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M E M O R A N D U M  

DATE: June 8, 2016 

 

TO:  Planning Commission (June 13 meeting) 

 

FROM: Dan Olson, City Planner 

 

SUBJECT: Public Hearing: Application 2016-05 for a conditional use permit for Early 

Steps Learning Foundation at 6122 - 42nd Avenue North (Brunswick United 

Methodist Church) 
 
A. BACKGROUND 
 

Early Steps Learning Foundation is proposing to lease classroom and office space for 
their day care from Brunswick United Methodist Church located at 6122 – 42nd Avenue 
North.  Before the lease agreement is finalized, Early Steps is requesting conditional 
use permit (CUP) approval to allow their day care to locate on the property.  The 
property is zoned Low Density Residential (R-1).  According to City Code Section 
515.33 Subd. 4 (b), public institutional uses such as the proposed day care are a 
conditional use within the R-1 zoning district.  Notice of the June 13 public hearing was 
published in the Sun Post on June 2, and notices sent to property owners within 350 
feet of the property (see Attachment B).  To date no public comments have been 
received for this proposal.   
 

Attachments: 
A. Site location map 
B. Map showing public hearing notification area 
C. Existing zoning map 
D. 2030 Land Use Comprehensive Plan map 
E. Applicant’s project narrative 
F. Floor plans 
G. Existing site layout  

 

B. PROPOSED CONDITIONAL USE 
 

Proposed Use of Property 
A church building has existed on this property since the early 1950s.  However, the City 
Council did not grant a CUP to officially allow the church on this property until 1983.  
Early Steps Learning Foundation is proposing to lease approximately 1,850 SF of space 
from the church for their day care: 
 

 Nursery – 643 SF 

 Activity room – 600 SF 
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 Rainbow room – 360 SF 

 Office – 252 SF 
 

The day care is expected to have 40 children under age 5, with eight staff members, and 
will be open from 6 AM to 6 PM, Monday through Friday.   The applicant has indicated 
that eventually she may have up to 55 children in this day care.  The church, which has 
eight staff members, will have office hours and limited programming from 10 AM to 3 PM, 
Monday through Friday, and Sunday church services.   Therefore the day care and 
church will have few overlapping operating hours during their busiest times.   

 
Conditional Use Approval Criteria: City Code Section 515.33, Subd. 4(b) provides 
requirements for public institutional uses, such as a day care, as a conditional use in the 
R-1 zoning district.  The following are those requirements, followed by staff response. 

 
1) Side setbacks shall be double that required for the district.  
 

Response:  Since the applicant is not constructing any building additions, this 
criteria is not applicable.  

 
2) The facility is served by arterial, collector or municipal state aid streets and such 

pedestrian facilities as are necessary to accommodate the traffic generated by the 
facility.   

 

 Response: According to the City’s Comprehensive Plan 42nd Avenue North is a 
minor arterial.  The existing building is served by a vehicle entrance and exit on 
Colorado Avenue North. The City’s Public Works Director and the West Metro 
Fire Rescue District have reviewed this proposal and found it adequate to 
continue meeting vehicle movement within the site, including fire trucks.  There 
is a public sidewalk on 42nd Avenue North, and there are private sidewalks 
providing access to the building.   

 
3) The city council determines that all applicable requirements of subsection 515.05, 

subdivision 3 a) and section 520 are considered and satisfactorily met.  Section 
515.05:  1) Consistency of the proposed use with the comprehensive plan; 2) 
Characteristics of the subject property as they relate to the proposed use; and 3) 
impact of the proposed use on the surrounding area.  Section 520 contains the 
requirements for a site plan.   

 
Response:  1) The 2030 Comprehensive Plan land use designation for this 

property is “Public Institutional (Low Density Residential)”.  The proposed day 
care use is consistent with this designation; 2) The property and existing 
building are designed for a public institutional use, and the facility will continue 
to exhibit these characteristics; 3) The property has been an institutional use 
for many years, and this institutional use will continue with Early Step’s co-use 
of the property.  Since the applicant is not proposing to make any alterations to 
the building footprint or parking lot, the requirements of Section 520 of the 
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Zoning Code, Site and Building Plan Review, are not applicable to this 
application.   

 

C. NOTABLE SITE ELEMENTS 
 

The following is a description of the notable site elements proposed for the day care 
use at 6122- 42nd Avenue North.    

  

 Parking – There is not a specific requirement in the Zoning Code for a minimum 
number of parking spaces for a day care facility.  In 1983 the City Council approved a 
variance to reduce the required number of parking spaces for the church from 200 
spaces to 74.  A recent count of the parking spaces on the property found that there 
are 77 spaces. Therefore the parking requirement is met and the applicant is not 
proposing to construct additional parking. Since the day care and the church will be 
operating mostly on different schedules, the existing number of parking spaces is 
adequate.  

 Child pick up and drop off – Early Steps is proposing to have children dropped off 
and picked up at the building entrance on the north side of the building where the 
parking lot is located.  Child drop off will occur between 6:00 and 10:00 AM, and pick 
up will occur between 5:00 and 6:00 PM.  The City’s Public Works Director, the 
Police Department, and West Metro Fire Rescue District have reviewed this child 
pick up and drop off plan and found it adequate to meet vehicle movement within 
the site, including fire trucks.  With the low number of children attending this day 
care, traffic impacts to the area are not expected to be noticeable.   

 Pedestrian connections – There are existing public sidewalks on both sides of 42nd 
Avenue North.  There are also private sidewalks on the church property providing 
access to the building.    

 Signs – The applicant is not proposing to add any new exterior signs to the property.   

 

D. REQUESTED ACTION 
 

The Planning Commission is being asked to make a recommendation to the City 
Council to either deny or approve the CUP to allow Early Steps Learning Foundation to 
locate at Brunswick United Methodist Church at 6122 – 42nd Avenue North.  A 
recommendation made by the Planning Commission should include findings of fact 
either for or against the proposal.  The Commission may reference the findings for 
approval in Sections B and C, above. Staff recommends approval of the conditional use 
permit to allow this day care use, subject to the following conditions of approval:  

 
1. With this CUP approval, First Steps Learning Foundation is limited to 55 children.  If 

additional children are desired, First Steps shall apply to the City for a CUP 
amendment.  

2. Pick up and drop off of children will occur only at the north side building entrance. 
3. Early Steps shall submit a request to the Metropolitan Council to determine if a sewer 

availability charge (SAC) will be assessed for this use.   
 

City Council action is anticipated on June 21, 2016. 
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