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LAND USE APPLICATION SUMMARY 

Property Location: 401 & 425 7th Street North 

Project Name:  Sharing & Caring Hands Expansion 
Prepared By: Becca Farrar-Hughes, Senior City Planner, (612) 673-3594  

Applicant: Sharing & Caring Hands 

Project Contact:   Cunningham Group Architecture, Attn: Doug Ahmann 
Request:  To allow a new 3-story (2-floor) addition to the existing facility. 
Required Applications: 
Amend the 
Conditional Use 
Permit  

To allow 8 additional supportive housing units in the Industrial Living Overlay 
District (ILOD). 

Variance  Of the off-street parking requirement. - Returned 

Site Plan Review 

To allow for a new 3-story (2-floor), approximately 14,000 square foot 
addition to the existing building located on the premises.  The addition would 
allow for 8 additional supportive housing units on the second floor, as well as a 
new Teen Center and Children’s Center on the main level of the building.   

 
SITE DATA 
 

Existing Zoning 
I2 (Medium) District 
IL (Industrial Living) Overlay District 
DP (Downtown Parking) Overlay District 

Lot Area 253,620 square feet / 5.82 acres 
Ward(s) 5; adjacent to 3 & 7 
Neighborhood(s) North Loop Neighborhood Association 
Designated Future 
Land Use Transitional Industrial 

Land Use Features 

There are no designated land use features immediately adjacent or that include 
the subject site. The property is located just outside of the boundaries that 
define Downtown Minneapolis, a designated Growth Center and Activity 
Center.  The property is located in relative close proximity to Glenwood 
Avenue which is a designated Commercial Corridor.   

Small Area Plan(s) North Loop Small Area Plan 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject development site consists of two separate 
parcels occupied by two separate buildings; one which houses the existing 3-story, 94-unit (154 beds) 
supportive housing facility (constructed in 1995 and expanded in 1999) and the other that is occupied by 
a single-story Teen and Children Center which is accessory to the supportive housing facility and only 
for use by children living in the building (constructed in 1912).      

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The properties surrounding the site 
are predominantly zoned industrial to the north, east and west of the site.  To the south, the properties 
have commercial and downtown zoning.  The uses within the area are primarily industrial and 
commercial uses as the property is located across the street from the HERC facility and Target Field as 
well as in close proximity to surface parking lots, structured parking and various industrial uses.  There 
are several new residential developments that are under construction or that have been constructed 
recently within the broader neighborhood. 

PROJECT DESCRIPTION. The applicant proposes to demolish the existing single-story building 
occupied by Mary’s Place Teen and Children Centers located on the property at 425 7th Street North 
and construct a 3-story addition (2-floor), approximately 14,000 square foot addition onto the existing 
structure located on the property at 401 7th Street North.  The area where the building is currently 
located would be converted into a large park/playground area for the children. The proposed addition 
would incorporate both the Teen and Children Centers into the ground floor of the building and a total 
of 8 additional dwelling units (16 beds) would be added on the second floor.  No changes are proposed 
to the maintenance and operation of the facility; Mary’s Place apartments would operate as it has for the 
past 18 years.  The Sharing and Caring Hands Day Services Center is located on a separate parcel due 
north of the subject site across 5th Street North at 525 7th Street North. 

Mary’s Place was established in 1985 and offers transitional apartments for homeless families with 
children.  The existing facility houses 150 adults and 440 children and families stay an average of 2 ½ 
months.  The lobby is staffed 24 hours a day and entry to the facility is by ID card only.  Mary’s Place 
residents have access to a free laundry facility, two large classrooms where tutoring is offered each 
afternoon, computer rooms, activity rooms, a playroom, meeting spaces, a chapel and medical clinic.  
There is also outdoor playground and recreational courts.  Currently the site accommodates a total of 
111 off-street parking spaces.  With the proposed addition, the off-street parking would be reduced to a 
total of 78 spaces (currently there are a total of 101 spaces) with access to the surface parking lot 
continuing to be off of 7th Street North. 

Based on the proposal, a conditional use permit would be required to allow an increase in the number 
of supportive housing units in the ILOD, a variance of the off-street parking requirement was originally 
noticed but has been returned, and site plan review would also be required.  

