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CPED STAFF REPORT 
Prepared for the City Planning Commission 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 1111 W. 22nd Street 
Project Name:  The Bridge for Youth 
Prepared By: Becca Farrar-Hughes, Senior City Planner, (612) 673-3594 
Applicant:  The Bridge Center for Youth 

Project Contact:   Landon Group, Attn: Becky Landon 
Request:  To consolidate facility operations and to allow additional beds within an existing 

community residential facility. 
Required Applications: 

Conditional Use 
Permit (CUP) 

To consolidate facility operations and to allow an expansion in the number of 
beds from 18 up to 32 for the existing community residential facility on the 
property located at 1111 West 22nd Street.   

 

SITE DATA 
 
Existing Zoning OR2 District 
Lot Area 16,096 square feet / .37 acres 
Ward(s) 7 
Neighborhood(s) East Isles Residents Association; adjacent to Lowry Hill Residents Inc. 
Designated Future 
Land Use Mixed-Use 

Land Use Features 
The subject property is located less than a block off of Hennepin Avenue a 
designated Commercial Corridor, and a block south of Franklin Avenue at the 
intersection of 22nd Street West and Emerson Avenue South. 

Small Area Plan(s) Not applicable; the property is just outside the boundaries of the Uptown 
Small Area Plan. 

  

CPC Agenda Item #2 
September 29, 2014 

BZZ-6758 

mailto:rebecca.farrar@minneapolismn.gov
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_267686.pdf
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_267686.pdf
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The Bridge Center for Youth is located in the existing 
building on the subject property, with associated facilities located to the west across Emerson Avenue 
(2200 Emerson Avenue South and 1209 22nd Street West).  The Bridge Center for Youth has 
maintained administrative offices and community residential facilities at this corner since the 1970s. The 
subject property consists of an integrated 2 and 3 story structure that is approximately 28,000 square 
feet in size with no associated off-street parking.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD. There are primarily residential, 
institutional, and commercial uses that surround the subject site.  The residential properties are located 
to the north and west of the subject property with commercial properties located to the south and east 
along Hennepin Avenue. 

PROJECT DESCRIPTION. The Bridge Center for Youth is in the process of moving the remaining 
administrative offices, functions and meeting rooms located in the existing buildings on the west side of 
Emerson Avenue to the subject property and further proposes to increase the number of beds in the 
existing community residential facility from 18 beds up to 32 beds.  Budget and other organizational 
restrictions prevented The Bridge Center for Youth from fully consolidating their operations into the 
new facility until now.  The applicant is proposing to increase the number of beds within the existing 
community residential facility by adding additional beds into existing sleeping rooms. The expansion in 
the number of beds at the subject facility is a result of relocating beds from the existing facility located at 
2200 Emerson Avenue which currently has rights to 17 beds.  With the consolidation of beds into the 
subject facility (where the maximum of 32 beds applies), the beds located in The Bridge for Youth 
facilities are actually decreasing by 3 beds.  No exterior modifications are proposed.  Minor interior 
modifications/repairs would be necessary (new floors and doors, new security systems, a generator and 
a washer/dryer).  

A community residential facility is defined in the Minneapolis Zoning Code 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 
the Minnesota Department of Human Services (DHS). The property is zoned OR2 and community 
residential facilities serving 17-32 residents are a conditional use in this zoning district. 

RELATED APPROVALS. The site received approvals (BZZ-2980) in 2006, which allowed for the 
demolition of two triplexes, renovation of an existing two-story office building, and construction of a 
three-story addition to the office building for a new facility that would allow for the consolidation of 
their operations. The previous staff report includes conflicting information pertaining to the number of 
beds that were previously applied for and approved.  After a thorough analysis of the previous file 
including the application, staff report and actions, Staff determined that in order to consolidate 
operations and increase the number of beds from 18 to 32 beds, the applicant would need to amend 
their previously approved CUP. The following land use applications were approved for that project: (1) 
conditional use permit for 10 rooming units; (2) variance to reduce the front yard setback along 
Emerson Avenue South from 15 feet to 8 feet; (3) variance to reduce the required parking to zero stalls; 
and (4) site plan review.  

 
 
Planning Case # 

Application Description Action 

BZZ-2980 Conditional Use 
Permit, Variances 
and Site Plan Review 

Renovate an existing building, and 
construct an addition to allow for 
a new Bridge for Youth facility 

Approved. 
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including administrative offices, 
counseling services and a 
community residential facility.  

PUBLIC COMMENTS. Staff has not received any official correspondence from the East Isles 
Residents Association or any neighborhood letters prior to the printing of this report. Any 
correspondence received prior to the public meeting will be forwarded on to the Planning Commission 
for consideration and will be included in the public record.  

ANALYSIS 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow an expansion in the number of beds for the existing community residential 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. 

