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CPED STAFF REPORT 
Prepared for the City Planning Commission 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 2502 & 2520 10th Ave S; 902 26th St E; 2500-2550 Chicago Ave; 720 26th St E; 
2525 Elliot Avenue S 

Project Name:  Children’s Minneapolis Master Plan 
Prepared By: Kimberly Holien, Senior City Planner, (612) 673-2402 
Applicant:  Allina Hospitals and Clinics and Children’s Hospitals and Clinics 
Project Contact:   Don Rolf, HDR 
Request:  To allow for the construction of a 6,700 square foot clinic within the footprint 

of the existing Mother Baby Center 
Required Applications: 
Conditional Use 
Permit  To amend a planned unit development (PUD). 

Site Plan Review To allow for the construction of a 6,700 square foot clinic. 

 

SITE DATA 
 
Existing Zoning OR3, Institutional Office Residence District 
Lot Area 469,492 sq. ft. (10.7 acres) 
Ward(s) 6 and 9 
Neighborhood(s) Phillips West and Midtown Phillips 
Designated Future 
Land Use Institutional  

Land Use Features Community Corridor (Chicago Avenue) 
Growth Center 

Small Area Plan(s) Chicago Avenue Corridor Plan 
  

CPC Agenda Item #4 
October 14, 2014 

BZZ-6724 

mailto:kimberly.holien@minneapolismn.gov
http://www.minneapolismn.gov/cped/planning/plans/cped_cacp
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BACKGROUND 
SITE DESCRIPTION AND PRESENT USE. The applicant is proposing to construct a 6,700 
square foot clinic within the existing footprint the Mother Baby Center at 902 26th Street E.  This 
building has a vacant space adjacent to the entrance that is covered by the upper floors but not 
enclosed.  The clinic is proposed within this space.  The clinic would be part of the Children’s Hospital 
campus, which occupies most of the three blocks bound by 25th Street East, 10th Avenue South, 26th 
Street East, and Columbus Avenue South.  It is a planned unit development (PUD). The Mother Baby 
Center, the building that the clinic is proposed within, is 75,000 square feet in area.  The Planned Unit 
Development includes 469,492 square feet of lot area, approximately 312,921square feet of building 
footprint and 690,110 square feet of building area.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD. As noted above, the project is in the 
center of a block on the Children’s Hospital campus, which consists of approximately three blocks 
bound by 25th Street East, 10th Avenue South, 26th Street East, and Columbus Avenue South.  The 
property to the south of the site contains the Abbot Northwestern Hospital Campus.   

PROJECT DESCRIPTION.  The applicant is proposing to construct a 6,700 square foot clinic within 
the existing footprint the Mother Baby Center at 902 26th Street E.  The clinic, to be known as the 
Midwest Fetal Care Clinic, will be established in a void between the parking ramp and the entrance to 
the Mother Baby Center.   The single-story clinic will include four exam rooms, four ultrasound exam 
rooms, four consult rooms, a reception area, physician space, conference room and support areas.   

A PUD is a conditional use in the OR3 district.  For this phase of development, an amendment to the 
conditional use permit is required.  If the amendment is approved, the action must be recorded with 
Hennepin County as required by state law.  Any addition to a non-residential or mixed use building that 
would increase its gross floor area by 1,000 square feet or more requires site plan review.  Also, any 
major changes to a previously approved site plan require an amendment.   

The threshold for requiring a mandatory Environmental Assessment Worksheet (EAW) is 400,000 
square feet of new gross floor area (GFA) within a 5-year period.  The GFA from the proposed 
expansion and the GFA from expansions in the last 5-years equals 81,700 square feet.  Gross floor area 
added as part of the 2007 project is not calculated as that project was approved more than five years 
ago.  Although the proposed clinic would not trigger the EAW, future expansions in the next few years 
would require an EAW if the threshold is met. 

RELATED APPROVALS. In 2011, the City Planning Commission approved an addition for the 
building that the proposed clinic will be located in, between a parking ramp and the hospital over 
vacated Elliot Avenue.  That project included a 4-floor, 75,000 square foot addition on the Children’s 
Hospitals and Clinics campus along with two skyway connections to adjacent properties.  In 2007, the 
Planning Commission approved an expansion of the Children’s Hospitals and Clinics campus, including a 
new parking ramp and ambulatory care center and an addition to the existing hospital building.  Zoning 
enforcement staff conducted a compliance inspection for the 2011 approvals this summer.  All of the 
required improvements from that application have been completed.  A number of other modifications 
and additions to the hospital campus were approved in prior years.   

Planning Case # Application Description Action 
BZZ-5154 and PL-
255 

CUP amendment for PUD; lot 
coverage variance;  impervious 
surface variance; site plan 

4-story, 75,000 
square foot 
building addition 

Approved at June 13, 
2011, meeting of the 
CPC 

http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_283799.pdf
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_283799.pdf
http://www.minneapolismn.gov/meetings/planning/planning-commission_2011_cpc_actions_06-13-112
http://www.minneapolismn.gov/meetings/planning/planning-commission_2011_cpc_actions_06-13-112
http://www.minneapolismn.gov/meetings/planning/planning-commission_2011_cpc_actions_06-13-112
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review, plat 
BZZ-5155 Setback variance for skyway 

connection 
Skyway 
connection  

Approved at June 13, 
2011, meeting of the 
CPC 

BZZ-5156 Setback variance for skyway 
connection 

Skyway 
connection  

Approved at June 13, 
2011, meeting of the 
CPC 

BZZ-4316 CUP amendment for PUD Master sign plan Approved at March 2, 
2009, meeting of the 
CPC 

BZZ-3613 , PL-214, 
VAC-1525 and 
VAC-1526 

Rezoning, Conditional Use 
Permits, Variances, Site Plan 
Review, Plat & Vacations for 
new ambulatory care center 
and parking ramp 

Ambulatory care 
center and parking 
ramp 

Approved by the August 
27, 2007 meeting of the 
CPC 

BZZ-1448  6-floor, 50,000 
square foot 
building addition 
and expansion of 
the parking ramp.  
The approvals 
included a 
variance to 
reduce the 
required front 
yard along 25th 
Street from 15 
feet to 2.5 feet to 
allow the parking 
ramp expansion. 

