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LAND USE APPLICATION SUMMARY
Property Location:

2400 Stevens Avenue

Project Name:

2400 Stevens Avenue – Emergency Shelter

Prepared By:

Aaron Hanauer, Senior City Planner, (612) 673-2494

Applicant:

Margo Geffen, Director – Facilities Services, Hennepin County

Project Contact:

Margo Geffen, Director – Facilities Services, Hennepin County

Request:

To allow for an emergency shelter for 30 people.

Dwelling Units

To allow for an emergency shelter for 30 people

Required Applications:
Conditional Use Permit

To allow for an emergency shelter for 30 people in the OR1 Neighborhood Office
Residence District.

SITE DATA
Existing Zoning

OR1 Neighborhood Office Residence District
BFI3 Interior 3 Built Form Overlay District

Lot Area

11,423 square feet / 0.26 acres

Ward(s)

Ward 10

Neighborhood(s)

Whittier

Future Land Use

Urban Neighborhood

Goods and Services
Corridor

N/A

Built Form

Corridor 4

BACKGROUND
SITE DESCRIPTION AND PRESENT USE. The subject site contains a contributing building to the Washburn Fair Oaks
Historic District. The building at 2400 Stevens Avenue South was built in 1909 and designed by William Channing
Whitney in the Georgian Revival style. It is a 2.5 story, approximately 7,400 square foot structure. For more than
the past 20 years, the structure has been used for hospitality. In 1994, the site was approved for a bed and
breakfast. In 2020, the site was approved for a youth hostel use with a maximum occupancy of 58 people via a
historic variance by the Heritage Preservation Commission (PLAN9845). In addition, the applicant received
approvals in 2020 to complete a renovation to the building and site improvements that have recently been
completed.
Date Application Deemed Complete
End of 60-Day Decision Period

October 14, 2021
December 13, 2021

Date Extension Letter Sent

N/A

End of 120-Day Decision Period

N/A
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SURROUNDING PROPERTIES AND NEIGHBORHOOD. There are a variety of uses in the surrounding area including
the Minneapolis Institute of Arts and the Minneapolis College of Art and Design. The project site is located in the
Washburn Fair Oaks Historic District and two blocks to the east of Nicollet Avenue, a Goods and Services Corridor.
The base zoning of the surrounding area is mainly a combination of residential and office residential. Along Nicollet
Avenue, the zoning is primarily commercial and office residential.

PROJECT DESCRIPTION. Hennepin County is working with NorthBay Property to acquire the property at 2400
Stevens Avenue and to convert the space to an emergency shelter for a maximum of 30 individuals who identify
as female. The shelter provider would be the Salvation Army, which has operated the shelter for the last year in
temporary locations. The shelter will provide temporary accommodations with the goal of assisting shelter guests
in transitioning to safe and stable permanent housing. Given the recent renovations completed by NorthBay, no
further exterior or interior alterations are planned at this time. Case management will be on site to provide
assistance to shelter guests anytime that the shelter is open.
The shelter provider will oversee all day‐to‐day operations including shelter operational staff, case management
personnel and other support staff to assist with donations and volunteer coordination. Shelter guests will be
provided with a clean and safe shelter facility, have access to a bed, clean linens, food and nutrition service, case
management support and on‐site storage. Meals will be delivered from Harbor Lights, where Salvation Army has
2

Department of Community Planning and Economic Development
PLAN13559

a kitchen. The intention of all emergency shelter programs is to make each shelter guest’s homeless experience
rare, brief and non‐recurring while providing safe shelter and basic needs while a guest.
The Minneapolis zoning code defines an emergency shelter as “any 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.” An emergency shelter is a conditional use in the OR1/Office
Residence District. In their submittal, Hennepin County has confirmed this facility will comply with this duration
requirement.
RELATED APPROVALS.
Planning Case #
PLAN9845

