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 CPED STAFF REPORT 
Prepared for the BIZH Committee 

August 23, 2022 
PLAN15154 

LAND USE APPLICATION SUMMARY 

Property Location: 128 33rd Street West 

Project Name:  Simpson Housing Interim Use Permit 

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

Applicant: Simpson Housing Services 

Project Contact:  Stephen Horsfield 

Request:  To allow for an emergency shelter for up to 64 persons within an existing building. 

Dwelling Units 64 beds in two sleeping areas 

Required Applications: 

Interim Use Permit  To allow for up to sixty-four beds in an emergency shelter within an existing 
building. 

SITE DATA 

Existing Zoning 
R2B Multiple-Family District 
BFI3 Interior 3 Built Form Overlay District 

Lot Area 38,896 square feet / 0.89 acres 

Ward(s) Ward 8  

Neighborhood(s) Lyndale Neighborhood Association  

Future Land Use Urban Neighborhood 

Goods and Services 
Corridor Nicollet Ave – Two blocks east 

Built Form Interior 3 

 

  

mailto:shanna.sether@minneapolismn.gov
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property is Zion Lutheran Church, which was constructed in 
1893. Additions were added to the existing building in 1904 and 1950. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding area is a combination of low, medium, and 
high-density residential housing. A combination of residential, offices, and commercial uses exist along Nicollet 
Ave, a Goods and Services Corridor.   

  

PROJECT DESCRIPTION. The applicant operates Simpson Housing Services, an emergency overnight shelter with 
70 beds located at 2740 1st Ave S. The applicant is proposing to construct a new five-story building at 2730-2740 
1st Ave S, adding back the 70-bed emergency shelter and forty-two new units of deeply affordable housing. The 
applicant is proposing to temporarily relocate 64 existing emergency shelter beds from 2740 1st Ave S to the 
subject property, 128 33rd St W, in preparation for the building demolition and construction at 2730-2740 1st Ave 
S. The Zion Church property will hold their final service on November 6, 2022, as the congregation ceases 
operation.  

Residents will be placed at the proposed emergency shelter through the Adult Shelter Connect service. The shelter 
would operate 24-hours per day and residents would be permitted to stay for up to six months. Shelter residents 
will have access to case management, which includes connecting guests to physical and mental health care, 
veterans’ services, and cultural resources. Simpson Housing Services’ staff also work with shelter guests to 
complete Coordinated Entry Assessments, apply for general assistance, and/or apply for social security, as needed. 
Simpson Housing Services dedicates one full-time staff person as a Housing Navigator who works with guests to 
help them identify housing goals and expedite guests’ transition to permanent housing.  
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Emergency shelter regulations were amended in December 2020. The definition of an emergency shelter is “[a]ny 
facility that provides sleeping accommodations and restroom facilities on a day-to-day basis to persons without 
permanent housing, for periods of greater than twenty-four (24) hours and less than six (6) months.” 

The applicant has the option to apply for an interim use permit to allow the use as an emergency shelter in the 
R2B District for up to five years. If approved, the interim use permit would expire on November 7, 2027, and the 
applicant would either be required to convert the use of the property to a permitted use or apply for a conditional 
use permit to continue the use as an emergency shelter. 

PUBLIC COMMENTS. Any correspondence received prior to the public meeting will be forwarded on to the City 
Council for consideration.  

ANALYSIS 

INTERIM USE PERMIT 
For an interim use permit to be granted, the Zoning and Planning Committee must make the same findings that 
pertain to conditional use permits. In addition to these, any City Council approval of an interim use is subject to 
five additional conditions. Discussion of each of these findings and conditions follows. 

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 establishment of an emergency shelter within an existing building for up to sixty-four people will not be 
detrimental to or endanger the public health, safety, comfort, or general welfare. Residents will be placed at 
the proposed emergency shelter through the Adult Shelter Connect service. The shelter would operate 24-
hours per day and residents would be permitted to stay for up to six months. Shelter residents will have access 
to case management, which includes connecting guests to physical and mental health care, veterans’ services, 
and cultural resources. Simpson Housing Services’ staff also work with shelter guests to complete Coordinated 
Entry Assessments, apply for general assistance, and/or apply for social security, as needed. Simpson Housing 
Services dedicates one full-time staff person as a Housing Navigator who works with guests to help them 
identify housing goals and expedite guests’ transition to permanent housing.  