Approving a conditional use permit for a community residential facility for up to 32 residents would 
not be detrimental to or endanger the public health, safety, comfort or general welfare. The 
development already provides housing and counseling services for 18 youths that would otherwise 
be homeless and an additional 17 youths are served at the associated facilities located to the west 
across Emerson.  The consolidated of beds into the subject facility would actually reduce the 
number of youths served by 3 as there are currently 35 beds between the facilities and only 32 
would be provided with the consolidation. The facility is staffed 24 hours a day seven days a week. In 
addition, community residential facilities are licensed by the State of Minnesota and are inspected on 
a regular basis. 

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. 

Approving a conditional use permit for a community residential facility for up to 32 residents would 
not be injurious to the use and enjoyment of other property in the vicinity and would not impede 
the normal or orderly development and improvement of surrounding property for uses permitted in 
the district. The additional beds would be added to existing sleeping rooms within the building.  No 
exterior modifications would be necessary.  As previously noted, The Bridge Center for Youth has 
maintained administrative offices and community residential facilities at this corner since the 1970s 
and currently provides a total of 35 beds in total between the facilities. 

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

The applicant would be required to continue 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 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. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE
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Typically, according to Chapter 541 of the Zoning Code, the minimum parking requirement for a 
community residential facility is one space per every four beds. According to the previous staff 
report (BZZ-2980), 29 off-street parking spaces were required for the office and for the 18 beds in 
the community residential facility.  A bike rack was installed, reducing the parking count to 28 off-
street parking stalls; 23 spaces were grandfathered and as a result a total of 5 off-street parking 
spaces were required.  A variance was approved from 5 to zero for the project. 

The current proposal to allow up to an additional 14 beds, for a total of 32 beds (8 spaces), with the 
revised parking requirements for offices (18 spaces for a 9,056 square foot space) would require a 
total of 26 off-street parking stalls; where 23 spaces are grandfathered (as previously calculated) and 
a total of 3 spaces are required.  A variance was previously approved from 5 to zero spaces; 
therefore, no new variance application is required to increase the number of beds within the 
existing facility. 

While there is no formal agreement, the Temple Israel located within a half block of the subject site 
has a long-standing practice of providing some parking spots in their surface parking lot located at 
2319 Fremont Avenue South to employees and visitors as needed.  Temple Israel intends to 
continue that practice in the future. 

The bicycle parking requirement for a community residential facility is one space per four beds, not 
to exceed eight spaces. Not less than 90 percent of the required bicycle parking spaces shall meet 
the standards for long-term bicycle parking. Required long-term bicycle parking spaces shall be 
located in enclosed and secured or supervised areas providing protection from theft, vandalism and 
weather and shall be accessible to intended users. Required long-term bicycle parking for residential 
uses shall not be located within dwelling units or within deck or patio areas accessory to dwelling 
units. 

Existing buildings have grandfathered rights from the bicycle parking requirements. However, for 
uses that are intensified the bicycle parking requirement for the intensification needs to be provided. 
In this case the intensification is a total of 14 beds which has a bicycle parking requirement of 4 
spaces. 

In 2006, the applicant provided 5 bicycle parking spaces outside the building for employees and 
guests. The applicant has committed to providing a minimum of 4 spaces within the basement of the 
building that meets the long-term bicycle parking requirements.  

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:  

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. 
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• 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. 

• 3.4.3 Support the creation of additional shelter beds for youth. 

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

The Specific Development Standards in Chapter 536 of the zoning ordinance for community 
residential facilities are as follows: 

• The use shall be located at least one-fourth mile from all existing community residential facilities. 

• On-site services shall be for residents of the facility only, except where part of a regimen of 
scheduled post-residential treatment. 

• 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. 

• 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. 

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

The development complies with all applicable specific development standards. With the approval of 
the conditional use permit this development would meet the applicable regulations of the OR2 
zoning district. 

RECOMMENDATION 

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 for a conditional use permit 
to allow an expansion in the number of beds for the existing community residential facility on the 
property located at 1111 W. 22nd Street, 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. 
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2. There shall be no more than 32 residents in the building. 

3. On-site services shall be for residents of the facility only, except where part of a regimen of 
scheduled post-residential treatment. 

4. The applicant shall provide a minimum of 4 spaces within the basement of the building that 
meets the long-term bicycle parking requirements.  

 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Scope of work document 
3. Correspondence 
4. Zoning map 
5. Plans (previously approved) 
6. Photos 

 

 



 

September 22, 2014 

The Bridge for Youth facility includes: 

• 1111 West 22nd St. (main building, opened 2008) 
• 2200 Emerson Avenue (residential house, operated Emergency Shelter Program from 1975-

2013) 
• 1209 West 22nd Street (residential house, leased to StreetWorks Collaborative as office site, non-

housing) 
 

In October, 2013, The Bridge for Youth consolidated its programs and services into its main facility at 
1111 West 22nd Street.   This consolidation moved the agency’s Crisis Hotline Center and its Emergency 
Shelter Program from the property at 2200 Emerson Avenue, where it had operated from 1975-2013, to 
the larger, newer facility at 111 West 22nd Street. 
  
Prior to this move, the agency’s  Emergency Shelter Program, licensed to serve up to 17 youth per night  
24-hours, 365 days a year.  
 