Application(s)
Certificate of
appropriateness and
historic variances

Description
To allow for a
renovation/site
improvements and
hotel/hostel use

Action
Approved

PUBLIC COMMENTS. As of the publication of the staff report, public comments have been received. Any additional
correspondence received after the publication of the staff report and 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 for an
emergency shelter for 30 people based on the following findings:
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 emergency shelter use would replace a hostel. The emergency shelter would provide shelter
for individuals experiencing homelessness. Use of the property is targeted to individuals who identify as
female. The shelter will provide temporary accommodation with the goal of assisting shelter guests in
transitioning to safe and stable permanent housing. Allowing an emergency shelter with 30 beds within an
existing building will not be detrimental to or endanger the public health, safety, comfort or general welfare.
This new use would be required to meet all current building codes to ensure the safety of the occupants onsite.
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.
Allowing an emergency shelter at this location for 30 beds, within the existing building, 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 OR1 District. The applicant
is not proposing to make any exterior modifications or additions to the existing structure as a major renovation
was recently completed. Further, the applicant has indicated that on-site services will be for residents only
and that facility staff will be on-premise anytime that the shelter is open. The applicant outlines in their
narrative that shelter guests will be referred to the shelter by the Adult Shelter Connect (ASC) (which acts as
the front door to all single adult shelter programs). The provider will coordinate with the ASC staff around
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available capacity. Occupancy of space within the shelter is by referral only – guests will not be allowed to
show up onsite to wait for a space to open. As previously noted, residents would be permitted to stay for up
to six months.
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.
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. The applicant has indicated
their commitment to provide transit passes as high frequency bus service is located two blocks to the west. In
addition, the applicant has committed to providing bike parking for at least four bikes.
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 project is consistent with the
urban neighborhood future land
use. The project will maintain a
historic residential structure and
provide housing for 30 people in
need of housing.

Built Form
Guidance

Guidance

Staff Comment

Interior 3

New and remodeled buildings in the
Interior 3 district should reflect a variety of
building types on both small and moderatesized lots, including on combined lots.
Building heights should be 1 to 3 stories.

The project is consistent with the
Interior 3 Built Form Guidance as
the proposal is to maintain the 2.5
story residential structure.

The following goals 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. Innovative Housing Types. Pursue innovative housing types and creative housing programs
to help meet existing and future housing needs.
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d. Allow new forms of intentional community cluster housing to house people transitioning out of
homelessness, especially forms of housing that are supported by funding from the healthcare
system.
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.
d. Support greater access to emergency shelters, drop-in centers, soup kitchens, and other urgent or
day-use services.
Policy 91. Heritage Preservation Outreach: Promote educational, outreach, and engagement
opportunities related to heritage preservation, especially among communities that have traditionally
been underrepresented.
a. Create new ways to participate in heritage preservation that encourage more residents, including
communities that have been traditionally underrepresented, to engage in and influence decisions
about the places that matter to them.
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 OR1
District. In addition, the proposed emergency shelter is required to meet the following specific development
standards per Section 536.20 of the zoning code:
Specific development standard

Response

1. The use shall be located at least three According to city records, the nearest emergency
hundred fifty (350) feet from all existing shelter is at 2201 Clinton Ave, which is over 1,000 ft
emergency shelters and overnight shelters. from the subject site at 2400 Stevens Ave. However,
in consultation with the applicant, this shelter on
Clinton Avenue has relocated to Downtown
Minneapolis. Therefore, if that is the case, the
nearest emergency shelter is at 2740 1st Avenue
South (Simpson Housing) which is over 2,000 feet
away from the subject property.
2. To the extent practical, all new construction The building will maintain its historic character with
or additions to existing buildings shall be the proposed change of use. No new construction,
compatible with the scale and character of exterior modification, or additions are proposed.
the surroundings, and exterior building
materials shall be harmonious with other
buildings in the area.
3. An appropriate transition area between the The project site will maintain the existing
use and adjacent property shall be provided landscaping and screening and site improvements
by landscaping, screening and other site consistent with the character of the area.
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improvements consistent with the character
of the area.
4. 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.

The 30-bed proposal will comply with the lot area
requirement. The project site with 11,423 square
feet allows for 35 beds. The proposal is for 30 beds
(380 square feet per bed).

5. The operator shall submit a management The operator submitted a management plan with
plan for the facility, and a floor plan showing the required details (see attached).
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.

The applicant is committed to inspect the premises,
all adjacent streets, sidewalks and alleys, and all
sidewalks and alleys within one hundred (100) feet
for removing any litter found thereon.

RECOMMENDATIONS
The Department of Community Planning and Economic Development (CPED) recommends that the City Planning
Commission and/or City Council adopt staff findings for the applications by Hennepin County for the property
located at 2400 Stevens Avenue:
A. Conditional Use Permit.
Recommended motion: The City Planning Commission approves the conditional use permit to allow an
emergency shelter for 30 people, subject to the following conditions:
1. The conditional use permit shall be recorded with Hennepin County as required by Minn. Stat.
462.3595, subd. 4 before building permits may be issued or before the use or activity requiring a
conditional use permit may commence. Unless extended by the zoning administrator, the
conditional use permit shall expire if it is not recorded within two years of approval.
2. To help further minimize traffic congestion in the public street, the applicant shall install secure bike
parking for at least four bikes.

