
Department of Community Planning and Economic Development – Planning Division 
Conditional Use Permit 

BZZ-5772 
 
Date: October 15, 2012 
 
Applicant: Minnehaha United Methodist Church 
 
Address of Property: 3701 50th Street East 
 
Project Name: Mandala Montessori 
 
Contact Person and Phone: David Graham, (612) 607-7317 
 
Planning Staff and Phone: Joe Bernard, (612) 673-2422 
 
Date Application Deemed Complete: September 11, 2012 
 
End of 60-Day Decision Period: November 11, 2012 
 
Ward: 12 Neighborhood Organization: Minnehaha (Nokomis East Neighborhood Association) 
 
Existing Zoning: R1A Single-family District, AP Airport Overlay District 
 
Proposed Zoning: Not applicable 
 
Legal Description: Not applicable 
 
Proposed Use: Preschool 
 
Concurrent Review: 
 Conditional Use Permit to establish a Preschool 

Variance to reduce the parking requirement from two (2) off street spaces and two (2) drop off 
spaces to zero (0) off street spaces and two (2) drop off spaces 

 
Applicable zoning code provisions: 
Chapter 525, Article VII, Conditional Use Permits and Chapter 525, Article IX, Variances, specifically 
Section 525.520(6) “to vary the applicable minimum and maximum number of required off-street 
parking, stacking or loading spaces”. 
 
Background: The applicant seeks to establish a Preschool in an existing structure used primarily as a 
place of assembly at 3701 50th Street East. A conditional use permit is required to establish a Preschool 
in the R1A Single-family District. As part of this application, the applicant also seeks to reduce the 
parking requirement for the Preschool. The applicant requests a reduction from two (2) required off 
street spaces to zero (0) off street spaces. 
 



Minneapolis City Planning Division Report 
BZZ - 5772 

 - 2 - 

The minimum parking requirement for a Preschool is “1 space per 2 employees + 2 drop off spaces 
(either off-street or on-street by permission of the city engineer).” Preschool attendance is proposed to 
not exceed 18 students served by 2-3 employees. This results in a requirement of 2 drop off parking 
spaces and two off-street employee spaces. The applicant proposes meeting the drop off space 
requirement by using existing on-street parking in front of the property on 37th Avenue South. Existing 
signage already limits parking in this location during church services. These spaces will be signed with 
15 minute parking maximums pending final approval from the city engineer. 
 
The existing primary use of the site is as a place of assembly. The proposed location of the Preschool is 
in an existing single room in the southeast corner of the first floor of the building. This room is currently 
programed for short term daycare services that are provided to congregation members primarily on 
weekends during church services. Classes at the proposed Preschool would run from 7:30 a.m. to 5:30 
p.m. Monday through Friday. 
 
No major alterations to the structure are proposed as part of this application. Minor changes to building 
systems are required as part of the occupancy standards for a Preschool. These alterations include an 
updated fire suppression system, a sidewalk connecting a fire exit to the alley, and a fenced in play area 
that is a minimum of 1,500 square feet. The applicant proposes locating the play area adjacent to the 
classroom space on the southeast portion of the property. The play equipment cannot be located in the 
required interior side yard or rear yard setbacks. 
 
While the subject site is located primarily within a single-family neighborhood and is immediately 
adjacent to single-family residences, several multiple-family properties are within a few blocks of the 
site. The church is also just 3 blocks from the neighborhood commercial node at 34th Avenue South and 
50th Street East and both Minnehaha Creek and the 50th Street Hiawatha LRT station are in close 
proximity. 
 
As of the writing of this report, staff has not received any correspondence from the neighborhood group. 
Several comments have been received from neighboring residents that mainly address issues of 
automobile circulation and parking demand. The comments are included as an attachment to this report. 
 