Since opening in 2008, the 1111 West 22nd Street property has housed the agency’s administrative 
offices, family and youth counseling offices, and the Transitions Program, an on-site supportive housing 
program  for youth, ages 16-17.  Transitions is located on the 3rd floor and includes 5 bedrooms (4 
doubles, 1 single) and serve up to 9 youth.  
  
This move was in response to the agency’s Strategic Plan including: 

• Serving youth 10-17  
• Improving operational efficiencies (reduced operating expenses, reduced staffing costs, 

improved management and program capabilities ) 
• Plans to move were announced to the community in advance, including Lowry Hill 

Neighborhood Association, East Isles Neighborhood Association, Good Neighbor group, and 
other stakeholders 

•  No determination was made for future use of the white house.  Options for consideration 
continue to include sell, renovation, or lease to another non-profit).    
 

This consolidation reduced the number of available beds for youth in the Emergency Shelter Program.   
• When operating at 2200 Emerson Ave, the shelter had capacity for 17 youth 
• In 2013, operating on the second floor of 1111 W. 2 2nd Street,  the Emergency Shelter  capacity 

was reduced to serving 9 youth ( 4 double rooms and  1 single) 
• No changes were made to the Transitions Program (capacity 9) 
• Total housing capacity:  9 youth in Emergency Shelter + 9 youth in Transitions = 18 youth 



In June 2013, The Bridge for Youth applied for a City of Minneapolis Emergency Services Grant   
requesting $135,000.   This grant would fund the addition of bunk beds in the Emergency Shelter, 
minor renovations including the floors and door, along with adding new security systems, a generator, 
and a washer/dryer.  

The additional bunks in would convert  4 rooms from doubles to triples (12 youth) and one room from a 
single to a double (2), restoring capacity in the Emergency Shelter capacity to 14 youth (still less the 
original capacity serving 17 youth when the program operated at 2200 Emerson Ave South).  

 East Isles Neighborhood Association and Lowry  Hill Neighborhood Associations wrote a letter of 
support for this grant.   

 

In October, 2013 The City of Minneapolis awarded the ESG grant to The Bridge for Youth.  Work 
started on the planned renovation.   

In July 2014, the building permit was pulled.  The City Planner’s office informed The Bridge for Youth 
that a new Conditional Use Permit would be required.    This new Conditional Use Permit would 
replaced the current two conditional permits (one fro 2200 Emerson, one for 1111 West 22nd). The 
new permit would apply only to the property at 1111 West 22nd Street. (Main Building)  

Any housing programs at the 2200 Emerson Avenue property or the West 22nd St. property would 
require a new Conditional Use Permit for those specific addresses. 

The Bridge for Youth informed the East Isles Neighborhood Association and the Lowry Hill Neighborhood 
Association of this change.  EIRA recommended the CUP topic be presented to the board’s Planning and 
Zoning Committee.  The Committee voted in favor the Conditional Use Permit.  The board did not vote 
on the conditional use permit.  

Lowry Hill Neighborhood Association voted in favor of the Conditional Use Permit.   The Planning and 
Zoning Committee of East Isles voted in favor of the conditional use permit.   The Board had additional 
questions, seeking clarification about the language used in the 2006 Conditional Use permit.  

See below. 

Long Range Outlook 

The Bridge for Youth will complete its fiscal year on Sept 30, 2014.  The FY15 budget is projected at 3 
million dollars. 

The future of the property at 2200 Emerson has yet to be decided by the Board of Directors.  As of this 
date, no tangible plans have been examined in depth.    

Programs and staffing are stable.  Staff ratio for the Emergency Shelter is 7:1 and 9:1 for the Transitions 
program.    When not at school, youth in the Emergency Shelter Program are under staff supervision at 



all times.   Transitions Youth are out of the building from 7:30 a.m. – 3:30 p.m. and have a 10 p.m. 
curfew Sun –Thurs and a weekend curfew of 1 a.m.  All the youth are carefully screened and any youth 
that would pose a safety threat to themselves or others in the program are not able to stay in housing. 

 

History 

• In 2006, The City of Minneapolis granted The Bridge for Youth a Conditional Use Permit in the 
Or2 district for a residential facility serving 7-32 persons for its Main Building at 1111 West 
22nd Street.  This permit was for: 

•  Living space and 10 bedrooms (5 rooms on second floor, 5 rooms on 3rd floor) housing  up to 20 
homeless and runaway youth  and administrative offices 
 

The Bridge for Youth also had a Conditional Use Permit  in the R4 district for its property at 2200 
Emerson Avenue South:  17-32 youth. 

• Total housing capacity: 20 youth in main building +17 youth in Emergency Shelter = 37 youth 

 

 2200 Emerson Ave,. 1111 West 22nd St. Total capacity 

1975-2006 

 

17 beds Emergency 
Shelter 

 

CUP for 7-32 

 17 

2006 -2012 

 

17 beds Emergency 
Shelter 

 

 

20 beds Transitional 
Living 

(operated 18 beds) 

 

34 

2013 

 

 9 Emergency Shelter 

9 Transitions 

19 

2014  14 Emergency Shelter 

10 Transitions 

24 
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