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LAND USE APPLICATION SUMMARY 

Property Location: 3633 Chicago Avenue 

Project Name:  HCMC Intensive Residential Treatment Services 

Prepared By: Shanna Sether, Senior City Planner, (612) 673-2307 

Applicant: Hennepin County – Land Management 

Project Contact:  J. Michael Noonan 

Request:  To allow for a new community residential facility for up to 16 people. 

Required Applications: 

Conditional Use 
Permit To allow a community residential facility in the R4 District. 

SITE DATA 

Existing Zoning R4 Multiple-Family District 

Lot Area 16,762 square feet / .38acres 

Ward(s) 9, adjacent to 8 

Neighborhood(s) Powderhorn Park Neighborhood Association, adjacent to Central Area 
Neighborhood Development Organization  

Designated Future 
Land Use Urban Neighborhood 

Land Use Features Community Corridor (Chicago Avenue) 

Small Area Plan(s) The 38th Street and Chicago Ave Small Area Plan / Corridor Framework 
Plan (2008) 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The existing building, previously known as Brown 
Krause Manor, was constructed for the Powerderhorn Community Council (PCC) and opened in June 
of 1997 as a facility for shared housing for the elderly. In 1999, Becklund Home Health Care purchased 
the building to utilize it for an assisted living facility. The property is not currently occupied.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding area has a large 
variety of land uses. Along Chicago Avenue there are commercial uses, including retail, restaurant and 
auto repair, institutional and religious uses, and low to high density residential. The structures in the 
area that are not located on Chicago Avenue contain predominately low density residential uses.  

PROJECT DESCRIPTION. The applicant, Hennepin Healthcare System, Inc., purchased the property 
in February 2016, and is proposing to establish an Intensive Residential Treatment Services Facility. The 
facility would provide crisis residence housing, between 3 to 10 days, for up to 16 individuals who have 
received mental health care at HCMC hospital. These individuals would be transferred from HCMC to 
this facility after evaluation and screening by Hennepin County Outreach for Psychiatric Emergencies or 
Acute Psychiatric Services. The facility would have clinical staff on site at all times and residents are 
appropriately suprivsed during their length of stay. The use is licensed by the Minnesota Department of 
Human Services (DHS). Therefore, the proposed land use is a community residential facility, which is 
defined as a facility where one or more persons reside on a 24-hour per day basis under the care and 
supervision of a program licensed by DHS. Community residential facilities shall not include facilities that 
are also eligible for licensure by the Minnesota Department of Corrections (DOC). 

The existing building was particularly desirable for the applicant because it was constructed as a group 
residence and has an elevator and individual rooms with bathrooms. There is an existing open front 
porch on the front of the building that the applicant is proposing to enclose to allow for bedrooms. The 
additional gross floor area added will be approximately 426 square feet. There is an existing three-car 
attached garage, accessed on the north side of the building. The applicant is proposing to convert the 
parking garage into bedrooms and remove the bituminous driveway.  

RELATED APPROVALS.  

Planning Case # Application Description Action 

NCC-49 Change of 
Nonconforming Use 

Shared housing 
containing 10 
bedrooms for the 
elderly and others 
who may need 
support services. 

Approved by the CPC 6/7/1999. 

C-1743 Conditional Use 
Permit 

CUP for shared 
housing for the 
elderly 

Approved by the CPC 5/8/1996. 

P-742 

Rezone from B3S-1 
Community Service 
District to R5 High 
Density Residential. 

Petition to rezone to 
allow for two four 
units to be moved to 
the property 

The City Council approved the 
rezoning to R4 Medium Density 
Residential 7/25/1986.  
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PUBLIC COMMENTS. Staff has received a letter of support from Powderhorn Park Neighborhood 
Association and a copy is attached to the staff report. Any additional 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 
allow a community residential facility serving up to 16 individuals in the R4 District 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 proposed community residential facility will not be detrimental to or endanger the public health, 
safety, comfort or general welfare. There has been a congregate living facility for assisted living at 
this property since 1997. This property was particularly desirable for the applicant because it was 
constructed as a group residence and has an elevator and individual rooms with bathrooms; these 
features will allow for the comfort and the safety of individuals utilizing the property. The applicant 
has provided a detailed management plan for assessment, admissions and staffing. The applicant has 
also provided details of the operations that address operations and maintenance to ensure the 
safety, comfort and care for the residents utilizing the facility. Finally, the existing use will be 
required to comply with regulations, including maximum occupancy, and maintain licenses issued 
from DHS and compliance with state health requirements. 

