimum of one space per four beds, not to exceed eight, and 
of which at least 90 percent meet the standards for long-term bicycle parking spaces per section 
541.180 of the zoning code. Therefore, the minimum biking requirement is four spaces, and all four 
must meet the definition of long-term parking.  

There is no loading requirement for this use based on the gross floor area, which is below the 
20,000 square foot gross floor area threshold that would otherwise necessitate one small loading 
space. The applicant is not proposing to provide any loading spaces for the facility. 

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 

The site is designated as Urban Neighborhood in The Minneapolis Plan for Sustainable Growth. The 
Urban Neighborhood designation is described as predominantly residential. It also includes other, 
neighborhood-serving semi-public uses, such as schools, community centers, religious institutions, 
and public safety facilities. The proposed development would be consistent with the following 
general land use policies of The Minneapolis Plan for Sustainable Growth: 
 
Land Use Policy 1.1: Establish land use regulations to achieve the highest possible 
development standards, enhance the environment, protect public health, support a 
vital mix of land uses, and promote flexible approaches to carry out the comprehensive 
plan. 

1.1.5 Ensure that land use regulations continue to promote development that is compatible 
with nearby properties, neighborhood character, and natural features; minimizes 
pedestrian and vehicular conflict; promotes street life and activity; reinforces public 
spaces; and visually enhances development. 

Land Use Policy 1.8: Preserve the stability and diversity of the city's neighborhoods 
while allowing for increased density in order to attract and retain long-term residents 
and businesses. 

1.8.1 Promote a range of housing types and residential densities, with highest density 
development concentrated in and along appropriate land use features. 
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Land Use Policy 1.9: Through attention to the mix and intensity of land uses and transit 
service, the City will support development along Community Corridors that enhances 
residential livability and pedestrian access. 

1.9.5 Encourage the development of low- to medium-density housing on Community 
Corridors to serve as a transition to surrounding low-density residential areas. 

1.9.6 Promote more intensive residential development along Community Corridors near 
intersections with Neighborhood Commercial Nodes and other locations where it is 
compatible with existing character. 

Housing Policy 3.1: Grow by increasing the supply of housing. 

3.1.1  Support the development of new medium- and high-density housing in appropriate 
locations throughout the city. 

Housing Policy 3.2: Support housing density in locations that are well connected by 
transit, and are close to commercial, cultural and natural amenities. 

3.2.1  Encourage and support housing development along commercial and community 
corridors, and in and near growth centers, activity centers, retail centers, transit 
station areas, and neighborhood commercial nodes. 

Housing Policy 3.6: Foster complete communities by preserving and increasing high 
quality housing opportunities suitable for all ages and household types. 

3.6.1  Promote the development of housing suitable for people and households in all life 
stages that can be adapted to accommodate changing housing needs over time. 

3.6.3  Maintain a healthy supply of multifamily ownership and rental housing, and promote 
the development of alternative forms of homeownership such as cooperative housing 
and cohousing. 

3.6.5  Promote accessible housing designs to support persons with disabilities and the 
elderly. 

Urban Design Policy 10.5: Support the development of multi-family residential 
dwellings of appropriate form and scale. 

10.5.1 Smaller-scale, multi-family residential development is more appropriate along 
Community Corridors and Neighborhood Commercial Nodes.  

Urban Design Policy 10.18: Reduce the visual impact of automobile parking facilities.  

10.18.1 Require that parking lots meet or exceed the landscaping and screening requirements 
of the zoning code, especially along transit corridors, adjacent to residential areas, and 
areas of transition between land uses.  

10.18.17  Minimize the width of ingress and egress lanes along the public right of way in order 
to provide safe pedestrian access across large driveways. 

6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 

The assisted living facility is subject to and would comply with the following development standards 
listed in Chapter 536 of the zoning code: 

1. On-site services shall be for residents of the facility only. 
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2. The operator shall submit a management plan for the facility and a floor plan showing sleeping areas, 
emergency exits and bathrooms. 

3. 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. 

4. An appropriate transition area between the use and adjacent property shall be provided by landscaping, 
screening and other site improvements consistent with the character of the neighborhood. 

Parking lots with four or more spaces are subject to the landscaping, screening, and curbing 
requirements in section 530.170 of the zoning code. 