RELATED APPROVALS.    

The Mary’s Place transitional housing apartment complex was originally constructed in 1995 and then 
received approvals for a rezoning and to expand to 94 units in 1999 (P-1055 & CUP 1978). In 1998, the 
former Sharing & Caring Hands building was converted into a Children’s Activity Center and Teen 
Center for the children living at Mary’s Place. 

In 2001, the applicant received approval for an amended CUP (BZZ-318) to allow for an auto dealership 
on the premises as an accessory use with a maximum inventory of 4 vehicles.  This was done in order to 
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provide an on-site job skills training program and to provide a means to transfer title of donated vehicles 
in good working condition to residents and also to improve mobility for employment opportunities. 

In 2004, two separate applications were approved for the property; one which amended the CUP to 
allow for an accessory 426 square foot chapel addition and the other, a variance to allow for an increase 
in the maximum allowable height of a wall sign.  

 

Planning Case # Application Description Action 

C-1978 Conditional Use 
Permit 

To allow a transitional housing 
development 

Approved in 1999 

P-1055 & BZCU-
100019 

Rezoning and 
Conditional Use 
Permit 

Add the ILOD and expand the 
number of units to 94 

Approved in 1999 

BZZ-318 Amend Conditional 
Use Permit 

To allow an auto dealership 
(max of 4 vehicles) as an 
accessory use 

Approved in 2001 

BZZ-2054 Amend Conditional 
Use Permit 

Add a 426 square foot chapel 
accessory to the supportive 
housing facility 

Approved in 2004 

BZV-1000422 Variance To increase the maximum 
permitted height of a sign in 
the I-2 District from 24 ft. to 
40 ft. to permit a 180 sq. ft. 
wall sign. 

Approved in 2004 

PUBLIC COMMENTS. Staff has not received official correspondence from the North Loop 
Neighborhood Association or any neighborhood letters prior to the printing of this report.  Any 
correspondence received before 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 
allow 8 additional supportive housing units in the Industrial Living Overlay District (ILOD) 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.  
 

Amending the existing conditional use permit to allow 8 additional supportive housing units on the 
premises would not be detrimental to or endanger the public health, safety, comfort or general 
welfare.  As previously noted, the existing supportive housing facility has a total of 94 dwelling units 
(154 beds) and the applicant proposes to expand the facility to include 8 additional dwelling units (16 
beds) for a total of 102 on the premises with 170 beds. Contextually, the applicant proposes to 
match the design, materials and colors of the proposed addition to the existing structure while 
improving the overall functionality of the facility and the appearance of the site.  No changes are 
proposed to the operation or maintenance of the facility. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE


Department of Community Planning and Economic Development 
BZZ-6621 

 

 

 
4 

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. 

This property is located in a general area that has had significant redevelopment.  Expanding the 
existing facility in order to consolidate operations and improve the overall functionality of the facility 
would not be expected to be injurious to the use and enjoyment of other property in the vicinity 
nor would it impede on possible future development. The development would provide additional 
opportunities for housing within the neighborhood and improve the overall appearance of the site.   

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

Increasing the number of units on the premises from 94 to 102 dwelling units, or an increase of 8 
units would have minimal impacts on utilities, access roads and drainage.  The site would continue to 
be accessed off of 7th Street North via one curb cut.   

The Public Works Department has reviewed the preliminary plan and will review the final plan for 
compliance with standards related to access and circulation, drainage, and sewer/water connections.  
The applicant would be required to work closely with the Public Works Department, the Plan 
Review Section of CPED and the various utility companies during the duration of the development 
should the plan be approved.  This would be required 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 taken to minimize traffic congestion in the public streets. 

Measures have been provided in regard to minimizing traffic congestion from a parking perspective 
as the applicant would be providing adequate off-street parking for the proposed development. 

Chapter 541, Off-Street Parking and Loading would typically require one off-street parking space per 
four beds for supportive housing or a total of 43 off-street parking spaces for the proposed 
residential project as 170 beds are provided (94 units or 154 beds existing and 8 units or 16 beds 
proposed).  However, the property is located in the DP Overlay District and per Section 551.765 
dwellings are required to provide 90% of this requirement, or 39 off-street parking spaces.  The 
applicant is proposing to include a total of 78 off-street parking spaces on the property.  

