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Prepared for the City Planning Commission 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 2200 Park Avenue  
Project Name:  Assisted Living 
Prepared By: Kimberly Holien, Senior Planner, (612) 673-2402 

Applicant:  Stallion Properties, LLC 

Project Contact:   Yemmy Osonowo 

Request:  To establish an assisted living use with 78 beds in the existing building at 2200 
Park Avenue. 

Required Applications: 
Conditional Use 
Permit 

To allow an assisted living use in the OR2, High-density Office Residence 
District. 

Variance  To reduce the minimum vehicle parking requirement from 26 spaces to eight 
spaces. 

 

SITE DATA 
 

Existing Zoning OR2, High-density Office Residence District 
NP, North Phillips Overlay District 

Lot Area 32,469 square feet / 0.74 acres 
Ward(s) 6 
Neighborhood(s) Phillips West 
Designated Future 
Land Use Institutional  

Land Use Features N/A 
Small Area Plan(s) Phillips West Master Land Use Plan  

  

CPC Agenda Item #1 
March 24, 2014 

BZZ-6355 

mailto:kimberly.holien@minneapolismn.gov
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_253983.pdf
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property is located in the southwest 
corner of the intersection of Park Avenue and 22nd Street E.  The site contains an existing building that 
was originally constructed as a single family home in 1892. The building was converted to a school in 
1935 and became a nursing home in 1950.  In 1963, a large addition was constructed to the rear of the 
building for use as a nursing home.  To the south of this rear addition there is a small surface parking lot.  
The most recent use of the property was a community residential facility with 32 beds.  The property 
has been vacant since approximately November 2012.   

On April 30, 2013, the Heritage Preservation Commission considered the nomination of the property 
for designation as a local historic landmark.  The Heritage Preservation Commission determined that 
the Property, known as the Sumner T. McKnight Mansion, appears to meet at least one of the local 
designation criteria.  Thus, the property is currently under interim protection and a designation study is 
underway.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding area contains a mix 
of uses.  The properties to the north, south and east contain larger institutional and commercial uses 
including a clinic, a community residential facility and an office building.  The properties west of the site 
contain residential uses of varying densities.  There is a large park in the northeast quadrant of this 
intersection.   

PROJECT DESCRIPTION. The applicant is proposing to establish an assisted living use with 78 beds 
within the existing building.  The use will be operated by Amazing Love, LLC, a health care provider 
licensed by the Minnesota Department of Health.  Services provided on site include skilled nursing 
services, physical therapy and postoperative care.  The building has been used as a nursing home in the 
past and therefore is designed to accommodate the proposed use with little or no alterations to the 
building.  In terms of the floor plan, the basement will contain a kitchen and storage areas.  The patient 
rooms will be located on the first and second floors with two to four beds per room.  The first floor 
also contains an office, reception area and day room.   

The use will include a maximum of 18 staff people working at any one time.  The staff includes a 
psychiatrist, a therapist/psychologist, two registered nurses, a nutritionist, two cooks, a human 
resources officer and ten nursing assistants.  The nursing assistants will work in rotating shifts with 4-6 
people per shift.  The in-house psychiatrist may also provide outpatient services to clients.  This is 
considered an accessory office use and is permitted in the OR2 district.   

Assisted living is a conditional use in the OR2 district and the applicant has submitted an application for 
a conditional use permit accordingly.  The parking requirement for assisted living is one space for every 
four beds.  The applicant is proposing 78 beds, equating to a vehicle parking requirement of 26 spaces.  
There are eight existing spaces on site.  The applicant has requested a variance to reduce the vehicle 
parking requirement from 26 spaces to eight spaces accordingly.  Please note, the public hearing notice 
stated that the parking variance was from 28 spaces to eight spaces.  However, the applicant has since 
modified the application to reduce the number of beds, therefore reducing the parking requirement by 
two stalls.   

