








 

Offices in Minnesota and Florida 
 

381 East Kellogg Boulevard 
Saint Paul, MN 55101 
 

651-227-0644 
651-223-5092 Fax 
 

www.waicontinuum.com 

November 2, 2015 

 

Kimberly Holien, Senior Planner 

CITY OF MINNEAPOLIS 

Community Planning and Economic Development 

250 South Fourth Street, Room 300 

Minneapolis, MN 55415 

 

RE: Mount Olivet Careview Home 

 5517 Lyndale Avenue South, Minneapolis 

 

Dear Kimberly, 

 

Mount Olivet Careview Home and Mount Olivet Home are requesting a 15 foot side lot variance, with a 

pending addition project leaving a 6 foot setback from the property lines between 5517 Lyndale Avenue 

South and 5522 Garfield Avenue, both in the City of Minneapolis. 

 

In your email dated October 20, 2015, you have asked us to address the following three findings: 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to 

the property. 

2. The property owner proposes to use the property in a reasonable manner that will be in 

keeping with the spirit and intent of the ordinance and comprehensive plan. 

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 those 

utilizing the property or nearby properties. 

 

With this in mind, we request the setback variance with the following considerations: 

PRACTICAL DIFFICULTIES 

1. Careview Home currently has 153 skilled nursing beds, of which 85% are in 

double bed rooms.  The industry and the State Health Department have 

allowed, encouraged and approved facilities to gain as many single bed 

rooms as possible – recognizing the shift in care from long term bed 

use to short term rehab care and the privacy desired by those 

residents.  The addition being proposed drops the 85% 

double bed rooms at Careview Home to zero through the 

use of new private and semi-private rooms.   



 

 

Without the proposed addition, there is not enough existing space to reconfigure for 

improved privatization. 

2. Logic dictates that where you can’t go wider to preserve the 15’ setback, simply go higher.  

However, the City of Minneapolis zoning limits building height within the R-5 Multifamily 

District.  Further, the Minnesota Department of Health requires specific common areas on 

each floor to serve those residents.  (Traveling up or down a floor for uses such as dining, is 

not acceptable).  These considerations limit not only the building’s height, but also dictate 

that certain width must be accommodate to responsibly accommodate resident 

programming needs. 

3. The uniform building code for I2, Institutional Nursing Care, requires a specific distance 

between windows in the living environment.  Where planning to add new building space, 

this code forces the new building to reduce width needed to achieve State regulations 

and resident goals. 

4. In considering fire protection of a reduced setback, we look to code analysis.  The structure 

at 5522 Garfield Avenue will be approximately 24’8” from the proposed addition.  Table 

602 (IBC 2012), which proscribes fire resistance ratings of exterior walls, states that walls 

with fire separation distance between 10’ and 30’ and Type IB, Non-Combustible 

Construction (Group 1 occupancy) are required to be a 1-hour fire rated assembly.  

Openings in exterior walls are limited based on their fire separation distance. 

 

There are 10 proposed openings within the wall affected by this provision.  The existing 

buildings and the addition are fully sprinklered (in compliance with 903.3.1.1) and its 

openings are therefore considered ‘protected’ under section 705.8.2 (exception 2).  Table 

705.8 states that such openings within 20’ to 25’ fire separation distance have no required 

limit with respect to size or degree of protection. 

USE WITHIN THE INTENT OF ORDINANCE & COMPREHENSIVE PLAN 

1. Mount Olivet Home as a board and care facility and Mount Olivet Careview Home as a 

nursing home, fit within the context and use of R5 Multifamily zoning assigned its location.  

The need and intended use of the building addition, and the variance required to 

accommodate it, are in keeping with the existing mission and services provided by these 

buildings – to directly support the housing and care of elderly.   

2. In meeting the changing demands and expectations of seniors, there is a careful balance 

that must occur in meeting conflicting regulations of City, State and Federal governances.  

This setback variance allows Mount Olivet to achieve the program and design goals while 



 

 

still meeting the requirements of community plans, building codes, health department 

requirements and market expectations.   

VARIANCE WILL NOT AFFECT CHARACTER OR ENJOYMENT OF OTHERS 

1. Mount Olivet Home and Mount Olivet Careview Home have been serving the assisted 

living and long term care needs of community neighborhood residents on this campus 

since 1961.  It has fit well within the quiet enjoyment of the surrounding residential areas 

and the proposed addition is set forth to better serve existing residents and the 

programming provided to them.   