CONDITIONAL USE PERMIT to establish a Preschool: 
 
Findings as required by the Minneapolis Zoning Code: 
 
The Community Planning and Economic Development Planning Division has analyzed the application 
and from the findings above concludes that the establishment, maintenance, or operation of the proposed 
conditional use: 
 
1. Will not be detrimental to or endanger the public health, safety, comfort or general welfare. 
 
The proposed preschool use will not be detrimental to or endanger the public health, safety, comfort, or 
general welfare provided the use complies with all licensing, building code, and zoning ordinance 
requirements. The use is complementary to and consistent with the primary use on the property as a 
place of assembly. Similar arrangements have demonstrated this compatibility in the City of 
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Minneapolis, notably a preschool run by these same proposed operators at St. James Episcopal Church 
at 3225 East Minnehaha Parkway. 
 
2. Will not be injurious to the use and enjoyment of other property in the vicinity and will not 

impede the normal or orderly development and improvement of surrounding property for uses 
permitted in the district. 

 
The proposed use will not be injurious to the use and enjoyment of other property in the vicinity and will 
not impede the normal or orderly development and improvement of surrounding property for uses 
permitted in the district. Preschool activities will be limited to a small portion of an existing building, 
and will operate at hours that are complementary to the primary use of a place of assembly. The primary 
concern of the outdoor play area adjacent to residential uses is likely noise. However, the occupancy 
requirements for this play area require that it be fenced, which should properly contain the activity to a 
small area. In addition, the proposed children’s play area will be used on a limited basis throughout the 
day. 
 
3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or 

will be provided. 
 
The utilities, access roads, and drainage are existing and adequate. 
 
4. Adequate measures have been or will be provided to minimize traffic congestion in the public 

streets. 
 
The applicant proposes using on street parking spaces along 37th Avenue South already signed with 
restricted parking during church services as the place for the required two (2) drop off parking spaces. 
The applicant has contacted the city engineer to request 15 minute parking signage at this location. Staff 
recommends that securing approval from the city engineer for these drop off spaces be a condition of 
approval for this conditional use permit. Pending approval of a parking variance, the applicant proposes 
to not provide the remaining two required off-street parking spaces. The existing site is constrained in its 
ability to meet parking design standards. This very well may add to parking congestion on the 
surrounding streets. However, considering the primarily residential nature of the surrounding area, 
parking should be more readily available in the daytime which coincides with the hours of greatest 
parking demand that this use will create. Furthermore, with the exception of one single-family home on 
the 36xx block of 50th Street East, the single-family homes immediately adjacent to this site all provide 
off-street parking at or above the minimum requirements of the zoning ordinance. For these reasons, 
staff believes that adequate measure have been provided to minimize traffic congestions in the public 
streets. 
 
5. Is consistent with the applicable policies of the comprehensive plan. 
 
The use is consistent with the following applicable policies of the comprehensive plan: 
 
Public Services and Facilities Policy 5.2: Support the efforts of public and private institutions to provide 
a wide range of educational choices for Minneapolis students and residents throughout the city. 
 



Minneapolis City Planning Division Report 
BZZ - 5772 

 - 4 - 

Implementation Step 5.2.4 – Connect residents to educational opportunities throughout the city, 
including magnet schools, community education, early childhood family education, post-secondary 
education, and vocational and higher education. 

 
6. And, does in all other respects conform to the applicable regulations of the district in which it 

is located upon approval of this conditional use permit. 
 
The use will conform to the applicable regulations of the zoning district in which it is located and must 
comply with the following specific development standards found in section 536.20: 
 
Preschool. 
 

(1) In the residence and OR1 Districts, the use shall be located in a nonresidential structure existing 
on the effective date of this ordinance. 

(2) A designated area for the short-term parking of vehicles engaged in loading and unloading 
children shall be provided, as specified in Chapter 541, Off-Street Parking and Loading. The 
designated area shall be located as close as practical to the principal entrance of the building and 
shall be connected to the building by a sidewalk. 