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

According to The Minneapolis Plan for Sustainable Growth, the subject parcel is located within an 
area designated as transitional industrial. There are no designated land use features immediately 
adjacent or that include the subject site. The property is located just outside of the boundaries that 
define Downtown Minneapolis, a designated Growth Center and Activity Center.  The property is 
located in relative close proximity to Glenwood Avenue which is a designated Commercial 
Corridor.  The properties surrounding the site are predominantly zoned industrial to the north, east 
and west of the site.  To the south, the properties have commercial and downtown zoning.  The 
uses within the area are primarily industrial and commercial uses as the property is located across 
the street from the HERC facility and the Twins stadium as well as in close proximity to surface 
parking lots, structured parking and various industrial uses.  There are several new residential 
developments that are under construction or that have been constructed recently within the 
broader neighborhood.  The proposed development would be consistent with the following general 
land use policies of The Minneapolis Plan for Sustainable Growth:  
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• 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.” 

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

• 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 3.3: “Increase housing that is affordable to low and moderate income 
households.”  

(3.3.5) “Support the development of housing with supportive services that help households gain 
stability in areas such as employment, housing retention, parenting, and substance abuse 
challenges.”  

• Housing Policy 3.4: “Preserve and increase the supply of safe, stable, and affordable 
supportive housing opportunities for homeless youth, singles and families. 
 
(3.4.2) “Support the creation of additional supportive housing units for homeless youth, singles 
and families.” 
 

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

The proposal is in conformance with the above noted policies and implementation steps of the 
Comprehensive Plan. 

There is one additional plan that must be considered when evaluating the proposal.  The North 
Loop Small Area Plan was approved in 2010 and covers the subject property.    As noted in the plan, 
the parcel is designated as Transitional Industrial, and is located in the Lower North Loop.  This 
designation encompasses the entire Lower North Loop west of 7th Street North and east of I-94 
with additional parcels on the far west side of the neighborhood. Industrial areas located outside of 
Industrial Employment Districts are labeled “transitional” since they may eventually evolve to other 
uses compatible with surrounding development. Although they may remain industrial for some 
time, they will not have the same level of policy protection as areas within industrial districts.  
There does not appear to be any additional policy guidance specific to the subject parcel.  The 
property has contained a residential use since 1995.  It is CPED Staff’s position that the proposal to 
construct an addition on to the existing supportive housing facility that accommodates an 
additional 8 supportive housing dwelling units is in conformance with the adopted North Loop Small 
Area Plan. 

 

6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 
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If the requested land use/zoning applications are approved, the proposal will comply with all 
provisions of the I2 District. The ILOD allows dwelling units and supportive housing as conditional 
uses subject to the following conditions: 

a. Supportive housing shall be subject to the requirements of Chapter 536, Specific 
Development Standards.  

b. Alterations made to the exterior of an existing building shall maintain the architectural 
integrity and character of the building and surrounding area.  

c. The maximum height of single and two-family dwellings and cluster developments shall be 
two and one-half stories (2.5) or thirty-five (35) feet, whichever is less.  

d. No vibration, excessive dust, noise, light, glare, smoke, odor, truck traffic or other 
substance or condition, shall be generated by uses in the building that will have an adverse 
impact on the residential use of the building. 

The Specific Development Standards for supportive housing developments are as follows: 

Supportive housing. 

(1) Supportive housing shall be located at least one-fourth (¼) 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) On-site services shall be for residents of the facility only, except where part of a regimen of 
scheduled post-residential treatment.  

(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.  

(5) The operator shall submit a management plan for the facility and a floor plan showing sleeping 
areas, emergency exits and bathrooms. 