North and east parking lot frontages: A minimum seven-foot landscaped yard is required along the 
north parking lot frontage, which faces 8th Avenue NE, and the east parking lot frontages, which 
faces 2nd Street NE. There landscaped yard along the north property line is equal to or exceed 22 
feet, and there is 92 feet between the east property line and parking area.  

The zoning code also requires that screening equal to 60 percent opacity and three feet in height 
shall be provided along these parking areas. The applicant is proposing to plant 22 Common 
Boxwood along these frontages to provide screening. This evergreen shrub would exceed the height 
and opacity limits for screening along a public street; staff recommends that the applicant meet the 
three-foot screen and 60 percent opacity requirements along 8th Avenue NE and 2nd Street NE. 

In addition, the zoning code requires that at least one canopy tree be provided for every 25 linear 
feet of parking areas with public street frontage. The parking area along 8th Avenue NE contains 40 
feet of public street frontage, so two trees are required. There are two trees existing and one 
additional tree (Autumn Blaze Maple) is proposed. The parking area along 2nd Street NE contains 
seven feet of public street frontage, so one tree is required. There is at least one tree between the 
parking area and 2nd Street NE, so the site exceeds the minimum linear tree requirements. 

South and west parking lot frontages: A minimum seven-foot wide landscaped yard, and screening 
equal to 95 percent opacity, is required between the parking lot and west and south sides of the 
property, which abut residential uses. The landscaped yard along the west property line is five feet 
wide, but this is an existing condition. The landscaped yard along the south property line is 29 feet 
wide and exceeds the zoning code requirement. 

The applicant is proposing to install a new fence along the west side of the parking lot to provide 
screening between the parking area and adjacent residential use to the west. However, the 
proposed fence would extend into the 22-foot required corner side yard. Staff is recommending 
that fence height shall not exceed three feet in height in this location, or that the fence be removed 
north of the area that requires the six-foot screen between the parking area and residential use to 
the west. 

As conditioned, this development would meet the applicable regulations of the R5 zoning district. 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the conditional use permit application by People 
Incorporated for the property located at 726 2nd Street NE: 

A. Conditional Use Permit to allow the addition of two bedrooms to the existing 
assisted living facility in the R5 Multiple-family District. 

 

 

 
5 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIVLASC_530.170PALOLASC


Department of Community Planning and Economic Development 
BZZ-7100 

Recommended motion: Approve the conditional use permit to allow the addition of two 
bedrooms to the existing assisted living facility, for a total of 14 bedrooms, subject to the 
following conditions: 

1. 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 two years 
of approval. 

2. The applicant shall revise the landscape plan to comply with the parking area screening 
requirements of section 530.170 of the zoning code. 

3. The applicant shall specify the height and materials of the proposed fence along the west 
property line. In no case shall the fence exceed three feet in height within the corner side 
yard adjacent to 8th Avenue NE. 

4. The applicant shall indicate the location and number of bicycle parking spaces on the site 
plan. A minimum of four bicycle parking spaces shall be provided and shall meet the 
standards for long-term bicycle parking per Chapter 541 of the zoning code. 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Survey 
4. Plans 
5. Photos 
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People Incorporated Deaf Supported Living 

726 2nd Street NE, Minneapolis 55413 

Program Summary 

Deaf Supported Living (DSL) is a residential Customized Living program currently serving adult men and 
women who are Deaf, Hard of Hearing, or Deaf-Blind, and who experience a mental health diagnosis 
that impacts their independent living and recovery.  The program provides on-site staffing support, 24 
hours a day – seven days a week, by individuals that are Deaf/Hard of Hearing themselves or who are 
fluent in American Sign Language.  These staff assist individuals in skill development as it relates to their 
independence in medical care, community resources, housing, finances, transportation, health and 
wellness management, and other identified life skill areas.   

Description of Proposed Project

People Incorporated currently serves twelve clients, we would like increase the number to fourteen 
clients by converting two office spaces into bedrooms.  We will be updating our current landscaping 
by adding shrubs and trees in the designated areas, in addtion to adding a 6ft fence line. This project 
will allow us to better meet the demand for these services and help more individuals receive these 
services in an environment that meets their cultural and communication needs.  