 

PUBLIC COMMENTS. No correspondence had been received from either neighborhood group as of 
the writing of this staff report.  Any correspondence received prior to the public meeting will be 
forwarded on to the Planning Commission for consideration.  

ANALYSIS 

CONDITIONAL USE PERMIT - PLANNED UNIT DEVELOPMENT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow a third phase of a planned unit development 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. 

Building out space within an existing building on this large hospital campus would not be detrimental 
to the 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. 

http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_273123.pdf
http://www.minneapolismn.gov/meetings/planning/planning-commission_2011_cpc_actions_06-13-112
http://www.minneapolismn.gov/meetings/planning/planning-commission_2011_cpc_actions_06-13-112
http://www.minneapolismn.gov/meetings/planning/planning-commission_2011_cpc_actions_06-13-112
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_281310.pdf
http://www.minneapolismn.gov/meetings/planning/planning-commission_2011_cpc_actions_06-13-112
http://www.minneapolismn.gov/meetings/planning/planning-commission_2011_cpc_actions_06-13-112
http://www.minneapolismn.gov/meetings/planning/planning-commission_2011_cpc_actions_06-13-112
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_280107.pdf
http://www.minneapolismn.gov/meetings/planning/planning-commission_2009_cpc_actions_03-02-09
http://www.minneapolismn.gov/meetings/planning/planning-commission_2009_cpc_actions_03-02-09
http://www.minneapolismn.gov/meetings/planning/planning-commission_2009_cpc_actions_03-02-09
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_257087.pdf
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_257087.pdf
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_257087.pdf
http://www.minneapolismn.gov/meetings/planning/planning-commission_2007_20070827cpc_actions
http://www.minneapolismn.gov/meetings/planning/planning-commission_2007_20070827cpc_actions
http://www.minneapolismn.gov/meetings/planning/planning-commission_2007_20070827cpc_actions
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE
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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 clinic is to be constructed within a void in the existing building footprint, between the 
entrance to the Mother Baby Center and the parking ramp.  The build-out of this space is internal to 
the larger campus and will not have an impact on the development or improvement of surrounding 
properties.   

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be 
provided. 

The site is served by existing infrastructure.  No changes to access roads, drainage or other facilities 
are proposed as part of the project.   

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

Section 527.180 of the zoning code authorizes the city planning commission to determine the 
required amount of off-street parking and loading and bicycle parking for the PUD with the 
provision that the facilities comply with the requirements of Chapter 541, Off-Street Parking and 
Loading.  In determining the minimum and maximum number of off-street parking and loading spaces 
and bicycle parking required, the city planning commission shall consider, but not be limited to, the 
parking and loading and bicycle parking requirements for the individual uses within the planned unit 
development as specified in Chapter 541, Off-Street Parking and Loading, the nature of the uses and 
population served, documentation supplied by the applicant regarding the actual parking and loading 
demand for the proposed use, the potential for shared parking and loading, and the use of 
alternative forms of transportation.   

 
Chapter 541, Off-Street Parking and Loading identifies the following specific parking and loading 
requirements for a hospital: 

 
• Minimum Parking Requirement:  as approved by CUP based on a parking study of the institution, 

but not less than 1 space per 3 beds 
 

• Maximum Parking Requirement:  as approved by CUP based on a parking study of the institution, 
but not more than 1 space per 2 beds 
 

• Bicycle Parking Requirement:  as approved by CUP and that not less than 50 percent of the 
required bicycle parking shall meet the standards for long-term bicycle parking.  All required 
bicycle parking spaces must be accessible without moving another bicycle and its placement shall 
not result in a bicycle obstructing a required walkway. Bicycle racks shall be installed to the 
manufacturer's specifications, including the minimum recommended distance from other 
structures.  In addition, required long-term bicycle parking spaces must be located in enclosed 
and secured or supervised areas providing protection from theft, vandalism and weather and 
shall be accessible to intended users. 
 

• Minimum Loading Requirement:  2 large loading spaces (12 feet wide by 50 feet deep each) + 1 
additional large loading space per additional 300,000 square feet of gross floor area or fraction 
thereof 
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In 2007, a travel demand management plan (TDMP) was completed for the previous phases of 
construction. The applicant updated the TDMP in 2011to gauge the actual demand with the 
construction of the Mother Baby Center addition.  The site had excess parking capacity for peak 
demand at that time.  Current information provided by the applicant indicates that there are a total 
of 2,391 parking spaces in the existing ramps.  The proposed clinic addition is not expected to 
greatly increase the parking demands for the development and the current number of spaces should 
be more than adequate for this 6,700 square foot facility.  Based on the updated campus master 
plan, additional parking may need to be provided to meet parking demand for future expansion 
projects.   