PUBLIC COMMENTS. No comments were received from the West Phillips Neighborhood 
Organization as of the writing of this staff report. Any additional correspondence received prior to the 
public meeting will be forwarded on to the Planning Commission for consideration.  
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ANALYSIS 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow a an assisted living use in the OR2 district 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. 

Establishing an assisted living facility on the site should not prove detrimental to public health, safety, 
comfort or general welfare provided the development complies with all applicable building codes and life 
safety ordinances as well as Public Works Department standards. The applicant will also be required to 
comply with all applicable licensing requirements of the Minnesota Department of Health. 
 
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. 

 
Establishing an assisted living use with up to 78 beds in the existing building will not be injurious to the 
use and enjoyment of other property in the vicinity nor will it impede the normal and orderly 
development of surrounding property.  The surrounding area is fully developed with a mix of residential 
densities, a clinic, a park, an office building and a community residential facility.  The subject site has 
contained similar uses since the 1950s when it was first converted to a nursing home.  The rear addition 
constructed in 1963 allowed for additional beds.  The property was used as a nursing home until 1997 
when it was converted to a community residential facility.  The proposed use is consistent with the past 
use of the property and would allow for continued use of this currently vacant, historic building. 
 
3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be 

provided. 

Access into the parking lot is from Oakland Avenue S.  This condition is not proposed to change as part 
of the project.  The historic mansion also has a porte cochere off of 22nd Street E for drop-off functions.  
All utilities and other necessary facilities are existing and adequate.   

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

The proposed use should not contribute to traffic congestion in the adjacent public streets.  The 
applicant has requested a variance to decrease the vehicle parking requirement from 26 spaces to 8 
spaces.  A full analysis of potential traffic impacts is included in the variance findings below.   

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 

The proposed assisted living use would be consistent with the following general land use policies of The 
Minneapolis Plan for Sustainable Growth:  

Land Use Policy 1.1: Establish land use regulations to achieve the highest possible 
development standards, enhance the environment, protect public health, support a 
vital mix of land uses, and promote flexible approaches to carry out the comprehensive 
plan. 
 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE
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1.1.5 Ensure that land use regulations continue to promote development that is compatible with 
nearby properties, neighborhood character, and natural features; minimizes pedestrian and vehicular 
conflict; promotes street life and activity; reinforces public spaces; and visually enhances 
development. 
 
Land Use Policy 1.8:  Policy 1.8: Preserve the stability and diversity of the city's 
neighborhoods while allowing for increased density in order to attract and retain long-
term residents and businesses. 

 
1.8.1 Promote a range of housing types and residential densities, with highest density development 
concentrated in and along appropriate land use features. 
 
1.8.2 Advance land use regulations that retain and strengthen neighborhood character, including 
direction for neighborhood serving commercial uses, open space and parks, and campus and 
institutional uses. 

 
Housing Policy 3.6: Foster complete communities by preserving and increasing high 
quality housing opportunities suitable for all ages and household types. 
 
3.6.1 Promote the development of housing suitable for people and households in all life stages that 
can be adapted to accommodate changing housing needs over time. 

 
3.6.5 Promote accessible housing designs to support persons with disabilities and the elderly. 

 
Heritage Preservation Policy 8.7: Create a regulatory framework and consider 
implementing incentives to support the ethic of “reduce, reuse, and recycle” and 
revitalization for buildings and neighborhoods. 
 
8.7.1 Protect historic resources from demolition and explore alternatives to demolition. 

 
Allowing an assisted living use with 78 beds to be established within the building is consistent with the 
above policies of the comprehensive plan.  The proposal will allow for adaptive reuse of an historic 
building and provide an accessible housing type to support persons with long-term care needs.     