RESPONSES TO REQUIRED FINDINGS FOR CONDITIONAL USE PERMIT 
COMMUNITY RESIDENTIAL FACILITY 

726 2nd St. NE 

1. The establishment, maintenance or operation of the conditional use will not be detrimental to or
endanger the public health, safety, comfort, or general welfare.
People Incorporated –Deaf Supported Living operates under the supervision and licensure of the
Minnesota Department of Health, operational components of the program that are likely to enhance the
public health, safety, comfort and general welfare include:

• 24/7 staffing.
• Clients must follow facility rules to stay in the program.
• Staff are trained in emergency procedures.
• Staff provide ongoing monitoring of clients, at a minimum of two check ins per day.
• Controlled access to the facility. The facility is locked except during drop in center hours

(4PM-8PM Tuesday and 3Pm-9PM Friday).
• Visitors are required to sign in.
• All clients and staff have ID badges.
• Facility access is monitored by security systems with cameras located at each entrance.
• Staff accompany clients into the community for planned activities.
• All client interactions with the community are consistent with the goals the client has set to

improve life functioning and become contributing members of the larger Twin Cities
community.

2. The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and 
will not impede the normal and orderly development and improvement of surrounding property for 
uses permitted in the district.
The project does not change the aesthetics of the neighborhood, nor will it create adverse impacts to the 
neighborhood through increased traffic, noise, or congestion.   The project is in compliance with 
regulations of the district and is not located in the Floodway District.  This project will allow additional 
services to clients who desire to live in this neighborhood and will allow for our continued dedication to 
the upkeep, stability, and long term success of this neighborhood.

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be
provided.
As this was an existing building, People Incorporated continues to utilize the existing sanitary sewer and
fire sprinkler system throughout the building.  No changes are planned for the site drainage. The parking



lot is to remain, which can accommodate the parking needs of the program; so there are no changes 
planned for access to roads. We intend on adding a 6' height panel fence along 8th Ave. NE. and an L 
shaped fence to surround the 2 parking spaces facing Northeast. As well as adding 3' bushes along 
2nd St. NE and a tree on 8th Ave. NE. 

4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets.
The parking is adequate for traffic; there are a total of 9 parking spaces available and 1 that is
handicapped. Majority of the clients do not have automobiles and utilize Metro Mobility and/or medical
transportation companies. The minimal traffic flow is typically by staff coming to and from their work
shifts, or arriving for weekly or monthly staff meetings.    The facility is in close proximity to bus and bike
routes, which supports the use of public transportation and to minimize traffic.

5. The conditional use is consistent with the applicable policies of the comprehensive plan.
Goal 1 Land Use “Minneapolis will develop and maintain a land use pattern that strengthens the vitality,
quality and urban character of its downtown core, commercial corridors, industrial areas, and
neighborhoods while protecting natural systems and developing a sustainable pattern for future
growth”.

Policy 1.8 “Preserve the stability and diversity of the city’s neighborhoods while allowing for increased
density in order to attract and retain long term residents and businesses”.

Goal 2 Transportation “Minneapolis will build and maintain and enhance access to multi-modal
transportation options for residents and businesses through a balanced system of transportation modes
that supports the City’s land use vision, reduces adverse transportation impacts, decreases the overall
dependency on automobiles, and reflects the city’s pivotal role as the center of the regional
transportation network”.

Policy 2.8 “Balance the demand for parking with objectives for improving the environment for transit,
walking and bicycling, while supporting the city’s business community”.

Goal 3 Housing “Minneapolis will build and maintain the strength, vitality, and stability of the city’s
neighborhoods by providing a variety if housing opportunities to meet the needs of all members of the
community”.

Policy 3.2 “Support housing density in locations that are well connected by transit, and are close to
commercial, cultural and natural amenities”.

Policy 3.4 “Preserve and increase the supply of safe, stable, and affordable supportive housing
opportunities for homeless youth, singles and families”.

Policy 3.8 “Preserve and strengthen community livability by enforcing high standards of property
management and maintenance”

6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in
which it is located.
As 525.340 states, “The city planning commission shall make each of the following findings before
granting a conditional use permit (referencing these six findings for conditional use permits).  The
responses to the required findings for the conditional use permit are included in this document.  This
project meets requirements for a conditional use permit.
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