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Minneapolis
City of Lakes
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 To allow an assisted living use in the OR2, High-density Office Residence

Permit District.

Variance ;I';;:Sduce the minimum vehicle parking requirement from 26 spaces to eight

SITE DATA

OR2, High-density Office Residence District

Existing Zoning 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 VWest Master Land Use Plan

Date Application Deemed Complete | February 12, 2014 Date Extension Letter Sent N/A

End of 60-Day Decision Period April 13,2014 End of 120-Day Decision Period | N/A



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 2274 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 I8 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

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:

I. 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 I.l1: 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.
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I.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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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:

I. 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, 224 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
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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:

I. 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:

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

ATTACHMENTS

Written description and findings submitted by applicant

l.

2. Correspondence
3. Zoning map

4. Site plan

5. Floor Plans

6. Photos



Amazing Love, LLC

5724 Bass Lake Road, Crystal, MN 55429

Tel: 763-561-3434 Fax: 763-561-3636

Email: amazinglovellc@aol.com

City of Minneapolis

Community Planning & Economic Develop
Development Services Division

250 South 4" Street, Room 300

Minneapolis, MN 55415-1316

01/21/2014

ment

Proposed Use for 2200 Park Avenue South, MN 55404

Amazing Love, LLC is a full-fledged health care provider licensed by the Minnesota Department
of Health as a Class A and a Class F provider. We provide both assisted living services and home

health care to the community. Some of th

e Skilled Nursing Services
e Physical Therapy

e Vent Care

¢ Home Health Care

The property will comprise of both office
vulnerable adults. It will have amenities su
room, spirituality/meditation room and ca

When fully functional, the staff strength w

. This comprises of:

b services we provide are:

space and a 78-bed assisted living facility for
ch as recreational rooms, conference room, fitness
unseling rooms.

ill be about 18.

e An in-house Psychiatrist to provide inpatient and outpatient services to our clients in the

facility and our other locations.



e A Therapist/Psychologist
e 2 Registered Nurses

e Nutritionist

e 2 Cooks

e Human Resources Officer

e 10 Nursing Assistants. They will be working rotating shifts. There will be 4-6 Nursing
Assistants per shift.

Attached are copies of our licenses and brqchure.

Yemmy Osonowo

Administrator




YORKSHIRE MANOR HISTORY
"THE STORY OF A HOUSE---2200 PARK AVENUE"

In 1670 the city of Minneapolis had neached @ popelation of 14,000, Just one yeax

befone, in 1669, 33-ycar ofd Sumnex T. MeKnight came 2o linnesota grom Tuuixton, NV, .
He became Lnvolved in the Lumben business and settfed in Minneapolis, nesiding at
97 Souzh 10xh Street. By this time, 1880, Zhe city had nipled in size and claimed
47,000 nesdidents. Nicoller Avenue was Lined wizh the mansions 0f prominent citizens.’
. The {inst deed neconded on the properiy was in 1877 when Salfy Farrand Montey

s0fd 2700 Park 2o Geonge Menniam. He gave his name o zthe genenal Emm in South
Minneapelis s2i88 called the Geonge Mewiom Addition. gt asl

Sumnen T. MeKndghZ, by then president of the Northwest Lumber Co., perhaps
felt Zhe pressunes of the growing city which numbered 165,000 in 1597, He puachased
Zhe preperiy az 2200 Paxk fon $20, 000 grom Geosge Mewsiam, - 0 | )

In July 189) building pewnits wene taken out 104 a 50'X80" §oundation with
a grame deeliding. [Cosz; $2,500) The gollowing Mzy, 1892, a peamdit uns granted fon
Zhe sZone vencer dwelling. (Cosi; $30,000) Lt e e s SR T

Permaps becawse of Zhe fack 0f elty bulldirg codes, certain conditions could
be made as to use of propesiy. Ma. McKnight was tound 2o the pollowing stipulations
as Zo Lhe use of his new preperty: .

I. The propeszy could be wsed as a private residerice ondy.

Z. The dwelling musz be 75 feet faom Park Avenue.

3. Resddence mus? be dacing Path Avenwe (meaning Living rooms must be facing

Parh Avenue, buz entrance should be on 27nd Sireel]. .

4. Additionad conditions wene sed up negarding oul-buildings and thein Location,
. The heuse comploted in 18693, was dedLgned by anchitect Chziles Soduick. He is
also nesponsible (er Zhe old YHCA, UnlvernsLly of Minncseta Libaany, ofd Dayion Co.,
Beutell's, Westmindszer Presbytonian Chunch, and Andxew Presbuzeian Church.