The existing and proposed development complies with the above-listed provisions. 
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SITE PLAN REVIEW 
The Department of Community Planning and Economic Development has analyzed the application based 
on the required findings and applicable standards in the site plan review chapter: 

1. Conformance to all applicable standards of Chapter 530, Site Plan Review. 

Building Placement and Design – Requires alternative compliance 

• The existing building that the applicant proposes to add on to is located on an awkwardly 
shaped parcel with frontage on 5th Avenue North and 7th Street North.  The building is not 
located within 8 feet of the property line along either street; however, the proposed addition 
would result in the building being approximately 170 feet closer to 5th Avenue North and would 
maintain the approximately 40 foot setback in line with the existing building from the property 
line along 7th Street North.  The building that would be demolished in order to construct the 
addition is closer to the corner of the two streets.   Alternative compliance is necessary as the 
overall site is becoming less conforming due to the demolition, but the building that is being 
added on to is becoming more conforming.  Planning Staff would recommend that the Planning 
Commission grant alternative compliance as it would not be practical to require compliance.  
The applicant is constructing an addition on to an existing building, there is a significant grade 
change from 7th Street North to the subject property and the awkward shape of the parcel 
would make it impossible to fully comply with the provision along each street while maintaining 
access to the property. 

• The area between the building and lot lines along both 5th Avenue North and 7th Street North 
includes various amenities – landscaping and playground/recreational areas for residents. 

• The existing principal entrance to the building would be maintained and it is located internal to 
the site with a secured lobby.  There are several other points of egress from the building that 
would operate as a secondary point of egress and for emergencies only.  This is an existing 
condition; therefore, alternative compliance is not necessary. 

• The on-site accessory surface parking lot is primarily located to the rear or interior of the site.  
• The proposed building addition would provide architectural detail consistent with the existing 

structure, contain windows to create visual interest, and increase security of adjacent outdoor 
spaces. 

• There is a blank, uninterrupted wall that exceeds 25 feet in length on the northeast building 
elevation of the proposed addition. Alternative compliance is necessary.  Staff would 
recommend that the Planning Commission require compliance with the provision as it would be 
practical to make alterations to the elevation that conforms to the code provision.  Further, this 
is the prominent elevation of the building and it is entirely blank at the first floor with the 
exception of a door and small window. 

• The exterior materials on the addition would match the materials on the existing building and as 
proposed would include burnished block, EIFS, glass elements and a curtain wall system.  EIFS is 
not a permitted exterior material as it is not considered durable.  Alternative compliance would 
be necessary to allow it in this specific circumstance on the proposed addition. Where EIFS is 
shown, Staff would recommend that the Planning Commission require that the exterior of the 
proposed addition be clad in stucco that matches the color and texture of the existing EIFS in 
order to allow the proposed addition to blend into the existing building. 

• The materials and the appearance of the rear and side walls are similar to and compatible with 
the front of the building and the existing building.   

• No plain face concrete block is proposed. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH530SIPLRE.html#TOPTITLE
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• The building complies with the window provisions with the exception of the first floor northeast 
elevation of the building.  Alternative compliance is necessary. Staff would recommend that the 
Planning Commission require compliance as it would be practical to include windows that meet 
the 20% window requirement on this elevation.  In addition, this is the most visually prominent 
elevation and the current design that is both non-compliant with the window requirement and 
includes a blank wall that is over 30 feet in length is not acceptable.  With the exception of the 
northeast elevation of the building, all windows are distributed in a more or less even manner 
and are also vertical in proportion.  See Table 1. 

• The proposal complies with the ground floor active functions provision as storage areas do not 
exceed 30% of linear frontage along each street.   

• The existing and proposed form and pitch of roof lines within the development would be 
considered compatible.   

• There is no parking garage proposed. All on-site parking is located in a surface parking lot.  

Table 1. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk, 
Pathway, or On-Site Parking 

 Code Requirement Proposed 
7th Street North -1st 

Floor 20% minimum / 267 sq. ft. 26% / 350 sq. ft. 

5th Avenue North-1st 
Floor 20% minimum / 90 sq. ft. <1% / 8 sq. ft. 

Facing on-site parking lot 
– 1st Floor 20% minimum / 267 sq. ft. 30% / 400 sq. ft. 

7th Street North-2nd 
Floor 10% minimum > 10% 

5th Avenue North – 2nd 
Floor 10% minimum > 10% 

Facing on-site parking lot 
– 2nd Floor 10% minimum > 10% 

Access and Circulation – Meets requirements  

• A well-lit walkway at least 4 feet in width does connect the buildings and the adjacent public 
sidewalks to the on-site parking.   