 

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

With the approval of the requested conditional use permit and variance, the proposal will comply with 
all application regulations of the OR2, High Density Office Residence district. When reviewing 
conditional use permit applications, staff also reviews parking lots for compliance with the applicable 
parking and loading design and maintenance requirements in Chapter 530, Site Plan Review.  The 
existing parking lot is currently paved right up to the public sidewalk along Oakland Avenue.  The area 
between the first parking stall and the public sidewalk is approximately four feet in width.  As a 
condition of approval, this area will need to be landscaped with shrubs that are a minimum of three feet 
in height and 60 percent opaque.  The parking lot will also need to be striped.   
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VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance of the to reduce the vehicle parking requirement from 26 spaces to 8 spaces based on the 
following findings: 
 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

The parking requirement for assisted living is one space for every four beds.  The applicant is proposing 
78 beds, equating to a vehicle parking requirement of 26 spaces.  There are eight existing spaces on site.  
The applicant has requested a variance to reduce the vehicle parking requirement from 26 spaces to 
eight spaces accordingly.   

Practical difficulties exist in complying with the ordinance due to circumstances unique to the property.  
The applicant is proposing adaptive reuse of an historic building with an existing parking lot that only 
contains eight spaces.  The property is currently under interim protection while a designation study is 
conducted.  An expansion of the existing parking lot would not be in keeping with the historic character 
of the site.  The property has consistently been used for higher intensity residential uses, including a 
nursing home and community residential facility, since the 1950’s with the eight parking spaces on site.  
The site is also uniquely situated one block from regular, midday transit service along Franklin Avenue.  
These unique circumstances have not been created by the property owner.   

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

Staff finds that the applicant is proposing to use the property in a reasonable manner consistent with the 
spirit and intent of the ordinance and comprehensive plan. The intent of parking and loading regulations 
are established to recognize the parking and loading needs of uses and structures, to enhance the 
compatibility between parking and loading areas and their surroundings, and to regulate the number, 
design, maintenance, use and location of off-street parking and loading spaces and the driveways and 
aisles that provide access and maneuvering space. The regulations promote flexibility and recognize that 
excessive off-street parking conflicts with the city's policies related to transportation, land use, urban 
design, and sustainability.  While the parking requirement is based on the number of beds, the residents 
in the building will not drive or have vehicles on site.  According to the statement submitted by the 
applicant, there will be a maximum of 12 employees on the site at any one time.   Two Metro Transit 
bus lines with midday service run along Franklin Avenue, which is one block north of the site.  There is 
also a fairly significant amount of on-street parking available along each of the three public streets that 
border the site; Park Avenue, 22nd Street E and Oakland Avenue.  Park Avenue is a dedicated bikeway 
and includes a designated bike lane.  To encourage employees to utilize alternative modes of 
transportation, staff is recommending that the applicant provide a minimum of four bicycle parking 
spaces on site as a condition of approval.   

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

Staff finds that the granting of this variance would not negatively alter the essential character or be 
injurious to the use or enjoyment of other property in the area. The applicant is adaptively reusing an 
historic building with limited parking and alternative forms of transportation are available in the area.  
Ample on-street parking is also available.  As noted above, staff is recommending that bike parking be 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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added to the site as a condition of approval. Staff finds that the proposed variance will not be 
detrimental to the health, safety or welfare of the general public. 

 
RECOMMENDATIONS 

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 assisted living use with 78 beds at the property located at 2200 Park Avenue, 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. A landscaped yard a minimum of four feet in width with planting a minimum of three feet in 
height and 60 percent opaque shall be provided between the parking lot and the public 
sidewalk along Oakland Avenue, in compliance with Section 530.170 of the zoning code.   

3. All parking stalls shall be properly striped in compliance with Section 541.320 of the zoning 
code. 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a variance to reduce the 
vehicle parking requirement from 26 spaces to eight spaces at the property located at 2200 Park 
Avenue, subject to the following conditions: 

 

1. A minimum of four short-term bicycle parking spaces shall be provided on site.  

 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Correspondence 
3. Zoning map 
4. Site plan 
5. Floor Plans 
6. Photos 
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