ATTACHMENTS
1. Written description and findings submitted by applicant
2. Survey
3. Site plan
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4. Plans
5. Photos
6. Public comments
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2400 Stevens Proposed Use and Description of Property
Statement of proposed use:
The proposed property use is an emergency shelter for individuals experiencing homelessness
who identify as female. The shelter will provide temporary accommodation (up to six months)
with the goal of assisting shelter guests in transitioning to safe and stable permanent housing.
The 2400 Stevens Avenue property is presently being used as a hostel. We understand that it
has a capacity of 67 guests in individual rooms and dormitory accommodation. It is proposed
that the shelter would accommodate no more than 30 individuals.
This application seeks to advance a conditional use permit for the permanent use of the
property for an emergency shelter.

Description of project:
Hennepin County is in the process of acquiring 2400 Stevens Avenue for an emergency shelter
for individuals who identify as female. This shelter has been running in a different
neighborhood for 10 months, but needs a new location as that property was sold. The
proposed property at 2400 Stevens was recently renovated and will be used in its current
condition.
The county has an operational agreement with the Salvation Army to act as the shelter
provider. Shelter guests will be referred to the property by Adult Shelter Connection. The
shelter provider, Salvation Army, will utilize Homeless Management Information System
(HMIS) to track stays and service transactions.
Case management will be on site to provide assistance to shelter quests. Caseloads will be no
higher than 1:20.
The shelter provider will oversee all day‐to‐day operations including shelter operational staff,
case management personnel and other support staff to assist with donations and volunteer
coordination. Shelter guests will be provided with a clean and safe shelter facility, have access
to a bed, clean linens, food and nutrition service, case management support and on‐site
storage. Meals will be delivered from Harbor Lights, where Salvation Army has a kitchen. There
will be laundry, bedroom and shower facilities available for all guests.
The shelter provider will ensure that guests have a systematic means of providing input and
feedback on their experience and this feedback will be used to adjust operations.
The intention of all emergency shelter programs is to make each shelter guest’s homeless
experience rare, brief and non‐recurring while providing safe shelter and basic needs while a
guest.

2400 Stevens Emergency Shelter Management Plan
•

Who is residing at the shelter?
Single adult female‐identified individuals experiencing homelessness. Occupancy will
be no more than 30 individuals.

•

How are residents able to access or be placed in the shelter? What happens if there is
overflow?
Shelter guests will not line up at the site. Rather, guests are (and will be) referred to the
shelter by the Adult Shelter Connect (ASC) which acts as the "front door" to all single
adult shelter programs. The provider will coordinate with the ASC staff around available
capacity and how best to book the space (i.e. over‐booking, thoughtful referrals, etc.).
Occupancy of space within the shelter is by referral only. The shelter will utilize
Homeless Management Information System (HMIS), so the ASC will have real time
access to open beds in order to fill the space and refer clients to the appropriate shelter
location. If the shelter is full, clients will be referred to open beds in other shelter
settings.

•

How is the shelter staffed (intake, security, etc…)? What time is staff present? What
hours of the day?
Shelter hours will be daily (24 hours a day, 7 days a week, 365 days a year). Staff will be
present whenever the shelter is open. Staff on site would include:







Advocate
8.0 FTE
Case Manager
2.0 FTE
Program Manager
1.0 FTE
Security Monitor
4.5 FTE
Kitchen staff
0.5 FTE
(food will not be prepared on site but will
be delivered and distributed to residents)

2400 Stevens Emergency Shelter Management Plan
•

What is the duration of stay for the residents?
The ultimate goal of each person’s stay will be to transition into stable and safe housing
(whatever that looks like for each individual). The goal is that individuals will stay at the
short stays with quick transitions into housing. The range of
housing options includes permanent supportive housing, market rate housing,dedicate
d housing, board and lodging accommodation, customized living, scattered site
vouchers, public housing, senior housing, etc. The case managers will work with each
individual to come up with an individualized housing plan and will assist each individual
in accessing housing for which they are eligible, that is available, that is safe, and is a
space/place/setting to which they desire to move.
This program seeks to create a temporary community for female identified single
adults, wherein expectations for clients and staff are clear and respectful, and there is
opportunity for community meetings/relationship development and practicing
interpersonal communication skills, as well as for process improvement.
Guests receive an initial 30-day bed with the possibility to renew up to six months. The
goal of the proj ect is to help people transition to permanent housing as soon as possible
with a target of 9 0 days.
Some guests may choose to leave before they are able to move into housing, and some
guests may be discharged. Discharges result for the following reasons:
Client achieves goals and is ready to move into housing.
Client no longer wants to stay at the facility and receive services.
Client refuses to adhere to the policies and procedures of the facility (See
General House Rules).
Client has needs that exceed the resources and expertise of the facility (ex:
not independent in ADL’s, requires more intensive psychological support, etc.).
If a guest feels the program is not a good fit, they are free to leave the program and will
be assisted and supported in finding other shelter or housing.