• No transit shelters are included in the development; however, the site is located long a bus 
route with a transit stop located on the block and the site is also within walking distance of 
Target Field Station and Downtown Minneapolis.   

• There are no surrounding residential uses; however, the development has been designed to 
minimize conflicts with pedestrian traffic as one curb cut off of 7th Street North serves the 
subject site.  

• There is no public alley adjacent to the site.  The site would be continued to be accessed off of 
7th Street North via a single curb cut.   

• The site has been somewhat designed to minimize the use of impervious surfaces as the 
proposal meets the 20% landscaping requirement.  Much of the site is covered by the proposed 
addition and existing buildings as well as an interior surface parking lot and outdoor areas for 
residents.  

Landscaping and Screening – Meets requirements 

• The composition and location of landscaped areas complement the scale of development and 
surroundings. 
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• The proposal is not subject to landscaping or screening requirements as the surface parking is 
located interior to the site.   

• There are no parking or loading facilities located along either the public street or sidewalk. 
• The corners of the on-site parking lot are landscaped as applicable. 
• The surface parking lot on the premises has been reduced in size and consists of 78 spaces. No 

parking space is more than 50 feet from an on-site deciduous tree. No new tree islands are 
proposed. 

• As appropriate, areas not occupied by buildings, etc., are covered by landscaping. 
• The installation and maintenance of all landscape materials shall comply with 530.210 

Table 2. Landscaping and Screening Requirements 
 Code Requirement Proposed 

Lot Area N/A 253,620 sq. ft. 
Building footprint N/A 46,955 sq. ft. 

Remaining Lot Area N/A 206,665 sq. ft. 
Landscaping Required 41,333 sq. ft. 113,503 sq. ft. 

Canopy Trees (1: 500 
sq. ft.) 83 trees 

 6 new canopy and 9 
new ornamental / 154 
canopy trees and 31 

evergreen trees 
existing) 

Shrubs (1: 100 sq. ft.) 413 shrubs 114 new shrubs / 310 
existing 

Additional Standards – Meets requirements 

• The on-site parking lot has been designed with discontinuous curbing to provide some on-site 
retention and filtration of stormwater.  

• Staff would not expect the proposal to result in the further blocking of views and would not 
have impacts on blocking views of important city elements.  The proposed addition to the 
structure would be expected to have no shadowing impacts on adjacent properties.  The 
proposed addition would be expected to have minimal impacts on light, wind and air in relation 
to the surrounding area. 

• The proposal appears to comply with standards regarding crime prevention through 
environmental design including but not limited to surveillance, lighting, space delineation, natural 
access control, etc.  CPED Staff will request that a detailed lighting plan be submitted outlining 
the locations of all new light fixtures for security purposes. 

• There are no designated or eligible historic structures on the subject property.  As previously 
noted, two buildings currently exist on the premises.  The applicant proposes to demolish the 
building located on the property 425 7th Street North and add on to the existing structure 
located on the property at 401 7th Street North.  A historic review letter was prepared by 
CPED Staff that indicated that the building that the applicant proposes to demolish is not a 
potential historic resource.  

2. Conformance with all applicable regulations of the zoning ordinance. 

The proposed use is conditional in the I2 District. 
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Off-street Parking and Loading – Meets requirements. 

Table 3. Vehicle Parking Requirements Per Use (Chapter 541) 
 Minimum 

Parking 
Requirement 

Applicable 
Reductions 

Total 
Minimum 
Requirement 

Maximum 
Parking 
Allowed 

Proposed 

Number of 
supportive housing 

beds (170) 
1 per 4 beds  

Section 551.765 
dwellings are 
required to 
provide 90% 

39 1 space per 
bed 78 

Total 43 4 39 170 78 

Table 4. Bicycle Parking and Loading Requirements (Chapter 541) 
 Minimum 

Bicycle 
Parking 

Minimum 
Short-Term 

Minimum 
Long-
Term 

Proposed Loading 
Requirement 

Proposed 

New 
residential 
dwellings 

(existing units 
grandfathered 

for bicycle 
parking) 

4 N/A Not less 
than 90% 36 1 small 1 small 

Total 4 N/A 4 36 1 small 1 small 

Building Bulk and Height – Meets requirements. 