 
Bicycle parking (40 sheltered and secure spaces and 25 racks) was required by the planning 
commission for the previous expansion phases.  Eighteen bike lockers also exist in Ramp 2 and 14 
spaces were constructed as part of the Mother Baby Center addition.  These spaces are directly 
adjacent to the entrance for the proposed clinic.  No additional bicycle parking is required at this 
time. 

 
The TDMP did not analyze the loading needs of the hospital.  However, the hospital would comply 
with the minimum loading requirement of the zoning code.  With 696,810 square feet of GFA, the 
minimum requirement is 4 large spaces.  Four large spaces and two small spaces exist on the 
campus. 

 
No changes to vehicle access or circulation are proposed at this time. 

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 
 
In The Minneapolis Plan for Sustainable Growth, the future land use designation of this site is public 
and institutional.  The site is adjacent to Chicago Avenue, which is designated as a community 
corridor.  It is also within the Wells Fargo/Hospitals growth center.  Specific to the Wells 
Fargo/Hospitals growth center, the plan states: 
 
This area, located just south of Downtown, is home to several large institutional campuses including 
Wells Fargo Home Mortgage, Abbott Northwestern Hospital, and Children’s Hospital.  Although 
these are not contiguous, together they form a large concentration of employment and a cluster of 
supporting uses – such as various other medical clinics and offices. The surrounding area includes a 
mix of residential densities, typical of neighborhoods close to the Downtown core. The character 
and scale of the surrounding area should be factored into any planned expansions of the institutional 
campuses or other complementary high intensity development.  
 
The following principles and policies also apply to this proposal:   
 
Policy 1.15: Support development of Growth Centers as locations for concentration of jobs and 
housing, and supporting services. 

 
1.15.2  Support the intensification of jobs in Growth Centers through employment generating 

development. 
 
1.15.4  Promote the integration of major public and private institutional campuses located in 

Growth Centers, including health care and educational services, with the function and 
character of surrounding areas.  
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Policy 10.13: Work with institutional and public partners to assure that the scale and form of new 
development or expansion will occur in a manner most compatible with the surrounding area. 

 
10.13.1  Concentrate the greatest density and height in the interior of institutional campuses 

with stepped-down building design as it transitions to the neighborhood. 
 
10.13.3  Encourage institutional uses and public buildings and facilities to incorporate 

architectural and site design that is reflective of their civic importance and that identifies 
their role as focal points for the community. 

 
10.13.4  Promote active uses at the ground floor level. 

 
Staff comments:  The proposed project will activate a previously void space in the ground level of the 
Mother Baby Center.  The proposed expansion will help retain medical jobs in this growth center 
and would integrate healthcare services provided by two major hospitals.  As such, the proposed 
development is consistent with these policies of the comprehensive plan. 
 
The site is also within the study area of the Chicago Avenue Corridor Plan.  Regarding the future land 
use, the plan identifies the Children’s Hospital Campus as Public/Institutional.  The plan states that 
the intent is to keep future hospital expansion within these boundaries in order to allow non-
hospital investments – both new development and rehabilitation – to take place on adjacent blocks. 
The proposed project includes building out a void space within the existing building footprint and is 
consistent with this land use recommendation.   

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

is located. 

The proposed development will conform to the applicable regulations upon the approval of the 
conditional use permit and site plan review. 

Findings Required for Planned Unit Developments: 

A. The planned unit development conforms to the applicable standards for alternatives and amenities. 

Minimum required amenity(ies) of 10 points. – Minimum required amenity(ies) – Per section 
527.90(c), planned unit developments approved before August 28, 2009, shall only be required to 
provide amenities for any alternatives requested as a part of an amendment.  The original planned 
unit development for Children’s Hospital predates the current PUD chapter and therefore the 
applicant is only required to provide an amenity(ies) worth five points for any new alternatives that 
are being requested.  No alternatives are requested; therefore no additional amenities are required 
for this phase. 

Placement and number of principal residential structures. – No alternative requested. 

Bulk regulations. – No alternative requested. 

Lot area requirements. – No alternative requested. 

Yards. – No alternative requested. 

On-premise signs. – No alternative requested. 

Off-street parking and loading. – No alternative requested. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH527PLUNDE_ARTIIAUAL.html#MICOOR_TIT20ZOCO_CH527PLUNDE_ARTIIAUAL_527.120ALZOORST
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Phasing plan. – The applicant has updated the Campus Master Plan as part of this application.  
Potential future phases include a 50,000 square foot Outpatient Services facility, a 52,000 square 
foot addition to the Mother Baby Center and an 80,000 square foot addition to the west parking 
ramp.  A timeline for these potential future phases has not been established at this time. 

Amenities provided:  

No new amenities are required as part of this phase of development and none are provided.   
 

B. The planned unit development conforms to the required findings for a planned unit development: 

(1) That the planned unit development complies with all of the requirements and the intent and purpose of 
this chapter. In making such determination, the following shall be given primary consideration: 

 
a. The character of the uses in the proposed planned unit development, including in the case of 

residential uses, the variety of housing types and their relationship to other site elements and to 
surrounding development. 

The principal use of the planned unit development is Children’s Hospital.   The 
proposed clinic, the Midwest Fetal Care Clinic, will complement the adjacent Mother 
Baby Center which was constructed as part of the Planned Unit Development in 2011.  
The 2011 addition combined the healthcare for mothers and babies provided by 
Children’s and Abbott Northwestern Hospital into one facility.   

b. The traffic generation characteristics of the proposed planned unit development in relation to 
street capacity, provision of vehicle access, parking and loading areas, pedestrian access, bicycle 
facilities and availability of transit alternatives. 