2400 Stevens Emergency Shelter Management Plan
•

What are the services provided to the residents? Who provides the services?
On‐site housing‐focused case management services will be available on site to all shelter
guests. In addition, the Salvation Army has current relationships with, but not limited to,
the following providers:
•
•
•
•

•

Life Development Resources, providers of mental health and chemical health
treatment services specializing in treating trauma and emotional dysregulation
(MOU)
Healthcare for the Homeless
Northwestern Health Sciences University (acupuncture and chiropractic care)
RISE supported employment services

What are the conditions of residency/house rules?
Upon intake into the program each guest will have the shelter rules explained in detail.
General House Rules are below.

2400 Stevens General House Rules
Hennepin County Shelter
Female Identified Single Adults
2400 Stevens is a shelter for up to 30 female identified
single adults needing shelter in Hennepin County
A. Tennessen Warning
Staff will ask you questions about yourself. You may choose not to answer or give information. This may limit or
prevent us from providing certain services.
B. Curfew
•
•

Curfew is at 10pm. Residents will be inside, and doors will lock.
Clients working after 10pm will notify program staff and receive a work late pass.

C. Grievances
Grievances may be submitted in writing to shelter staff or placed in the grievance box
D. Guests
Outside guests are not allowed in guest rooms or on the floors. Resident guests may briefly meet outside guests
as they leave the facility. Outside guests are not allowed to stay past this brief interaction.
E. Prohibited Behaviors
1. Illegal Drugs/AIcohoI
• Possession in the building of alcohol, illegal drugs or paraphernalia regardless of quantity
2. Residents are not allowed to give or sell medication on premises
3. Smoking tobacco outside designated areas
4. Physical Disrespect Towards Others
• Physical contact/fighting (mutual contact)
• The use of a weapon/use of an object as a weapon towards another or the possession of a
•
•
•

•
•
•

weapon
Exploitation (forcing someone to take money, drugs, sexual favors, bribes or other
prohibitive activities)
Physical and/or sexual harassment
Predatory behavior/intimidation (the pursuit of an individual through physical or by any other
means that cause the victim physical, emotional, or mental stress, (i.e.) fear, anxiety, panic,
etc.)
Inappropriate sexual conduct
Racial harassment
Verbal abuse, harassment, threats (name calling, bias language, and/or
discriminatory language and other personal verbal abuses)

5. Vandalism/Theft
• Terrorist threats toward any client, staff
• Intentional destruction of property/vandalism
• Theft from the facility or an individual

CUP questions:
CUP questions: (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 shelter will not endanger the public health, safety, comfort or general welfare. The Shelter
Management Plan addresses many of the ways in which the shelter is professionally run. The occupancy
of the building will be reduced by 50% (the current use is zoned for 67 occupants and the proposed use
will be for 30 occupants. Additionally, there will be more staff onsite in the proposed use than in the
current use.
(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 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. There are no physical changes proposed for the property. The occupancy of
the proposed use is less than the current use. The only future development that would be affected is any
additional shelter could not be established in the immediate vicinity.
(3) Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be
provided.
Yes, adequate utilities, access roads, drainage, necessary facilities or other measures, have been provided.
There are no physical changes being made to the property. This property recently went through a
conditional use permit process and it was established that all of the conditions above have been met.
(4) Adequate measures have been or will be taken to minimize traffic congestion in the public streets.
It is rare that women utilizing the facility would have a car as most guests utilize public transit. As the
permitted occupancy is half of what is allowed now, any traffic will be less than currently approved.
Meals will be brought in with a car (there will be no daily truck traffic), which will park on the premises.
Staff will utilize the parking spaces in the rear of the building. Four bike racks will be provided.
(5) The conditional use is consistent with the applicable policies of the comprehensive plan.
Yes, below are the ways in which this use is consistent with the comprehensive plan:
Housing policy 3.4: Preserve and increase the supply of safe, stale, and affordable supportive
housing opportunities for homeless youth, singles and families.