2. The aesthetic design and layout fit within the context of the existing campus and its 

surrounding neighborhood through the use of efficient spatial planning, reasonable 

match of the proposed building materials to the existing structures and comparable 

campus pedestrian and traffic flow.    

3. It will not increase the bed count or negatively affect the traffic.  However, it will improve 

site access through the curb expansion from 20’ to 25’ wide.  

We respectfully request variance approval for building setback, which we see as a necessity to 

ensure this project can move forward and achieve the project goals set forward, prioritizing the 

improvement of privacy and care enhancement to meet the needs of building residents, staff, 

families and the surrounding neighborhood. 

A check for $675 for the fee has been processed and will be couriered to you by end of day today. 

Thank you for your consideration and I welcome any questions or comments you may have. 

Sincerest Regards, 

 

David Wolterstorff, AIA 

WAI CONTINUUM 

Agent for Mt. Olivet Careview Home 

dave@waicontinuum.com 

(651) 227-0644 ext 322 

 

 

 

 

 



  
 
 
 
 
 
 

 
 
Minneapolis Development Review 
250 South 4th Street 
Room 300 
Minneapolis, MN 55415 

 

*Approved:  You may continue to the next phase of developing your project. 
*Resubmission Required: You cannot move forward or obtain permits until your plans have been resubmitted and approved. 

 

 

Preliminary Development Review Report 
Development Coordinator Assigned: MATTHEW JAMES 

(612) 673-2547 
matthew.james@minneapolismn.gov 
 

 

 

Purpose   
The purpose of the Preliminary Development Review (PDR) is to provide Customers with comments about their 
proposed development.  City personnel, who specialize in various disciplines, review site plans to identify issues 
and provide feedback to the Customers to assist them in developing their final site plans.  
 
The City of Minneapolis encourages the use of green building techniques. For additional information please check 
out our green building web page at: http://www.ci.minneapolis.mn.us/mdr/GreenBuildingOptions_home.asp. 
 
DISCLAIMER:  The information in this review is based solely on the preliminary site plan submitted.  The 
comments contained in this report are preliminary ONLY and are subject to modification.   
 

Project Scope 
5-story addition connectiing Mt Olivet Careview Home and Mt. Olivet Home to increase capacity for rehab and 
therapy services in the community.  

Review Findings (by Discipline) 

 Business Licensing 
 Continue to work with Matthew D. James (612-673-2549)) concerning a Food Plan Review, SAC 

determination and any Business License application submittal that may be required for this proposed project. 

Status *  Tracking Number: PDR 1001365 
RESUBMISSION 
REQUIRED  Applicant:  MOUNT OLIVET CAREVIEW HOME 

5601  LYNDALE  AVE.  SO. 
MINNEAPOLIS, MN 55419 
   

  Site Address: 603 55TH ST W 
5517 LYNDALE AVE S 
 

  Date Submitted: 21-SEP-2015 
  Date Reviewed: 23-SEP-2015 
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 Historical Preservation Committee 
 There is no HPC flag on this property. HPC review is not required at this time.  

 Addressing 
 Per City of Minneapolis Street Naming and Address Standard V1.22, the City of Minneapolis holds authority 

for assignment of all addresses, verification, change, and/or additions.  Each assigned address number uses the 
street that provides the best/direct access for life safety equipment and best/direct access to the occupants. 

 The address for the proposed additon to the Mount Olivet Careview Home will be 5517 Lyndale Ave. S. This 
address meets the City of Minneapolis Street Naming and Address Standard requirements. 

 When assigning suite sequences the following guidelines are as follows: 
 The first one to two digits of the suite sequence number will designate the floor number of the site. 
 The last two digits of the suite sequence number will designate the unique ID for the unit (condo, suite, 

unit, or apartment). 
 Suite sequence digit numbers will be assigned to dwelling, commercial and retail units, not common 

areas.  For example, laundry rooms, saunas, workout rooms, etc., would not be assigned numbers. 

 Parks - Forestry 
 Contact Craig Pinkalla (612-499-9233 cpinkalla@minneapolisparks.org) regarding any questions related to 

planting, removal or the process for protection of trees during construction in the city right of way. 
 Effective January 1, 2014, the City of Minneapolis and the Minneapolis Park and Recreation Board adopted 

an update to the existing Parkland Dedication Ordinance. The adopted City of Minneapolis Parkland 
Dedication ordinance is located in Section 598.340 of the City's Land Subdivision ordinance: 

 http://library.municode.com/index.aspx?clientId=11490  
 As adopted, the fee in lieu of dedication for new residential units is $1,521 per unit (affordable units excluded 

per ordinance) and for commercial and industrial development it is $202.80 per development employee (as 
defined in ordinance). Any dedication fee (if required) must be paid at the time of building permit issuance. 