See finding 4 above for the conditional use permit.  The proposed addition is not 
expected to contribute to traffic congestion in the public streets.  Adequate provisions 
for off-street vehicle parking, bike parking and loading are provided.  Public transit is 
also available along Chicago Avenue.   

c. The site amenities of the proposed planned unit development, including the location and 
functions of open space, the preservation or restoration of the natural environment or historic 
features, sustainability and urban design. 

No alternatives to any zoning code requirements are required for the project and no 
additional amenities are provided.   

d. The appearance and compatibility of individual buildings and parking areas in the proposed 
planned unit development to other site elements and to surrounding development, including but 
not limited to building scale and massing, microclimate effects of the development, and 
protection of views and corridors. 

The proposed clinic infill will only have one exterior wall, facing the vehicle drop-off 
area and 26th Street to the south.  This south elevation is primarily glass and is 
compatible with the remainder of the building and surrounding development.  There is 
no impact to scale or massing as the proposed clinic will fill in a vacant space within the 
existing building footprint.  As such, the building would not impede any significant public 
view corridors that focus attention on natural or built features, including landmark 
buildings, significant open spaces or water bodies. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH527PLUNDE_ARTVAPAP.html#MICOOR_TIT20ZOCO_CH527PLUNDE_ARTVAPAP_527.260REFI


Department of Community Planning and Economic Development 
BZZ-6724 

 

 

 
8 

e. An appropriate transition area shall be provided between the planned unit development and 
adjacent residential uses or residential zoning that considers landscaping, screening, access to 
light and air, building massing, and applicable policies of the comprehensive plan and adopted 
small area plans. 

The building in which the clinic is proposed is internal to the site.  The subject space is 
between a parking ramp (to the east) and the entrance to the Mother Baby Center (to 
the west).  This clinic build-out will not have any impact on building massing, access to 
light and area or landscaping.  Likewise, the residential uses to the east of the Children’s 
Hospital Campus Planned Unit Development will not be impacted by the project.   

f. The relation of the proposed planned unit development to existing and proposed public 
facilities, including but not limited to provision for stormwater runoff and storage, and 
temporary and permanent erosion control. 

The proposed clinic build-out should not have any impact on stormwater runoff/storage 
or erosion control.  The clinic is proposed in a void space within an existing building 
that is currently 100 percent impervious.    

g. The consideration, where possible, of sustainable building practices during the construction 
phases and the use of deconstruction services and recycling of materials for the demolition 
phase. 

The applicant is encouraged to use sustainable building practices throughout the 
construction process. 

(2) That the planned unit development complies with all of the applicable requirements contained in 
Chapter 598, Land Subdivision Regulations.  

The properties within the PUD have been previously platted.  Most recently, land was added to 
the site as part of PL-255 in 2011.  The proposed clinic will be located on land that is part of the 
existing campus.   

SITE PLAN REVIEW 
The Department of Community Planning and Economic Development has analyzed the application based 
on the required findings and applicable standards in the site plan review chapter: 

1. Conformance to all applicable standards of Chapter 530, Site Plan Review. 

Building Placement and Design –Requires alternative compliance 

• The subject site is zoned OR3 and the minimum front yard setback requirement is 15 feet.  The 
clinic is proposed within an existing building that is setback approximately 140 feet from the 
front lot line.  Alternative compliance is requested. 

• The proposed clinic would be located in the interior of the site within the existing building bulk 
and would have minimal effects on surrounding property.     

• The proposed clinic would have a principal entrance facing 26th Street.  This entrance is existing 
and will not be altered as part of the expansion. 

• A plaza with seating and landscaping is located between the building and E 26th Street. 
• Although recessed from the adjacent streets, the main entrance is oriented to 26th Street.   

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH530SIPLRE.html#TOPTITLE
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• The proposed building walls would contain architectural details and windows to create visual 
interest and to increase the security of the adjacent outdoor spaces by maximizing natural 
surveillance and visibility. 

• The clinic is proposed to be established in an existing building that contains architectural 
elements and recesses and projections to divide the building into smaller identifiable sections. 

• The north and west elevations each contain sections of blank wall that exceed 25 feet in length.  
Alternative compliance is requested.   

• The primary exterior materials on the north, south and east elevations are glass and stucco, 
which are durable materials.  The applicant is proposing EIFS on the east elevation.  EIFS is not 
considered a durable material.  Alternative compliance is requested.   

• All sides of the building would be compatible and similar to each other.  With the exception of 
the south elevation, the building walls face other buildings on the interior of the site and are not 
visible.   

• Plain face concrete block is not proposed as an exterior material. 
• To emphasize its importance, the principal entrance is defined by a curtain wall and is sheltered 

by the upper floor. 
• The proposed amount of window area on the street facing building elevation would greatly 

exceed the minimum window area requirements, as shown in Table 1 below.  The entire 
south-facing elevation is glass.  The windows would be vertically proportioned and distributed in 
an even manner.  The bottom of the ground floor windows would all be within 4 feet of the 
adjacent grade.   

• The entire south-facing elevation, facing the public street, contains active functions.   
• No change to the roofline is proposed.  The subject building has a flat roof, which is similar to 

surrounding buildings. 

Table 1. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk, 
Pathway, or On-Site Parking 

 Code Requirement Proposed 
1st Floor 30% minimum 60 sq. ft. 100% 200 sq. ft. 