3.4.1 Promote increased development of housing for very low income households earning 30%
of less of the metropolitan median income.
3.4.2 Support of the creation of additional supportive housing units for homeless youth,
singles and families.
3.4.3

Support of the creation of additional shelter beds.

3.4.4 Evaluate City policies and regulations related to the creation of supportive housing and
smaller housing units, including Single Room Occupancy (SRO) housing.
3.4.5 Implement and promote additional strategies to reduce homelessness, such as those
identified in Heading Home Hennepin.
(6) The conditional use shall, in all other respects, conform to the applicable regulations of the district in
which it is located.
Yes, the requested use conforms to the applicable regulations of the OR1 district.
Emergency Shelter Zoning Requirements
(1) The use shall be located at least three hundred fifty (350) feet from all existing emergency shelters
and overnight shelters.
The nearest emergency shelter is Simpson Housing located at 2740 1st Ave S.
(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.
There are no proposed changes to the building.
(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.
There are no proposed changes to the building or the grounds. The property is on a corner and there is
an existing easement with the property to the south. The property is has a wall that partly separates it
from the alley.
(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.
The lot area of the property is 11,423. This property is located in a OR1 district and, at 30 beds, is
380.8 sf/bed (higher than the required threshold).
(5) The operator shall submit a management plan for the facility, and a floor plan showing sleeping
areas, emergency exits, bathing and restrooms.

Please see the application for floor plans.
(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.
The described premises will be inspected regularly and any debris will be removed.

DESCRIPTION OF PROPERTY SURVEYED
Parcel 1:

4931 W. 35TH ST. SUITE 200
ST. LOUIS PARK, MN 55416
CivilSiteGroup.com

Lots 1 and 2, Block 1, Belleview Addition to Minneapolis, Hennepin County, Minnesota.
(Abstract Property)
Parcel 2:
Lot 3, Block 1, Belleview Addition to Minneapolis, Hennepin County, Minnesota.
(Abstract Property)

ALTA/NSPS Land Title Survey Notes

24th Street East

(numbered per Table A)

(a Public R/W)
1. Bearings are based on the Hennepin County Coordinate System.
2. Site Address: 2400 and 2404 Stevens Avenue South, Minneapolis, MN
3. This property is contained in Zone X (area determined to be outside the 0.2% annual chance floodplain)
printed pannel.

per Flood Insurance Rate Map, Community Panel No. 27053C0359F, a non

4. The Gross land area is xxxx+/- square feet or xxxx +/- acres.
6. The current Zoning for the subject property has not been provided by the insurer. Please note that the general restrictions for the subject property may have been amended through
a city process. We could be unaware of such amendments if they are not in a recorded document provided to us. We recommend that a zoning letter be obtained from the Zoning
Administrator for the current restrictions for this site.

S89°54'05"W 125.00

11. We have shown the location of utilities to the best of our ability based on observed evidence together with evidence from the following sources: plans obtained from utility
companies, plans provided by client, markings by utility companies and other appropriate sources. We have used this information to develop a view of the underground utilities for
this site. However, lacking excavation, the exact location of underground features cannot be accurately, completely and reliably depicted. Where additional or more detailed
information is required, the client is advised that excavation may be necessary. Also, please note that seasonal conditions may inhibit our ability to visibly observe all the utilities
located on the subject property.

SURVEY REPORT
1. This map and report was prepared with the benefit of a Commitment for Title Insurance issued by First American Title Insurance Company, File No. NCS-883744-MPLS, First, dated
December 20, 2017 at 7:30 A.M.. We note the following with regards to Schedule B of the herein referenced Title Commitment:

18.72

2 1/2 Story Brick Building
20.25

PID: 3402924130150
2400 Stevens Ave
Minneapolis, MN 55404
Foundation Area = 3,363 Sq. Ft.