 There is also an administration fee that is 5% of the calculated park dedication fee. 
 As proposed, for your PROJECT, the calculated dedication fee is as follows: 
 Park Dedication Fee Calculation = 
 Non-Residential Commercial Space  = $12,371 
 5% of $XX (Administration Fee)  = $619 
 Total Park Dedication Administrative Fee:   = $12,990 
 This is a preliminary calculation based on your current proposal; a final calculation will be made at the time 

of building permit submittal. 
 For further information, please contact Matthew D. James at (612) 673-2547. 

 Zoning - Planning 
 The project requires the following land use applications, at a minimum: 

 A conditional use permit to expand an existing nursing home/assisted living facility 
 A conditional use permit to increase height in the R5 district. 
 Site Plan Review. 

 The application is currently incomplete.  Please note, all site numbers should include the entire site, including 
the parking lot that fronts on Lyndale Avenue S. 

 Right of Way 
 The plan as submitted meets the requirements of the Public Works Right-Of-Way Division. 
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 Street Design 
 For detailed information related to City of Minneapolis standard specifications, details, and standard plates 

refer to the following:  http://www.minneapolismn.gov/publicworks/plates/index.htm.  All driveway aprons 
shall be designed and constructed to City standards.  All driveway aprons shall be shown graphically correct 
on all related plan sheets.  Please refer to the following:  
http://www.minneapolismn.gov/publicworks/plates/public-works_road.  Add the appropriate details from the 
ROAD-2000 Series:  Driveways (ROAD-2000, ROAD-2001, ROAD-2002, ROAD-2003) to the plans. 

 Sidewalk 
 The plan as submitted meets the requirements of the Public Works Sidewalk Inspections Division. 

 Traffic and Parking 
 Current ordinance states that all maneuvers associated with loading, parking or sanitation pick up for a private 

development shall occur on private property (at no time should a truck have to perform a backing maneuver 
on the Public right-of-way). 

 Please provide a narrative explaining the trash removal, delivery operations, and show turning maneuvers for 
all truck type vehicles that will be using the site and loading/parking entrance areas.  A Solid Waste 
Collection Point (SWCP) shall be identified on the site plans; per City Ordinance (Section 2, Ch. 225, Article 
V - 225.750. Solid waste collection point (SWCP) 

 Water 
 By City Ordinance each separately addressed site is allowed only one domestic water service and one fire 

service line.  It is not clear from the site plans the nature of the proposed water service to the new addition; 
whether it is for domestic water or for fire service purposes.  If the proposed water service is for domestic 
purposes, an additional separate domestic water line is not allowed (one domestic service per building); the 
water supply for the addition must be provided from the existing building.  If the proposed water service is for 
fire protection, a service line for fire service with a detector check valve and by pass meter will be allowed for 
the addition. 

 Note to the Applicant:  The addition connects two existing structures (addressed as 5511 and 5517 Lyndale 
Ave. S.); to protect the City of Minneapolis water supply and prevent cross-contamination, approved back 
flow preventers shall be installed on both existing domestic service lines. 

 Pipe materials for service lines attached to City watermains must be ductile iron (DIP), Copper, Cast Iron or 
Steel; PVC piping material is not allowed for service lines in Minneapolis. 

 For information related to water service connections, sizes, and materials please contact Rock Rogers (612) 
673-2286. 

 Sewer Design 
 Stormwater Management:  The proposed project is located within the Minnehaha Creek Watershed District, 

which has a separate review process from that of the City.  Please note it may be necessary to obtain 
approvals or permits from Minnehaha Creek Watershed District. 

 Please identify, on the plans, tabulations of the total square footage of disturbed area and existing and 
proposed impervious square footages within the disturbed area. 

 Utility Connections:  The invert of the proposed connection to the sanitary manhole in Garfield should be at 
the spring line of the outgoing sewer or above.  Please revise the plan appropriately and include the proposed 
elevation of the connection at the manhole. 

 Please identify where the existing storm sewer on the property, proposed to be connected to, discharges to the 
City storm sewer system. 