The proposed emergency shelter will be required to comply with the applicable building codes and health 
codes. 

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 emergency shelter will not be injurious to the use and enjoyment of other property in the 
vicinity and will not impede on the normal and orderly development and improvement of surrounding 
property. The surrounding area is fully developed and located within an area with a mix of uses including 
office, commercial, and residential. Residents will be placed at the proposed emergency shelter through a 
combination of the Adult Shelter Connect service and through all Hennepin County Street Outreach staff when 
appropriate. The shelter would operate 24-hours per day and residents would be permitted to stay for up to 
six months. 

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

https://lims.minneapolismn.gov/File/2020-00939
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIIIINUS_525.450INUSCOGU
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Adequate utilities, access roads, drainage and necessary facilities have been provided. If approved, the new 
emergency shelter will require a separate license from the Health Department. Any future work shall be 
required to comply with the zoning code, building code, and housing maintenance code. 

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

There is not a minimum off-street parking requirement for an emergency shelter. However, there is an off-
street parking area for vehicles and bicycles adjacent to the building. The property is two blocks west of 
Nicollet Ave, a Goods and Services Corridor, with access to high-frequency and midday service.   

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 
 
The proposed use would be consistent with the applicable guidance and policies of Minneapolis 2040 (2020): 

Future Land Use Guidance Staff Comment 

Urban 
Neighborhood 

Urban Neighborhood is a predominantly 
residential area with a range of allowed 
building types. May include small-scale 
institutional and semi-public uses (for 
example, schools, community centers, 
religious institutions, public safety facilities, 
etc.) scattered throughout. Like the 
Neighborhood Mixed Use category, 
commercial uses can continue serving their 
existing commercial function. Commercial 
zoning is appropriate for these properties, 
while expansion of commercial uses and 
zoning into surrounding areas is not 
encouraged. 

The proposed emergency shelter is 
a conditional use in the R2B 
District.  

Goods and 
Services 
Corridor 

Guidance Staff Comment 

Penn Ave N -  Goods and Services Corridors serve two 
purposes: 1) To indicate where commercial 
uses should front in relation to properties 
guided for commercial future land uses, 
and 2) In addition to the guidance for the 
mixed-use land use categories found in this 
section, Goods and Services Corridors 
identify where the establishment or 
expansion of commercial uses can be 
considered. Properties immediately 
adjacent to a Goods and Services Corridor 
may be considered for commercial activity, 
allowing for uses similar in scale and scope 
to the Neighborhood and Corridor Mixed 
Use categories. 

While the proposed project is not 
located directly on the Goods and 
Services Corridor, these policies 
support a mix of uses that have 
access to high-frequency transit 
service. 

Built Form 
Guidance 

Guidance Staff Comment 

https://minneapolis2040.com/
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Interior 3 New and remodeled buildings in the 
Interior 3 district should reflect a variety of 
building types on both small and moderate-
sized lots, including on combined lots. 
Building heights should be 1 to 3 stories. 

The proposed emergency shelter 
would be located within the 
existing building and no additions 
are proposed. 

The following goals from Minneapolis 2040 (2020) apply to this proposal: 

Goal 3.  Affordable and accessible housing: In 2040, all Minneapolis residents will be able to afford and access 
quality housing throughout the city. 

To address issues of affordable and accessible housing, Minneapolis 2040 intends to expand opportunities to 
increase the housing supply in a way that meets changing needs and desires. This means allowing more 
housing options, especially in areas that lack choice and areas with access to frequent and fast transit, 
employment, and goods and services.  
 

Goal 1.  Eliminate disparities: In 2040, Minneapolis will see all communities fully thrive regardless of race, 
ethnicity, gender, country of origin, religion, or zip code having eliminated deep-rooted disparities in 
wealth, opportunity, housing, safety, and health. 

To achieve the goal of eliminating disparities, the City of Minneapolis will work to undo the legacy that remains 
from racially discriminatory housing policies by increasing access to opportunity through a greater diversity of 
housing types, especially in areas that lack housing options as a result of discriminatory housing policy.  
 