(3) Play equipment shall not be located in required front, side or rear yards and shall be effectively 
screened from any adjacent residential use located in a residence or office residence district or 
from a ground floor permitted or conditional residential use, as specified in Chapter 530, Site 
Plan Review. 

(4) To the extent practical, all new construction or additions to existing buildings shall be 
compatible with the scale and character of the surroundings, and exterior building materials shall 
be harmonious with other buildings in the neighborhood. 

(5) An appropriate transition area between the use and adjacent property shall be provided by 
landscaping, screening and other site improvements consistent with the character of the 
neighborhood. 

 
The use would be located in a nonresidential structure built before the adoption of these development 
standards. No new construction is proposed aside from the proposed play area in the southeast corner of 
the property. Preschools located in the R1A district are required to have at least 5,000 square feet of lot 
area. A place of assembly is required to have at least 10,000 square feet of lot area. The total minimum 
lot area is 15,000 square feet. The lot area for 3701 50th Street East is approximately 25,600 square feet.  
 
VARIANCE to reduce the parking requirement from two (2) off street spaces and two (2) drop off 
spaces to zero (0) off street spaces and two (2) drop off spaces. 
 
Findings Required by the Minneapolis Zoning Code: 
 
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 site was developed and the buildings thereon constructed prior to establishment of parking 
minimums for places of assembly. The majority of the site is currently occupied by the building. The 
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only area of the site that could feasibly hold parking is adjacent to the south end of the building. Every 
other part of the site is within required setbacks. If the applicant proposed off-street parking on the south 
end of the site, multiple variances to parking and loading design standards would be required. Access to 
those spaces would also require an additional curb cut or alley access, which could also have a 
potentially negative impact. These circumstances represent a practical difficulty in providing parking for 
any proposed use of this site. 

 
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. 

 
Parking minimums established in the zoning ordinance are intended to strike a balance between the 
needs of automobile users and the need to efficiently use land in a constrained urban environment. 
While there is likely to be an overall increase in parking demand and traffic near the site, that demand 
will occur at a time when on street parking is more readily available. Furthermore, with the exception of 
one single-family home on the 36xx block of 50th Street East, the single-family homes immediately 
adjacent to this site all provide off-street parking at or above the minimum requirements of the zoning 
ordinance. 

 
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. 

 
As mentioned in the background of the report the character of the surrounding area is largely residential, 
predominated by single-family housing. Reducing the off-street parking requirement for this use will 
result in utilization of on-street parking in an area where single-family homes already supply adequate 
off-street spaces for their use. This reduction is favorable in light of the alternative that would increase 
alley or street traffic in a manner that would be more injurious to surrounding residents. For these 
reasons, the requested variance is not detrimental to the health, safety, or welfare of the general public. 
 
RECOMMENDATIONS 
 
Recommendation of the Department of Community Planning and Economic Development – 
Planning Division for the Conditional Use Permit: 
 
The Department of Community Planning and Economic Development – Planning Division recommends 
that the City Planning Commission adopt the findings above and approve the conditional use permit to 
allow a preschool for the property located at 3701 50th Street East, 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 one year of approval. 
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2. Department of Community Planning and Economic Development – Planning Division staff 
review and approval of the final site and landscape plans. 
 

3. Site improvements required by the zoning code or by the City Planning Commission shall be 
completed by October 15, 2014, or the permit may be revoked for non-compliance. 
 

4. The applicant shall secure 15 minute signage for the on street parking spaces along 37th Avenue 
South as the place for the required two (2) drop off parking spaces. 
 

Recommendation of the Department of Community Planning and Economic Development – 
Planning Division for the variance: 
 
The Department of Community Planning and Economic Development – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the application for a variance 
to reduce the parking requirement from two (2) off street spaces and two (2) drop off spaces to zero (0) 
off street spaces and two (2) drop off spaces for the property located at 3701 50th Street East. 
 
 
 
Attachments:  
1. Statement of use 
2. Findings 
3. Correspondence 
4. Zoning map 
5. Plans 
6. Photos 
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