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c
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c
h

 
i
s
 
a

p
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c
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c
e

 
N

o
r
t
h

 
a
l
o
n

g
 
t
h
e

 
W

e
s
t
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c
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r
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i
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p
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p
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p
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t
o

 
t
h

e
 
u

s
e

 
o

f
 
t
h

e
 
c
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p
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p
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c
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n
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p
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i
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c
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R

O
P

O
S

E
D

 
L

E
G

A
L

 
D

E
S

C
R
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:
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r
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c
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c
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h
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c
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c
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i
n

 
a
n

d
 
f
o
r

M
i
l
l
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c
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i
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c
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c
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c
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c
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c
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c
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c
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c
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c
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i
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c
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n
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c
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n
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f
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c
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c
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c
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c
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c
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r
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i
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h
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B
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c
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c
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r
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r
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p
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c
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p
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p
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c
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i
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i
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i
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c
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c
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r
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i
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c
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c
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c
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c
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c
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c
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c
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c
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b
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i
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JESSE LATTERELL 

115 2nd Ave SW 

      Milaca, MN 56353 

 612-730-7574 
 

   Conditional Use Permit Narrative 

 

 

I. Recital: The following Narrative regards the proposed new build of a 5-unit 

Autism Living Center located at XXX 1st Street West, Milaca, MN 56353 

 

II. Narrative: In following the same narrative presented to the Milaca City 

Council in splitting the existing parking lot behind addresses 110 & 116 2nd 

Ave SW I respectfully ask to allow for a small “Prototype” Autism Living 

Center. This 5-unit facility will serve young adults, aged 18 and older, with 

special needs, offering a place to live, learn, and thrive in the community. 

Tenants of the facility would be monitored either by their personal PCA or on-

site staff. The building lot is in a perfect location with access to Rec Park and 

all downtown businesses. The building is also conveniently located behind our 

office of the newly formed Non-Profit called “Neuroversity” which was 

created for this exact purpose of transitioning special need adults into society. 

My wife and I have two children in the house that have autism. We have a 

passion for what we are doing. 

a. Highlighted facts and benefits for the city include: 

i. Increased tax revenue for the City of Milaca 

ii. Community involvement of tenants being involved in other Milaca 

businesses 

iii. A New revitalization of the Milaca Downtown area 

 

III. Conclusion: 

a. In conclusion I also wanted to mention that tenants would be non-drivers 

in reference to the parking spots made available per unit. There would also 

be visiting hours and restrictions on any overnight parking other the 

resident staff. Our overnight staff is one person. All other parameters fit 

with city ordinances and codes pertaining to set back, height, etc.. 
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Planning Report 
 
Date: May 27, 2025 
 
To:  Milaca Planning Commission        
 
From:  Evan Monson, AICP, Stantec & Phil Carlson, AICP, Stantec 
 
Request: Conditional Use Permit (CUP) for a five-unit Multiple Family Dwelling 
 
Owner: Mid-Minnesota Investments LLC 
 
Applicant: Jesse Latterell 
 
Address: 225 1st Street West   
 
PID: 21-040-0345 
 
Zoning: B-1 Central Business District 
 
 
 
INTRODUCTION  
Jesse Latterell owns the subject parcel, which is currently undeveloped and used for off-street 
parking. The subject parcel was created via a lot split in fall of 2025. The applicant wishes to 
develop an apartment building on the site, they are proposing a three-story building with five 
living units. The proposed plans show parking off the alley – one handicapped stall plus two 
regular stalls. The applicant states that development would be a ‘” prototype” autism living 
center’ that would serve those who are eighteen or older, and that the tenants would be non-
drivers (hence the lack of proposed off-street parking).  
 
The site is zoned B-1 (Central Business District), which permits ‘multiple family dwellings’ as a 
conditional use per Section 156.038(F) of the city code. Section 156.150 outlines the process for 
conditional use permits (CUPs). A CUP requires review and a recommendation on the request to 
be made by the Planning Commission. The City Council has the authority to approve or deny a 
CUP request. 
 
ZONING REQUIREMENTS 
 
B-1 Central Business District 
The city’s code houses zoning requirements in Chapter 156; the B-1 zone is covered under 156.038. 
The B-1 zone has no minimum requirements for building area or yards (unless a site abuts a 
residential-zoned lot). 
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May 27, 2025 
Milaca Planning Commission      
Page 2 of 3  
 
Re: Jesse Latterell, CUP for Multiple Family Dwelling, 225 1st Street West 

 

 
Figure 1: Aerial of subject parcel (outlined in orange) and surrounding parcels. 

  

 
Figure 2: Excerpt of lot split from 2024. The subject parcel is shown as Parcel C here. 
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May 27, 2025 
Milaca Planning Commission      
Page 3 of 4  
 
Re: Jesse Latterell, CUP for Multiple Family Dwelling, 225 1st Street West 

 

The B-1 zone has a minimum building height of ‘3 stories or 35 feet, whichever is the lesser’. The 
proposed development has three stories, so this requirement is met. 
 