Table 5. Building Bulk and Height Requirements 
 Code Requirement Proposed 

Lot Area N/A 253,620 square feet / 5.82 acres 
Gross Floor Area 

(GFA) N/A 114,988 sq. ft. 

Maximum Floor Area 
Ratio (GFA/Lot 

Area) 

2.7 .45 

Maximum Building 
Height 

4 stories or 56 feet, 
whichever is less 

3 stories (2 floors) or 30 ft. to 39 
ft. (midpoint to peak) 

Residential Lot Requirements – Meets requirements 

Table 6. Residential Lot Summary 
 Code Requirement Proposed 

Dwelling Units (DU) N/A 102 DUs 
Density (DU/acre) N/A 17.5 DU/acre 

Yard Requirements – Meets requirements. 

Table 7. Minimum Yard Requirements 
 Zoning District Overriding Regulations Total 

Requirement 
Proposed 

Front 0 ft. N/A 0 ft. 
+/- 220 ft. at 
the closest 

point 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE.html#TOPTITLE
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE.html#TOPTITLE
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Interior Side 
(Southeast) 9 ft. N/A 9 ft. 

+/-52 ft. at 
the closest 

point 

Interior Side 
(Northwest) 9 ft. N/A 9 ft. 

+/- 40 ft. at 
the closest 

point 

Signs – Not applicable 

• No new signs are proposed at this time.  The applicant has stated in the application that the 
proposal would result in the reduction of signage on the premises as two large signs on the 
existing teen center would be eliminated and one metal letter sign on Mary’s Place where the 
new addition is proposed to be located would also be eliminated. 
 

• Signs are subject to Chapters 531 and 543 of the Zoning Code.  Any new future signs are 
required to meet the requirements of Chapter 543 of the Zoning Code.     

Dumpster Screening – Meets requirements 

• The existing facility has a large trash compactor/trash room indoor at the far south end of the 
facility. 

Screening of Mechanical Equipment – Meets requirements 

• Rooftop mechanical equipment is proposed and would be screened by the mansard roof 
proposed on the building addition. 

Lighting – Meets requirements 

• There will be wall mounted down lights above each of the six exterior doors on the expansion 
as well as three new parking lot light poles (two would be displaced with the proposed 
addition). A photometric plan was not submitted as part of the application but will be required 
with the final submittal. All lighting will need to be downcast and shielded to avoid undue glare. 
All lighting shall comply with Chapters 535 and 541 and Planning Staff shall review the details of 
the fixtures in the final review prior to permit issuance.   

Impervious Surface Area – Not applicable 

Specific Development Standards – Meets requirements 

As noted in the above listed response to finding #6 in the conditional use permit application to allow 8 
additional supportive housing dwelling units, the existing and proposed development complies with the 
specific development standards for supportive housing. 

DP Overlay District Standards –  

• According to the standards outlined in Section 551.765, supportive housing/dwellings are 
required to provide 90% of the requirements outlined in Chapter 541 of the Zoning Code (1 
per 4 beds), or 39 off-street parking spaces.  The applicant is proposing to include a total of 78 
off-street parking spaces on the property.  

http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH531NOUSST.html#TOPTITLE
http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH543EMSI.html#TOPTITLE
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• The proposal complies with all other applicable DP Overlay District provisions as the applicant 
is not proposing to expand the accessory on-site surface parking lot. 

3. Conformance with the applicable policies of The Minneapolis Plan for Sustainable Growth. 

See the above listed response to finding #5 in the conditional use permit application to allow 8 
additional supportive housing dwelling units. The policies and implementation steps apply to the site plan 
review application as well. 

4. Conformance with applicable development plans or objectives adopted by the City 
Council. 

See the above listed response to finding #5 in the conditional use permit application to allow 8 
additional supportive housing dwelling units. The policies outlined in the North Loop Small Area Plan apply 
to the site plan review application as well. 