ALTA CERTIFICATION
To: Minneapolis International Hostel, LLC, a Minnesota limited liability company (Parcel 1); Stevens Group, LLC, a Minnesota limited liability company (Parcel 2); North Bay Companies;
First American Title Insurance Company:
This is to certify that this map or plat and the survey on which it is based were made in accordance with the 2016 Minimum Standard Detail Requirements for ALTA/NSPS Land Title
Surveys, jointly established and adopted by ALTA and NSPS, and includes Items 1, 2, 3, 4, 6, 8, 9, 11(a) of Table A thereof. The field work was completed on June 11, 2018.
Dated this 13th day of June, 2017.
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Rory L. Synstelien
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Minnesota License No. 44565

rory@civilsitegroup.com
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(a Public R/W)

Stevens Ave South

14.88
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N00°01'14"W 138.35
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43.22

10.17

(a Public R/W)
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SUPERVISION AND THAT I AM A DULY
LICENSED LAND SURVEYOR UNDER THE
LAWS OF THE STATE OF MINNESOTA.
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SIGN
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N

13.03

PID: 3402924130151
2404 Stevens Ave
Minneapolis, MN 55404
Foundation Area = 855 Sq. Ft.

2 Story Lap Sided
Building

23.81

39
3.

Foundation Area = 866 Sq. Ft.

36.02

21.01

53
3.

N

14.62

8.69

6.

1 Story Brick Garage

24.08

5.46

5.55

6.52

35.92

Alley

S00°01'14"E 138.33

5.93

th
2316 4 Ave South Minneapolis, MN 55404

6.97

Easement for ingress and egress purposes, including the passage of vehicles, for the benefit of Parcel 2 over a portion of Parcel 1, as set forth in Access Easement
Agreement dated May 28, 2009, recorded July 7, 2009, as Document No. A9387437. We have shown the approximate location of this easement over the westerly
portion of Lots 1 and 2. Please note that the exhibit in this document does not dimension the easement. We have shown the easement by scaling the graphics shown
as shown on said exhibit.

North Bay Companies

10.

2400 and 2404 Stevens Avenue
South, Minneapolis, MN

3.06

b. The following are numbered per the referenced title Commitment:
63.35

.

a. Item no.'s 1-9 and 11-15 are not survey related.
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2400 Stevens Legal Description
2400 Stevens Avenue, Minneapolis, MN 55404
Lots 1 and 2, Block 1
Belleview Addition to Minneapolis, Hennepin County, Minnesota

2400 Stevens Property Photos & Aerial Image

Front and side of property, Looking Southwest

Rear of property, Looking Northeast

2400 Stevens Property Photos & Aerial Image

Front (East side of property)

Side and rear of property; Looking Southeast
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November 3, 2021
RE:
CC:

Application for a Conditional Use Permit for 2400 Stevens Ave
Hennepin County and Salvation Army

To Whom It May Concern:
The Whittier Alliance Neighborhood Organization would like to state our strong support for Hennepin
County to secure a Conditional Use Permit for the operation of a shelter for individuals identifying as
women in partnership with Salvation Army. This project will help to fill a critical gap in the emergency
shelter system, and the building in its current state is already well-positioned to take on this new use.
The County and Salvation Army staff presented their proposal and took questions and feedback from
community members at our Housing and Land Use Committee Meeting on Tuesday, October 19th. Over
the following week, we facilitated a digital survey opportunity for neighbors to provide additional feedback
and questions about the project to County staff in advance of a subsequent presentation at the Whittier
Alliance’s monthly Board of Directors meeting. In total we received 70 survey submissions about the
project, the majority coming from within 4 blocks of the proposed location. When asked the question
“Would you like to see this property used as a shelter for individuals who identify as women?” participants
responded in the following manner: Yes - 55.6%, No - 40%, Not sure - 4.3%
Survey feedback and questions were compiled for the County to respond to in writing before being posted
on the Whittier Alliance website alongside the recorded presentation. The Whittier Alliance Board
endorsed the survey responses, voting unanimously to support the project overall and the applicant’s
pursuit of a Conditional Use Permit to move forward.
One of the 4 pillars of our organization’s current strategic plan is to “Protect and expand the variety of
housing options in Whittier, for people at every life stage and economic condition.” As new developments
continue to go up in our neighborhood, we are acutely aware of the upward pressure on Whittier’s rental
market and the rapid loss of Naturally Occurring Affordable Housing contributing to displacement. This
proposal presents one concrete opportunity to help ensure that Whittier can remain a mixed income
neighborhood that allows individuals of all lived experiences to call home.
As Minneapolis continues to face the reality of an overextended emergency shelter system and an
extreme lack of affordable housing, we ask the Planning Commission and City Council to endorse and
approve this project. Thank you for the opportunity to provide feedback and a community voice during this
process.
Sincerely,
Kaley Brown
Executive Director
Whittier Alliance

Whittier Alliance | 10 E 25 th St | Minneapolis, MN 55404 | (612) 871-7756 | whittieralliance.org