The hewse uns fineprocied by foun inches of cement {n every {Loox. The base-

-

mowl had an enclosune tha? weeld make a bomb shefzox fon at Lenst 15 memsons. The

Cwalls and cedling dn the eneloswute ane 0f slone and 3 {feet thick. 1% also siates

Anoa 1951 Minacapelds Taibune asticle that hain from The zails and manes of
20,000 hexses wes used as Lnsulation. _

In 1935 peumdsedon was granted by oity pfamncws fo allow 2he ouse Lo be used
as a puvaze scheol, Nonzhwesz College of Speecn Arts. The house was on Lhe verge
cf bedy dismantled when the city saved zhe Landmzxh.

Whan L& was acld in 1950 and became a nest heme, Zhe updating of heating and
plumting became necedsary. A dumbwaiier was {nsizilfed in 1958, an exhausit fan 4n
1960, kiichen nemodeling din 1961. In 1963 the batn was azzed [$600), elfevatons
installed ($13,000), and an addition construcied [$743,000) to create a contem-
porasy nitsing home. : -

2200 Park Avenwe {8 pres ently known as Yorkshine Manon., 1% provides quality
care for §4 nesddonts. - ‘

The above article was Acseanched and wiitien by Shivley Russell, Volunteer.




Stallion Properties LLC

5724 Bass Lake Road, Crystal, MN 55429
Tel: 763-923-9413 Fax: 763-561-0104
City of Minneapolis
Community Planning & Economic Development
Development Services Division
250 South 4™ Street, Room 300
Minneapolis, MN 55415-1316
01/21/2014

RE: Variance for 2200 Park Avenue South, MIN 55404

We hereby request for variance for hard surfacing parking for the property mentioned above.

We are requesting for eighteen (18) additional parking spaces in addition to the eight (8)
parking spaces already existing on the property. This brings the total parking spaces to twenty
six (26).

e The property was previously an 84-bed nursing home. Parking regulations at that time
are different from what exists at present.
It was most recently used as a 32-bed rehabilitation care facility and because of its
use, the available parking spaces were adequate.
The additional parking is required to accommodate the parking needs of our staff.

e The proposed use of the property will be in a reasonable manner by ensuring that the
spirit and intent of the ordinance and comprehensive plan are kept.

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



Traffic congestion in public streets will be minimal since staff will be working rotating
shift and there are plenty of parking spaces on the property to accommodate staff’s
needs.

- Ye%

Executive Director



Stallion Properties LLC

5724 Bass Lake Road, Crystal, MN 55429
Tel: 763-923-9413 Fax; 763-561-0104

Email: stallionpropertiesl@gmail.com

Phillips West Neighborhood Organization
2400 Park Avenue S. #240

Minneapolis, MN 55404

11/12/2013

RE: Conditional Use Permit for 2200 Park Avenue South, MN 55404

We hereby request for Conditional Use Permit for the property mentioned above.

We are proposing to use the property as both office space and assisted living facility for
vulnerable adults.

e The property was previously used as a nursing home. The operation of the conditional
use will therefore not be detrimental to public health, safety or welfare. It will provide
needed service to the community and the neighborhood as a whole.

e The property has been empty for one year and becoming detraction in the
neighborhood. The conditional use of the property is an added value to the
neighborhood without impeding the normal and orderly improvement of surrounding
properties. It will also minimize opportunities for vandalism and transience.

e Existing utilities, access roads, drainage and necessary facilities are sufficient and
adequate.

e Traffic congestion in public streets will be minimal since staff will be working rotating
shifts and there are plenty of parking spaces on the property to accommodate staff’s
needs. The residents of the proposed use of the property do not have vehicles and do
not drive.

e The conditional use of the property is for a health care facility which will promote the
integration of major public and private institutions in the city. It will preserve the
stability and diversity of the city’s neighborhood while allowing for increased density in
order to attract and retain long-term residents and business. It will also support the



development of neighborhood businesses by bringing more jobs and housing to the
community.

emmy Osondwo

Executive Director



re: hearing of 2200 Park Ave

Jim & Kathy Abens <jkabens@charter.net=

@& You replied to this message on 3/13/2014 5:59 AM.,

ent:  Wed 3/12/2014 821 PM

Huolien, Kimberly
Matt Abens

We own the property at 2209 and 2211 Portland Ave. We support the land use application for an assisted living facility at the

address of 2200 Park Ave. It would benefit the neighborhood greatly to have that empty building be open and functioning as
an assisted living facility.

Please register our comments with the Planning Commission or Depariment. Thank you.

James and Kathy Abens ( trustees for Abens- Olson Chiropractic 401; owner of 2211 Portland Ave) Home address: Eau
Claire

W1, phone 715-
832-4446

Matthew Abens ( owner/resident of 2209 and rental manager for 2211 Portland Ave) , Home Address: 2209 Portland
Ave, phone 715-456-6471
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