5. Alternative compliance. 

The Planning Commission or zoning administrator may approve alternatives to any site plan review 
requirement upon finding that project meets one of three criteria required for alternative compliance. 
Alternative compliance is requested for the following requirements: 

• Building Placement.  The existing building that the applicant proposes to add on to is located 
on an awkwardly shaped parcel with frontage on 5th Avenue North and 7th Street North.  The 
building is not located within 8 feet of the property line along either street; however, the 
proposed addition would result in the building being approximately 170 feet closer to 5th 
Avenue North and would maintain the approximately 40 foot setback in line with the existing 
building from the property line along 7th Street North.  The building that would be demolished 
in order to construct the addition is closer to the corner of the two streets.   Alternative 
compliance is necessary as the overall site is becoming less conforming due to the demolition, 
but the building that is being added on to is becoming more conforming.  Planning Staff would 
recommend that the Planning Commission grant alternative compliance as it would not be 
practical to require compliance.  The applicant is constructing an addition on to an existing 
building, there is a significant grade change from 7th Street North to the subject property and 
the awkward shape of the parcel would make it impossible to fully comply with the provision 
along each street while maintaining access to the property. 
 

• Blank Wall Provision. There is a blank, uninterrupted wall that exceeds 25 feet in length on 
the northeast building elevation of the proposed addition. Alternative compliance is necessary.  
Staff would recommend that the Planning Commission require compliance with the provision as 
it would be practical to make alterations to the elevation that conforms to the code provision.  
Further, this is the prominent elevation of the building and it is entirely blank at the first floor 
with the exception of a door and small window. 
 

• Exterior Materials.  The exterior materials on the addition would match the materials on the 
existing building and as proposed would include burnished block, EIFS, glass elements and a 
curtain wall system.  EIFS is not a permitted exterior material as it is not considered durable.  
Alternative compliance would be necessary to allow it in this specific circumstance on the 
proposed addition. Where EIFS is shown, Staff would recommend that the Planning Commission 
require that the exterior of the proposed addition be clad in stucco that matches the color and 
texture of the existing EIFS in order to allow the proposed addition to blend into the existing 
building. 
 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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• Residential Window Requirement.  The building complies with the window provisions with 

the exception of the first floor northeast elevation of the building.  Alternative compliance is 
necessary. Staff would recommend that the Planning Commission require compliance as it would 
be practical to include windows that meet the 20% window requirement on this elevation.  In 
addition, this is the most visually prominent elevation and the current design that is both non-
compliant with the window requirement and includes a blank wall that is over 30 feet in length is 
not acceptable.  With the exception of the northeast elevation of the building, all windows are 
distributed in a more or less even manner and are also vertical in proportion.   

RECOMMENDATIONS 

Recommendation of the Department of Community Planning and Economic Development 
for the Conditional Use Permit: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application to amend a conditional use 
permit to allow 8 additional supportive housing units in the Industrial Living Overlay District (ILOD) in 
the structure on the properties located at 401 & 425 7th Street North, 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. 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development has returned the application.  

Recommendation of the Department of Community Planning and Economic Development 
for the Site Plan Review: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the site plan review application to allow for 
a new 3-story (2-floor), approximately 14,000 square foot addition to the existing building located on 
the premises.  The addition would allow for 8 additional supportive housing units on the second floor, as 
well as a new Teen Center and Children’s Center on the main level of the building located on the 
properties located at 401 & 425 7th Street North, subject to the following conditions: 

1. CPED Staff review and approval of the final site, elevation, lighting and landscaping plans 
before building permits may be issued.  

2. All site improvements shall be completed by July 28, 2016, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

3. The blank, uninterrupted wall on the northeast elevation of the proposed addition that 
exceeds 25 feet in length shall be modified to comply with Section 530.120 of the Zoning 
Code. 

4. No EIFS shall be permitted on the proposed addition. Where EFIS is shown, the exterior of 
the proposed addition shall be clad in stucco that matches the color and texture of the 
existing building. 
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5. The ground floor of the northeast elevation of the building shall be modified to comply 
with the 20% window requirement. 

6. All fencing shall comply with Chapter 535 of the Zoning Code. 
 

ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. Facility program and Management Plan 
4. Correspondence 
5. Zoning map 
6. Site survey  
7. Site plan 
8. Plans 
9. Building elevations 
10. Photos 
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