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 proposed community residential facility will be located within the existing building that was built 
as an assisted living facility. The proposed facility is required to hold a license from the DHS, which 
sets the standards for admissions, health services and staffing levels. The facility will be staffed 24 
hours a day by a registered nurse, mental health worker, social workers and peer specialists. The 
applicant has provided the details for client assessment, admissions and staffing. The applicant is 
proposing to construct a 426 square foot addition to the existing building, where there is an open 
front porch, facing Chicago Avenue. In addition, there is an existing three-car attached garage on the 
north side of the building that the applicant is proposing to convert into bedrooms. The existing 
structure has vinyl siding, with a 3” reveal and the applicant is proposing to utilize the same material 
for the addition and the exterior changes needed to convert the overhead garage doors to exterior 
walls. In addition, conditional uses are required to meet the landscaping and screening requirements 
found in Chapter 530 of the zoning code. The site was evaluated by staff in 1999, and the existing 
parking lot meets the requirements for parking lot landscaping and screening.  Therefore, staff finds 
that the proposed 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.   

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

Adequate utilities, access roads, drainage, and necessary facilities have been provided. 
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4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

The minimum off-street parking requirement for a 16-bed community residential facility is four 
spaces. There is an existing three-car attached garage that is proposed to be converted to 
bedrooms. The applicant is showing three compact spaces and one van accessible parking space on 
the site. Only one compact space will be allowed; however, there is enough space to widen the 
stalls by six inches to meet the minimum off-street parking requirement. Finally, the zoning code 
requires a minimum of one bicycle parking space for every four beds and 90% of the required stalls 
shall meet the long-term requirement. The property is located less than one block from a bus stop 
for the #5 MetroTransit bus, which is a hi-frequency route. Staff is recommending that the applicant 
provide a minimum of four bicycle parking spaces that meet the standards for long-term bicycle 
parking. With the site plan modifications and additional bicycle parking, staff finds that adequate 
measures have been taken to minimize traffic congestion in the public streets.  

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

The proposed development would be consistent with the following general land use policies of The 
Minneapolis Plan for Sustainable Growth:  

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. 

1.8.2 Advance land use regulations that retain and strengthen neighborhood character, 
including direction for neighborhood serving commercial uses, open space and parks, 
and campus and institutional uses. 

1.8.3  Direct uses that serve as neighborhood focal points, such as libraries, schools, and 
cultural institutions, to designated land use features. 

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. 

1.9.2 Support new small-scale retail sales and services, commercial services, and mixed uses 
where Community Corridors intersect with Neighborhood Commercial Nodes. 

1.9.3 Discourage uses that diminish the transit and pedestrian oriented character of 
Community Corridors, such as automobile services and drive-through facilities. 

1.9.4 Discourage the conversion of existing residential uses to commercial uses outside of 
Neighborhood Commercial Nodes. 

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 3.2: 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. 
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3.2.2 Engage in dialogue with communities about appropriate locations for housing density, 
and ways to make new development compatible with existing structures and uses. 

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. 

The subject property is located within the boundaries of the 38th Street and Chicago Avenue Small 
Area / Corridor Framework Plan study area. The plan does not have any specific guidance for the 
subject property or proposed use. 

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

If the requested land use application is approved, the proposal will comply with all provisions of the 
R4 District. In addition, the existing use shall comply with the following specific development 
standards per section 536.20 of the zoning code:  

Community residential facility. 

(1) The use shall be located at least one-fourth (¼) mile from all existing community residential 
facilities. 

(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. 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the application by HCMC Intensive Residential Treatment 
Services for the property located at 3633 Chicago Avenue: 

A. Conditional Use Permit to allow for a community residential facility. 

Recommended motion: Approve the application for a conditional use permit to allow for a 
community residential facility, for up to 16 individuals, 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. 



Department of Community Planning and Economic Development 
BZZ-7738 

 

 

 
6 

2. The proposed addition shall match the existing siding in material, color and reveal.  
3. The applicant shall provide a minimum of four off-street parking spaces that meet the 

requirements in Chapter 541 Off-Street Parking and Loading. 
4. The applicant shall provide a minimum of four off-street bicycle parking spaces that meet the 

standards for long-term parking. 

ATTACHMENTS 

1. Zoning map 
2. Oblique aerial photo 
3. Written description and findings submitted by applicant 
4. Site plan 
5. Plans 
6. Building elevations 
7. Public comments 
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