2nd Floor and Above  N/A N/A N/A N/A 

Access and Circulation – Meets requirements  

• The clinic entrance opens directly on to a plaza space in front of the building.  A sidewalk 
connection from this space to 26th Street E and Chicago Avenue also exists on site.   

• The site is not adjacent to a transit stop. 
• No changes to vehicle access or facilities are proposed for this phase of the PUD. 
• The applicant is not proposing any modifications to the amount of impervious surface on site.  

Variances to exceed the maximum amount of impervious surface on site were approved in 2007 
and 2011 for the planned unit development.   

Landscaping and Screening – Meets requirements 

• The overall composition and location of the proposed landscaped areas complement scale of 
development and its surroundings.   

• The general landscaping requirements are described in Table 2 below.  Approximately 43 
percent of the net lot area would be landscaped.  The existing site conditions include canopy 
trees and shrubs that exceed the minimum requirements.  No landscaping would be removed 
with the construction of the addition and no changes are proposed to the previously approved 
landscaping plan. 
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• All other areas not occupied by the building, sidewalks, walkways or driveways are landscaped 
with ornamental trees, shrubs and turf grass. 

• Installation and maintenance of all landscape materials will need to comply with sections 530.200 
and 530.210. 

Table 2. Landscaping and Screening Requirements 
 Code Requirement Proposed 
Lot Area -- 469,492 sq. ft. 
Building footprint 
(including the below 
grade parking garage) 

-- 312,921 sq. ft. 

Remaining Lot Area -- 156,571 sq. ft. 
Landscaping  31,314 sq. ft. 72,464 sq. ft. 
Canopy Trees (1: 500 
sq. ft.) 63 trees 164 trees 

Shrubs (1: 100 sq. ft.) 313 shrubs 586 shrubs 

Additional Standards – Meets requirements  

• Establishing a clinic within the footprint of the existing building will not have any impact on 
public view corridors.   

• Establishing a clinic within the bulk of the existing building will not have any shadowing impacts 
on adjacent public spaces or properties. 

• The proposed clinic build-out will not have any impact on wind currents at ground level. 
• The site includes crime prevention design elements.  The clinic would increase the amount of 

glazing on the south elevation to allow opportunities to observe adjacent spaces.  Pedestrian 
level lighting already exists near the principal entrance.  Landscaping, walkways and lighting 
would be used to guide people through the site.   

• No buildings are proposed to be demolished. 

2. Conformance with all applicable regulations of the zoning ordinance. 

A PUD is a conditional use in the OR3 District.  A clinic is a permitted use in the OR3 District.   

Off-street Parking and Loading – Meets requirements 

• Parking for this planned unit development is as determined by the conditional use permit.  
Please refer to the conditional use permit section of this report for the specific parking 
information.   

Building Bulk and Height – Meets requirements 

• The clinic is proposed within an existing building that meets the building bulk and height 
requirements, as illustrated below.   
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Table 4. Building Bulk and Height Requirements 
 Code Requirement Proposed 
Lot Area 1 acre 469,492 square feet (10.7 acres) 
Gross Floor Area 
(GFA) -- 696,810 sq. ft. 

Minimum Floor 
Area Ratio 
(GFA/Lot Area) 

 
N/A 

 
1.48 

Maximum FAR 3.5 
Maximum Building 
Height 

6 stories or 84 feet, 
whichever is less 

1 stories and 16.5 ft.  

 
Lot Requirements – Meets requirements 
 

• The minimum lot area requirement for a PUD is one acre.  The subject site is 469,492 square 
feet (10.7 acres) in area.   

Yard Requirements – Meets requirements 

• The only applicable yard requirement for this build-out is the front yard along 26th Avenue.  The 
minimum front yard setback in the OR3 district is 15 feet and the front building wall would be 
140 feet from the front lot line.   

Signs – Meets requirements 

• The applicant has proposed to utilize a vacant space on the existing monument sign.  No 
additional signage is proposed at this time. 

Refuse Screening – Meets requirements 

• Refuse and recycling storage containers are required to be enclosed on all four sides by 
screening compatible with the principal structure not less than two feet higher than the refuse 
container or shall be otherwise effectively screened from the street, adjacent residential uses 
located in a residence or office residence district and adjacent permitted or conditional 
residential uses.  The refuse containers are located within the buildings. 

Screening of Mechanical Equipment – Meets requirements  

• All mechanical equipment is required to be arranged so as to minimize visual impact by using 
screening and must comply with Chapter 535 and district requirements.  Existing mechanical 
equipment is adequately screened.  No new mechanical equipment is proposed as part of this 
ground-level clinic.   

Lighting – Meets requirements  

• Lighting must comply with Chapter 535 and Chapter 541 of the zoning code.  No additional 
lighting is proposed at this time.  Pedestrian scale lighting has previously been installed in front of 
the proposed clinic location.  Downcast canopy lighting has also been previously installed in this 
general location. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR_535.70SCMEEQ
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST.html#MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST_535.590LI
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH541OREPALO_ARTVIIPAARDEMA.html#MICOOR_TIT20ZOCO_CH541OREPALO_ARTVIIPAARDEMA_541.340LI


Department of Community Planning and Economic Development 
BZZ-6724 

 

 

 
12 

Impervious Surface Area – Meets requirements 

• Not more than 85 percent of a zoning lot in the OR3 district can be impervious surfaces.  In 
2007, a variance was approved to increase the amount of allowed impervious surface to 86.2 
percent.  A variance to further increase the amount of impervious surface to 86.7 percent was 
approved in 2011.  The proposed clinic will be located in a void space beneath an existing 
building and will not result in any increase to impervious surfaces. 