The following policies and action steps from Minneapolis 2040 (2020) apply to this proposal: 

Policy 1: Access to Housing: Increase the supply of housing and its diversity of location and types. 
c. Allow multifamily housing on public transit routes, with higher densities along high-frequency 

routes and near METRO stations. 
d. In neighborhood interiors that contain a mix of housing types from single family homes to 

apartments, allow new housing within that existing range. 

Policy 35: Pursue innovative housing types and creative housing programs to help meet existing and 
future housing needs.  

b. Review and revise existing policies, programs, and regulations to remove barriers and support 
innovative, energy efficient, and creative housing options, such as multi-generational housing 
that supports large family structures, single room occupancy, shared housing, co-housing, and 
cooperative housing. 

Policy 33: Affordable Housing Production and Preservation: Produce housing units that meet the 
changing needs of Minneapolis residents in terms of unit sizes, housing types, levels of affordability, 
and locations while preserving existing housing using targeted, priority-based strategies. 

a. Produce more affordable housing by expanding tools and resources, prioritizing funding to 
households earning at or below 30% and 50% of area median income. 

b. Pursue policies, tools and programs to ensure long-term housing affordability, such as requiring 
the maximum affordability term of at least 30 years for new affordable housing construction. 

c. Encourage affordable living features in residential development that result in lower 
transportation costs and reduce monthly utility bills for its residents. 

d. Ensure an equitable spacing across the city of affordable housing, supportive housing, shelters, 
and government placed residents.  

https://minneapolis2040.com/
https://minneapolis2040.com/
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e. Provide density bonuses and other incentives for the construction of affordable housing.  

f. Preserve, improve, and expand public housing that serves the lowest-income people in our city.  

g. The City of Minneapolis is committed to preserving and increasing our public housing stock. 

Policy 38: Affordable Housing near Transit and Job Centers: Create more affordable housing near transit 
and job centers. 

a. Maximize opportunities to create affordable housing, including senior housing and 
multigenerational housing, near transit stations and along high-frequency transit corridors. 

b. Identify and pursue opportunities to acquire and assemble vacant and for-sale properties for 
affordable housing near transit stations and along transit corridors. 

c. Improve coordination within the City enterprise and with outside jurisdictions to identify 
opportunities to increase housing density and affordability along transit corridors and near job 
centers. 

d. Promote a diversity of housing options throughout the city, especially in places near job 
employment opportunities, commercial goods and services, and educational institutions. 
 

Policy 40: Eliminate homelessness through safe, stable, and affordable housing opportunities and 
strategies for homeless youth, singles, and families. 

a. Strengthen the City’s coordination with local and regional partners and local service providers to 
have a strong regional network, aligned with state goals, to financially support and develop 
strategies to address and prevent homelessness. 

b. Ensure that City housing programs are aligned with county and state goals to end homelessness. 
c. Prioritize the enhancement of local shelter safety methods and systems. 
d. Strengthen City efforts to engage directly with people experiencing homelessness to understand 

their stories and situations and focus on improving their health and safety by supporting the 
Minneapolis Police Department homeless and vulnerable population initiative, street outreach 
services, and other engagement efforts. 

e. Support and expand low barrier housing opportunities to better serve households with criminal 
and credit reports through rental housing that serves tenants with the greatest barriers to 
securing housing, such as having no or very low income, poor rental history and past evictions, 
or criminal histories. 

f. Collaborate with local and regional partners to expand housing programs beyond those that 
serve families to address other populations such as transitional supportive services for young 
adults aging out of the foster care system. 

g. Create a regulatory framework to allow new rooming houses, single room occupancy units, and 
other forms of transitional housing. 

Policy 85: Access to Health, Social and Emergency Service: Expand equitable access to health, social, 
emergency preparedness, and emergency response services. 

c. Establish integrated delivery of social services across disciplines such as housing, disability, 
physical health, mental health, child welfare, senior services, and workforce services, so 
residents can more easily access the services they need. 

f. Expand the use of trauma-informed approaches to community building to support and 
strengthen traumatized residents and address the effects of unresolved trauma resulting from 
violence, homelessness, poverty, social isolation, or racism. 