 Non Stormwater Discharges:  Detail all mechanical and non-stormwater discharges.  Non-stormwater 
discharges are not permitted unless approved by the City of Minneapolis.  Non-stormwater discharges not 
declared and approved will not be permitted.  If there currently are none and nothing is proposed declare this 
status on the plans. 
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 For comments or questions on Public Works Surface Water & Sewers Division related requirements please 
contact Jeremy Strehlo, (Professional Engineer) at (612) 673-3973, or jeremy.strehlo@minneapolismn.gov.  

 Construction Code Services 
 Accessible parking stall loading space of 8 feet required (5 feet is shown). 
 Play area requires an accessible (ADA) route. 
 A Service Availability Charge (SAC) determination will need to be submitted to the Metropolitan Council for 

the proposed project. Please refer to this link for more information 
http://www.ci.minneapolis.mn.us/mdr/docs/sac_availability_charge.pdf  or 

 SACprogram@metc.state.mn.us. 

 Fire Safety 
 Provide required fire suppression system throughout building. 
 Provide required fire alarm system throughout building. 
 Maintain fire apparatus access at all time. 

 Environmental Health 
 Construction should not limit access for maintenance and service of fuel oil tanks on site. Exterior mechanical 

equipment should be located to limit noise to adjacent parcels. If impacted soil is encountered during site 
activities call the MN State Duty officer at (651) 649-5451. 

 If dewatering is required during site construction see below for city permit requirements. Subgrade structures 
should be designed to prevent infiltration of groundwater without the need for a permanent dewatering system 
being installed. If a continuously operating permanent dewatering system is needed it must be approved as 
part of the sanitary sewer and storm drain site plan approval prior to construction beginning. 

 No construction, demolition or commercial power maintenance equipment shall be operated within the city 
between the hours of 6:00 p.m. and 7:00 a.m. on weekdays or during any hours on Saturdays, Sundays and 
state and federal holidays, except under permit. Contact Environmental Services at (612) 673-3867 for permit 
information. 

 Permits and approval are required from Environmental Services for the following activities: Temporary 
storage of impacted soils on site prior to disposal or reuse; Reuse of impacted soils on site; Dewatering and 
discharge of accumulated storm water or ground water, underground or aboveground tank installation or 
removal, well construction or sealing. Contact Tom Frame at (612) 673-5807 for permit applications and 
approvals. 

 A review of the project, permits issued and an inspection from Environmental Service for identification of 
equipment and site operations that require annual registration with the City of Minneapolis will occur for this 
project. 
 

 
END OF REPORT
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EXISTING MOUNT OLIVET CAREVIEW - SUN SHADOW STUDY
5517 LYNDALE AVENUE  MINNEAPOLIS, MINNESOTA
03 SEPT. 2015
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Mount Olivet Careview Home
5517 Lyndale Avenue South, Minneapolis, MN 55419

PHOTOS OF PROPERTY AND EXISTING STRUCTURES

Careview Entrance - South View from West 55th Street

Careview - Southeast View from Corner of Lyndale & West 55th Street.  
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Home



Mount Olivet Careview Home
5517 Lyndale Avenue South, Minneapolis, MN 55419

PHOTOS OF PROPERTY AND EXISTING STRUCTURES

View East  from Lyndale Ave - Section where 5 story addition will connect two buildings

View Southeast from Lyndale - Showing Mt. Olivet Home and patio on sidewalk.
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Mount Olivet Careview Home
5517 Lyndale Avenue South, Minneapolis, MN 55419

PHOTOS OF PROPERTY AND EXISTING STRUCTURES

View North  from Lyndale Ave - Mount Olivet Home with pedestrian benches

View North from Lyndale - Bicycle locking



Mount Olivet Careview Home
5517 Lyndale Avenue South, Minneapolis, MN 55419

PHOTOS OF PROPERTY AND EXISTING STRUCTURES

Mount Olivet Home - View North showing Mt. Olivet Day Services Entrance

View West from Garfield Ave - Section where 5 story addition will connect two buildings (delivery access)
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Mount Olivet Careview Home
5517 Lyndale Avenue South, Minneapolis, MN 55419

PHOTOS OF PROPERTY AND EXISTING STRUCTURES

Mount Olivet Careview Home - Monument Sign  
at Corner of Lyndale & W 55th Street

Mount Olivet Home - Mounted Sign on Lyndale Avenue

Mount Olivet Careview Home - Mounted Sign on W 55th Street

Mount Olivet Day Services  - Mounted Sign facing W 56th Street