Specific Development Standards – Meets requirements 

• The development standards for hospitals state that all new hospitals and expansions of existing 
hospitals shall submit a master development plan that describes proposed physical development 
for a period of five years and a period from five to ten years and shall include a description of 
proposed development phases and plans, including development priorities, the probable 
sequence for proposed development, estimated dates of construction, and anticipated interim 
use of property waiting to be developed.  An updated master development plan has been 
submitted that shows three potential future projects. Potential future phases include a 50,000 
square foot Outpatient Services facility, a 52,000 square foot addition to the Mother Baby 
Center and a, 80,000 square foot addition to the west parking ramp.  A timeline for these 
potential future phases has not been established at this time.  Said plan is attached for 
reference.   

3. Conformance with the applicable policies of The Minneapolis Plan for Sustainable Growth. 

Please see the conditional use permit section of this staff report.  

4. Conformance with applicable development plans or objectives adopted by the City 
Council. 

Please see the conditional use permit section of this staff report. 

5. Alternative compliance. 

The Planning Commission or zoning administrator may approve alternatives to any site plan review 
requirement upon finding that project meets one of three criteria required for alternative compliance. 
Alternative compliance is requested for the following requirements: 
 

• Building Placement. The first floor building wall is required to be located not more than 8 
feet from the lot lines adjacent to each street, except where a greater setback is required.  The 
site is zoned OR3 and a minimum front yard setback of 15 feet is required.  The existing building 
is setback approximately 140 feet from the front lot line adjacent to 26th Street.  Therefore, the 
front wall of the proposed clinic is also setback 140 feet from the front lot line.  Staff 
recommends granting alternative compliance given the existing conditions on site and the fact 
that the applicant is constructing the clinic within a void space in the existing building.   
 

• Blank walls. The north and west elevations each contain sections of blank wall that exceed 25 
feet in length.  Neither of these walls is visible from the remainder of the development as they 
face the interior of the site directly abutting other buildings.  As such, staff recommends granting 
alternative compliance to allow blank walls in excess of 25 feet.   

 
• Durable materials.  The applicant is proposing to use EIFS as the primary exterior material on 

the west elevation.  While this elevation will be interior to the site and face the adjacent parking 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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ramp, staff does not recommend granting alternative compliance due to concerns about 
durability and longevity.  As a condition of approval, the primary exterior material for the west 
elevation shall be stucco to match the north and east elevations.   

 
RECOMMENDATIONS 

Recommendation of the Department of Community Planning and Economic Development 
for the Conditional Use Permit for a Planned Unit Development: 

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 
for a planned unit development to allow a 6,700 square foot clinic for the properties located at 2502 & 
2520 10th Ave S; 902 26th St E; 2500-2550 Chicago Ave; 720 26th St E; 2525 Elliot Avenue S, 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. 

Recommendation of the Department of Community Planning and Economic Development 
for the Site Plan Review: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the site plan review application to allow a 
6,700 square foot clinic for the properties located at 2502 & 2520 10th Ave S; 902 26th St E; 2500-2550 
Chicago Ave; 720 26th St E; 2525 Elliot Avenue S, subject to the following conditions: 

1. EIFS shall not be allowed as an exterior material per Section 530.120 of the zoning code.  
The west elevation shall be revised to include stucco as the primary exterior material, 
matching the north and east elevations.   

2. Signage shall comply with the applicable requirements of Chapter 543 of the zoning code 
and the previously approved master sign plan. 

3. Department of Community Planning and Economic Development staff review and approval 
of the final building elevations, floor, site, plaza, lighting and landscape plans.  

4. Site improvements required by Chapter 530 or by the City Planning Commission shall be 
completed by October 14, 2016, unless extended by the Zoning Administrator, or the 
permit may be revoked for non-compliance. 

 
ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Notification to neighborhood groups and City Council offices 
3. Zoning map 
4. Civil drawings 
5. Site Plan 
6. Floor plans 
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7. Building elevations 
8. Renderings 
9. Updated Master Plan 
10. Photos 
11. Correspondence 

 

 



 

hdrinc.com  

 444 Cedar Street Suite1900 St.Paul, MN 

 T 612-524-6000     F 612-524-6001 

 

August 26, 2014 

 

Janelle Widmeier 

Senior City Planner, Department of Community Planning Economic Development 

City of Minneapolis 

250 South 4
th
 Street – Room 300 

Minneapolis, MN 55415-1316 

 

RE:  Statement of Proposed Use 

 Children’s Hospitals and Clinics of Minnesota 

 Minneapolis Campus 

 2525 Chicago Ave. south Minneapolis, MN 55404 

  

Dear Janelle: 

The following is a Statement of Proposed Use for the project listed above. 

 
Project Description as shown in the attached “Master Plan Aerial Document”: 
 
CURRENT PROJECT (to be completed this year, 2014); 

1. MIDWEST FETAL CARE CLINIC - The project consists of a new 6,700 s.f. single level 

clinic build-out to be constructed within the existing Mother Baby Center building foot 

print. The MWFCC program consists of (4) Exam rooms, (4) Ultra-sound exam rooms, (4) 

Consult rooms, Reception/Waiting space, Physician and staff collaboration, conference 

room and support areas. 