The B-1 zone also has minimum standards for exterior architecture in 156.038(G), which would 
apply to this proposed project. These requirements apply to any walls facing a public street – for 
this request, the walls along the north side would have to adhere to the requirements of 
156.038(G). 
 
The proposed apartment building fits the definition of an ‘apartment’ under 156.006 (definitions). It 
also would meet the definition of a ‘multiple family dwelling,’ as it serves multiple tenants. A 
‘multiple family dwelling’ is a conditional use in the B-1 zone per 156.038(F). 
 
Off-Street Parking 
Chapter 156.084 states the required off-street parking spaces required for uses. A ‘multiple family 
dwelling’ requires two spaces per unit. The proposed plans show five units, which would require 
ten spaces of off-street parking. The proposed plans only show three spaces, with one space 
being an ADA stall. 
 
The proposed plans would require a variance to have only three spaces. There is on-street parking 
along 1st Street West. Other alternatives would be: 

• A ‘joint parking facility,’ in accordance with 156.085. 
o The applicant would have an agreement with another property to share parking 

facilities (i.e., use a neighbor’s off-street parking). 
o The city could permit this via a CUP. 

• The applicant could revise their plans to provide parking on the ground floor of the site, 
with units on floors two and three. 

o If the minimum two spaces per unit requirement is still not met, the applicant would 
have to pursue a joint parking facility, or the applicant would have to apply for a 
variance. 

 
Other Zoning Considerations 
The proposed plans also show balconies for the units on the second and third floor/story. These 
balconies would be along the north side, facing 1st Street West. The proposed plans show the 
balconies extending past the property line and into the right-of-way (ROW) for 1st Street West by 
approximately three feet (see Figure 3). The balconies have over eleven feet of clearance from 
the grade of the sidewalk below. 
 
The B-1 zone allows for marquee signs and canopies to extend or encroach into the ROW (per 
156.038(C)(2)), provided they are a minimum of two feet from the curb of a street and said 
marquee or canopy is a minimum of eight feet above the grade of the sidewalk. The code does 
not mention balconies as a permitted encroachment into the ROW – staff would interpret this to 
mean that the balconies cannot extend past the property line. 
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May 27, 2025 
Milaca Planning Commission      
Page 4 of 5  
 
Re: Jesse Latterell, CUP for Multiple Family Dwelling, 225 1st Street West 

 

 

 

Figure 3: Excerpt of the proposed site plan. 

 
ENGINEERING 
Engineering staff reviewed the proposed plans, and provided the following comments: 
 

• There are site issues that will need to be addressed before a building permit can be 
reviewed and/or issued for this site. 

• It is not known if there are existing water and/or sanitary sewer services on the subject 
parcel. 

o It is not known if there are existing private utilities (gas, electric. etc.) on the subject 
parcel. 

• There is drainage from an existing roof (the buildings on the parcels to the east) that drain 
across the subject parcel. Management of existing and proposed roof drainage needs to 
be addressed. 
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May 27, 2025 
Milaca Planning Commission      
Page 5 of 6  
 
Re: Jesse Latterell, CUP for Multiple Family Dwelling, 225 1st Street West 

 

CUP REQUIREMENTS 
156.150 outlines the city’s process for reviewing a CUP. The Planning Commission shall consider 
‘possible adverse effects’ of the proposed conditional use, based upon five factors. These are 
listed below in italics, with staff findings following. 

1. Relationship to the city’s growth management system/Comprehensive Plan. 
The proposed project would develop a formerly underutilized piece of land downtown. 
The 2007 Comprehensive Plan promotes infill development within established areas of the 
city.  

2. The geographical area involved. 
The subject parcel is located in downtown, and within walking distance of businesses, 
parks, and schools. A multiple family dwelling use would be appropriate given the 
surrounding area. 

3. Whether the use will tend to or actually depreciate the area in which it is proposed. 
There is no evidence from the applicant’s submittal to show that the proposed use would 
depreciate the area. 

4. The character of the surrounding area. 
A multiple family dwelling use would be appropriate given the surrounding area. 

5. The demonstrated need for the use. 
The applicant is proposing that this use serve “young adults, aged eighteen and older, with 
special needs, offering a place to live, learn, and thrive in the community.” Staff are not 
aware of any housing like this elsewhere in the city. 

 
The following in italics are the conditions that shall be met by any conditional use, with staff 
findings following. 

1. The land area and setback requirements of the property containing the use or activity 
shall be the minimum established for the district. 
This is met. The proposed development meets the land area and setback requirements of 
the B-1 zone. 

2. Where applicable, all city, state, and federal laws, regulations, and ordinances shall be 
complied with and all necessary permits secured. 

Conditions of approval are recommended to ensure all applicable requirements are 
adhered to. 