Minneapolis is experiencing a shortage of housing for households at or below 30 percent of area median 
income. The matter intensifies for those who may face a lack of employment, chronic physical and mental 
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health conditions, violence, trauma and/or the lack of transportation to access a job, appointments, or 
support services. This results in higher rates of homelessness, dislocation, and crowded and unsafe living 
conditions for thousands of residents annually – and it disproportionately impacts communities of color and 
indigenous people. These factors have only intensified as a result of the COVID-19 pandemic. Access to stable 
and safe housing that people can afford, and essential support services, are at the core of city efforts to 
prevent and eliminate homelessness.  

Staff finds that the proposed interim use permit is consistent with the goals and policies of Minneapolis 2040, 
the City’s comprehensive plan.  

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 applications are approved, the proposal will comply with all provisions of R2B 
District. In addition, the proposed emergency shelter is required to meet the following specific development 
standards per Section 536.20 of the zoning code: 

1. The use shall be located at least three hundred fifty (350) feet from all existing emergency shelters and 
overnight shelters. 

2. 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 area. 

3. 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 area. 

4. A minimum lot area of seven hundred fifty (750) square feet per bed shall be provided in the R1, R1A. R2. 
and R2B Districts and a minimum lot area of three hundred twenty-five (325) square feet per bed shall be 
provided in R3, R4 and OR1 Districts. The maximum occupancy shall be as approved by conditional use 
permit in all other districts. 

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

6. The premises, all adjacent streets, sidewalks and alleys, and all sidewalks and alleys within one hundred 
(100) feet shall be inspected regularly for purposes of removing any litter found thereon. 
 

Interim Use Conditions 

1. The interim use shall be allowed as a conditional use in the zoning district in which it is to be located.  

Table 546-1 Principal Uses in the Residence Districts allows for emergency shelters with a conditional use 
permit, subject to specific development standards.  

2. Except as otherwise authorized by this section, an interim use shall conform to this zoning ordinance as if it 
were established as a conditional use. 

The applicant is seeking an exception to the specific development standard requiring a minimum lot area of 
750 square feet per bed in the R2B District. Based on the lot area, the proposed emergency shelter would be 
providing 608.75 square feet of lot area per bed. The property is zoned R2B Multiple-Family District and BFI3 
Interior 3 Built Form Overlay District. As required by state law, the City has begun to review land uses and 
zoning districts to match the development guidelines that the City Council already approved with Minneapolis 
2040, the City’s comprehensive plan. This process is underway and will include updating the zoning 
classification of every property in the city to match the land use policies in Minneapolis 2040. The future land 
use designation for this property is Urban Neighborhood with Interior 3 built form guidance, which would 
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support higher density multiple-family zoning. If the property were rezoned to a medium- or high-density 
residential district as a result of the land use rezoning study, the proposed emergency shelter would comply 
with the minimum lot area requirement.  

3. The date or event that will terminate the interim use shall be identified with certainty. Interim uses may not 
be granted for a period of greater than five (5) years. 

The applicant has requested approval for the interim use permit from November 7, 2022, until November 7, 
2027; a period of five years. If approved, the interim use permit would expire on November 7, 2027, and the 
applicant would either be required to convert the use of the property to a permitted use or apply for a 
conditional use permit to continue the use as an emergency shelter.  

4. In the event of a public taking of property after the interim use is established, the property owner shall not be 
entitled to compensation for any increase in value attributable to the interim use. 

The applicant is aware of this standard.  

5. Such conditions and guarantees as the city council deems reasonable and necessary to protect the public 
interest and to ensure compliance with the standards and purposes of this zoning ordinance and policies of the 
comprehensive plan. 

The proposed emergency shelter proposal will comply with all provisions of R2B District. In addition, the 
proposed emergency shelter is required to meet the specific development standards per Section 536.20 of 
the zoning code, except as noted above. 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City Council adopt 
staff findings for the application(s) by Simpson Housing Services for the property located at 128 33rd St W: 

A. Interim Use Permit. 

Recommended motion: The City Council approves the application for an interim use to allow an 
emergency shelter for up to 64 beds, subject to the following conditions: 

1. The interim use shall expire no later than November 7, 2027.  

ATTACHMENTS 

1. Oblique aerial photo 
2. Written description and findings submitted by applicant 
3. Survey 
4. Site plan 
5. Plans 
6. Photos 
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