POTENTIAL FUTURE PROJECTS (not listed in any specific order of completion); 
2. OUTPATIENT SERVICES / CLINIC / PARKING – The project consists of an estimated  

50,000 s.f. building potentially offering the following services; Pediatric Outpatient clinic 

with walk in services, Pediatric Urgent care with walk in services, Administrative office 

space, Pediatric Research center, Parking. 

3. VERTICAL EXPANSION OF THE MOTHER BABY CENTER - The project consists of 

adding two additional floors totaling an estimated 52,000 s.f. and will offer similar services 

as the existing Mother Baby Center. 

4. VERTICAL EXPANSION OF THE WEST PARKING RAMP - The project consists of 

adding two additional levels of parking totaling an estimated 80,000 s.f.  

Sincerely, 

 

Don Rolf, AIA 

Project Manager 
612-524-6000 





 
 

 

September 29, 2014 
 
Project:  Allina / Children’s JVP  
  Midwest Fetal Care Clinic (MWFCC) 
  902 East 26th street Minneapolis, MN 55404 
  Children’s Hospital Minneapolis Campus 
 
RE:   Conditional Use Permit findings; 

A written statement by the applicant which addresses the following required 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. 
The proposed updates to the existing PUD is consistent with the current Hospital and 
Medical Campus use and will not be detrimental to or endanger the public health, safety, 
comfort or general welfare 
 

(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 updates to the existing PUD is consistent with the current Hospital and 
Medical Campus use and 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.  
 
Phase 1 improvements include a clinic build-out that is tucked under the existing Mother 
Baby Center building utilizing the existing footprint and amenities.  
 

(3) Adequate utilities, access roads, drainage, necessary facilities or other measures, have 
been or will be provided. 

The proposed updates to the existing PUD are consistent with the surrounding areas and 
will utilize the current utilities, access roads and drainage elements. 
 

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

Vehicles accessing this area will utilize the existing roadways, parking lots and parking 
structures. 
 

(5) The conditional use is consistent with the applicable policies of the comprehensive plan. 
The proposed updates to the existing PUD are consistent with the policies of the 
comprehensive plan. 
 

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

The proposed updates to the existing PUD is consistent with the current Hospital and 
Medical Campus use which conform to the regulations of the district  
 
Don Rolf, AIA 
Project Manager 
HDR, Inc. 
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August 8, 2014 

 

Ms. Crystal Trutnau Windschitl, Executive Director 

Phillips West Neighborhood Organization 

2400 Park Av. So. #240 

Minneapolis, MN 55404 

 

RE:  Statement of Proposed Use 

 Allina / Children’s JVP  

 Midwest Fetal Care Clinic (MWFCC) 

 902 East 26
th
 street Minneapolis, MN 55404 

 Children’s Hospital Minneapolis Campus 

 

Dear Ms. Trutnau Windschitl: 

 

As a requirement of the City of Minneapolis General Land Use Application form, this letter is to 

inform you of future projects that will be constructed at the site mentioned above. 

 

Project Description as shown in the attached “Master Plan Aerial Document”: 

 

CURRENT PROJECT (to be completed this year, 2014); 

1. MIDWEST FETAL CARE CLINIC - The project consists of a new 6,700 s.f. single level 

clinic build-out to be constructed within the existing Mother Baby Center building foot 

print. The MWFCC program consists of (4) Exam rooms, (4) Ultra-sound exam rooms, (4) 

Consult rooms, Reception/Waiting space, Physician and staff collaboration, conference 

room and support areas. 

POTENTIAL FUTURE PROJECTS (not listed in any specific order of completion); 

2. OUTPATIENT SERVICES / CLINIC / PARKING – The project consists of an estimated  

50,000 s.f. building offering the following services; Pediatric Outpatient clinic with walk in 

services, Pediatric Urgent care with walk in services, Administrative office space, Pediatric 

Research center, Parking. 

3. VERTICAL EXPANSION OF THE MOTHER BABY CENTER - The project consists of 

adding two additional floors totaling an estimated 52,000 s.f. and will offer similar services 

as the existing Mother Baby Center. 

4. VERTICAL EXPANSION OF THE WEST PARKING RAMP - The project consists of 

adding two additional levels of parking totaling an estimated 80,000 s.f.  

 

 

Sincerely, 

 

Don Rolf, AIA 

Project Manager 

612-524-6000 
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August 8, 2014 

 

Mr. Abdi Warsame 

Minneapolis City Council-Ward 6 

350 S. 5th St., Room 307 

Minneapolis, MN 55415 

 

RE:  Statement of Proposed Use 

 Allina / Children’s JVP  

 Midwest Fetal Care Clinic (MWFCC) 

 902 East 26
th
 street Minneapolis, MN 55404 

 Children’s Hospital Minneapolis Campus 

 

Dear Mr. Warsame: 

 

As a requirement of the City of Minneapolis General Land Use Application form, this letter is to 

inform you of future projects that will be constructed at the site mentioned above. 

 

Project Description as shown in the attached “Master Plan Aerial Document”: 

 

CURRENT PROJECT (to be completed this year, 2014); 

1. MIDWEST FETAL CARE CLINIC - The project consists of a new 6,700 s.f. single level 

clinic build-out to be constructed within the existing Mother Baby Center building foot 

print. The MWFCC program consists of (4) Exam rooms, (4) Ultra-sound exam rooms, (4) 

Consult rooms, Reception/Waiting space, Physician and staff collaboration, conference 

room and support areas. 