3. Adequate off-street parking and loading shall be provided in accordance with §§ 156.075 
et seq. This parking and loading shall be screened and landscaped from abutting 
residential uses in compliance with this subchapter. 
The proposed use is unable to meet the required off-street parking as established by the 
city code. The applicant would need to request and receive a variance from the city or 
will need to amend their plans to get into compliance. 

4. The proposed water, sewer, and other utilities shall be capable of accommodating the 
proposed use. 
Engineering staff are unable to confirm if existing services are available on the site. A 
condition of approval requiring the applicant provide detailed site and utility plans 
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May 27, 2025 
Milaca Planning Commission      
Page 6 of 7  
 
Re: Jesse Latterell, CUP for Multiple Family Dwelling, 225 1st Street West 

 

(including information on where new sanitary sewer and water services for the building will 
be located), and where they will connect to existing municipal utilities should be a 
condition of approval.  

5. The street serving the proposed use or activity shall be of sufficient design to 
accommodate the proposed use or activity, and the use or activity shall not generate 
such additional extra traffic to create a nuisance or hazard to existing traffic or to 
surrounding land uses. 
The applicant states that the tenants of the proposed development would be non-drivers, 
with staff visiting to monitor the residents. If the property were to be sold and converted to 
regular apartments, there could be issues with parking. 

6. All access roads, driveways, parking areas, and outside storage, service, or sales areas 
shall be surfaced or grassed to control dust and drainage. 
Staff recommend a condition of approval requiring proper surfacing of the site. 

7. All open and outdoor storage, sales, and service areas shall be screened from view from 
the public streets and from abutting residential uses or districts. 
N/A. 

8. All lighting shall be designed as to have no direct source of light visible from adjacent 
residential areas or from the public streets. 
Staff recommend a condition of approval requiring down lighting with shielding to reduce 
impacts of light on neighboring properties and users of the alleyway and 1st Street West. 

9. The use or activity shall be properly drained to control surface water runoff. 
Staff recommend a condition of approval that the applicant provide detailed site and 
drainage plans that show how existing and proposed drainage will be managed. 

10. The architectural appearance and functional plan of the building and site shall not be so 
dissimilar to the existing buildings or area as to cause impairment in property values or 
constitute a blighting influence. 
Staff recommend a condition of approval that the proposed use adhere to the design 
requirements of the B-1 zone. 

11. Where structures combine residential and non-residential uses, these uses shall be 
separated and provided with individual outside access, and the uses shall not conflict in 
any manner. 
N/A 

 
OPTIONS 
The Planning Commission has the following options: 

1. Recommend the City Council approve the request, with findings and with/without 
conditions. 

2. Recommend the City Council deny the request, with findings. 
3. Table the request for further review/study. 
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May 27, 2025 
Milaca Planning Commission      
Page 7 of 7  
 
Re: Jesse Latterell, CUP for Multiple Family Dwelling, 225 1st Street West 

 

RECOMMENDATION  
If the city approves the conditional use permit (CUP) for the property owned by Jesse Latterell of 
Mid-Minnesota Investments LLC at 225 1st Street West, as depicted on the project plans received 
on 4/29/2025, staff recommends the following conditions and findings of fact: 
 

Recommended Conditions of Approval 
 

1. The north façade along 1st Street West shall adhere to the design requirements of the B-1 
zone. 

a. The balconies shall be revised or removed to not cross the property line. 
2. The applicant shall install down lighting with shielding for exterior lighting. 
3. Prior to the issuance of a building permit, the applicant shall do the following: 

a. Verify the location of all public and private utilities on the new parcel and provide 
easements, if necessary, to be reviewed and approved by the City Attorney and 
City Engineer. 

b. Prepare and record cross easements for access and parking for the parcels, to be 
reviewed and approved by the City Attorney and City Engineer. 

c. Provide detailed site plans and utility plans including information on where the new 
sanitary sewer and water services for the building will be located and where they 
will connect to existing municipal utilities.  

d. Provide detailed site and drainage plans that show how existing and proposed 
drainage will be managed. 

4. The applicant shall acquire all applicable local, County, state, and federal 
permits/approvals for the proposed project. 

5. The applicant shall adhere to all applicable local, county, state, and federal regulations 
applicable to the proposed project. 

6. The applicant shall pay all fees and escrows associated with the request. 
 

Findings of Fact for Approval 
 
1. Staff recommend the findings as listed previously on pages 5 and 6 in this report. 

 
If the city were to deny the request, the following findings for denial are recommended by staff: 
 

1. The proposed use is consistent with the character of the surrounding area, though the lack 
of proposed off-street parking could negatively impact neighboring uses and properties. If 
the proposed use were to change, or be marketed in the future to tenants who normally 
drive, the lack of off-street parking could create issues.   

2. The proposed use, based on the plans reviewed with this request, does not adhere to all 
City Code requirements. 156.075 requires two spaces per unit; the applicant proposes only 
three spaces for five units. 

 
CITY COUNCIL DEADLINE FOR ACTION 
The application was received by the city on April 29, 2025. The 60-day deadline for action by the 
City Council is June 28, 2025. 
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