POTENTIAL FUTURE PROJECTS (not listed in any specific order of completion); 

2. OUTPATIENT SERVICES / CLINIC / PARKING – The project consists of an estimated  

50,000 s.f. building offering the following services; Pediatric Outpatient clinic with walk in 

services, Pediatric Urgent care with walk in services, Administrative office space, Pediatric 

Research center, Parking. 

3. VERTICAL EXPANSION OF THE MOTHER BABY CENTER - The project consists of 

adding two additional floors totaling an estimated 52,000 s.f. and will offer similar services 

as the existing Mother Baby Center. 

4. VERTICAL EXPANSION OF THE WEST PARKING RAMP - The project consists of 

adding two additional levels of parking totaling an estimated 80,000 s.f.  

 

 

Sincerely, 

 

Don Rolf, AIA 

Project Manager 

612-524-6000 
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August 8, 2014 

 

Ms. Alondra Cano 

Minneapolis City Council-Ward 9 

350 S. 5th St., Room 307 

Minneapolis, MN 55415 

 

RE:  Statement of Proposed Use 

 Allina / Children’s JVP  

 Midwest Fetal Care Clinic (MWFCC) 

 902 East 26
th
 street Minneapolis, MN 55404 

 Children’s Hospital Minneapolis Campus 

 

Dear Ms. Cano: 

 

As a requirement of the City of Minneapolis General Land Use Application form, this letter is to 

inform you of future projects that will be constructed at the site mentioned above. 

 

Project Description as shown in the attached “Master Plan Aerial Document”: 

 

CURRENT PROJECT (to be completed this year, 2014); 

1. MIDWEST FETAL CARE CLINIC - The project consists of a new 6,700 s.f. single level 

clinic build-out to be constructed within the existing Mother Baby Center building foot 

print. The MWFCC program consists of (4) Exam rooms, (4) Ultra-sound exam rooms, (4) 

Consult rooms, Reception/Waiting space, Physician and staff collaboration, conference 

room and support areas. 

POTENTIAL FUTURE PROJECTS (not listed in any specific order of completion); 

2. OUTPATIENT SERVICES / CLINIC / PARKING – The project consists of an estimated  

50,000 s.f. building offering the following services; Pediatric Outpatient clinic with walk in 

services, Pediatric Urgent care with walk in services, Administrative office space, Pediatric 

Research center, Parking. 

3. VERTICAL EXPANSION OF THE MOTHER BABY CENTER - The project consists of 

adding two additional floors totaling an estimated 52,000 s.f. and will offer similar services 

as the existing Mother Baby Center. 

4. VERTICAL EXPANSION OF THE WEST PARKING RAMP - The project consists of 

adding two additional levels of parking totaling an estimated 80,000 s.f.  

 

 

Sincerely, 

 

Don Rolf, AIA 

Project Manager 

612-524-6000 
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August 8, 2014 

 

Midtown Phillips Neighborhood Association, Inc. 

Minneapolis, MN  

midtownphillips@gmail.com 

 

RE:  Statement of Proposed Use 

 Children’s Hospitals and Clinics of Minnesota 

 Minneapolis Campus 

 2525 Chicago Ave. south Minneapolis, MN 55404 

  

To whom it may concern: 

As a requirement of the City of Minneapolis General Land Use Application form, this letter is to 

inform you of future projects that will be constructed at the site mentioned above. 

 
Project Description as shown in the attached “Master Plan Aerial Document”: 
 
CURRENT PROJECT (to be completed this year, 2014); 

1. MIDWEST FETAL CARE CLINIC - The project consists of a new 6,700 s.f. single level 

clinic build-out to be constructed within the existing Mother Baby Center building foot 

print. The MWFCC program consists of (4) Exam rooms, (4) Ultra-sound exam rooms, (4) 

Consult rooms, Reception/Waiting space, Physician and staff collaboration, conference 

room and support areas. 

POTENTIAL FUTURE PROJECTS (not listed in any specific order of completion); 
2. OUTPATIENT SERVICES / CLINIC / PARKING – The project consists of an estimated  

50,000 s.f. building offering the following services; Pediatric Outpatient clinic with walk in 

services, Pediatric Urgent care with walk in services, Administrative office space, Pediatric 

Research center, Parking. 

3. VERTICAL EXPANSION OF THE MOTHER BABY CENTER - The project consists of 

adding two additional floors totaling an estimated 52,000 s.f. and will offer similar services 

as the existing Mother Baby Center. 

4. VERTICAL EXPANSION OF THE WEST PARKING RAMP - The project consists of 

adding two additional levels of parking totaling an estimated 80,000 s.f.  

 

Sincerely, 

 

Don Rolf, AIA 

Project Manager 

612-524-6000 

mailto:midtownphillips@gmail.com
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From: Mark Casagrande, MA, LADC
To: Holien, Kimberly
Subject: Public Hearing on 10/14 Regarding Allina and Children"s
Date: Tuesday, September 30, 2014 10:05:36 AM
Attachments: image001.png

Dear Kimberly,
On behalf of Park Avenue Center located at 2525 Park Avenue, we support the proposed
development. If you have any questions or need further information, do not hesitate to contact me.
Thanks!
Mark
 
Mark Casagrande, MA, LADC
Executive Director
 

 
Men’s Programs      Women’s Programs
2318 Park Ave. S.    2525 Park Ave. S.
Mpls.,  MN 55404    Mpls.,  MN 55404
612-871-7443         612-871-7443

 

mailto:mcasagrande@parktx.com
mailto:Kimberly.Holien@minneapolismn.gov
http://www.parkavenuecenter.com/
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