
 
 
 
 
 
 

5200 85th Avenue North 
Brooklyn Park, MN 55443 

763-493-8056 
 

 

Planning Commission Regular Meeting 
Agenda  
July 10, 2019 – 7:00 pm 
City Hall Council Chambers 
 
1. CALL TO ORDER 

2. ROLL CALL/PLEDGE OF ALLEGIANCE 

3. EXPLANATION BY CHAIR 
Please be advised that the public hearings are recorded and televised live on cable television and web-
streamed over the internet at brooklynpark.org. The audio system will not pick up comments from the 
seating area.  If you want to be heard and made a part of the public record, please go to the podium; speak 
into the microphone, stating your full name and address.  Please sign the public hearing log book on the 
table near the entrance to ensure accuracy of name and address in the public record.  Please note that the 
agenda for tonight's meeting indicates that the Commission Chair has the prerogative to invoke a time limit 
for speakers during any public hearing in the interest of maintaining focus and the effective use of time. 
Thank you in advance for your cooperation.  
 
The Planning Commission consists of nine resident-volunteer members appointed by the City Council to 
advise the City Council on planning and land use issues. The Commission discusses and evaluates 
development proposals based on zoning regulations and comprehensive plan policies. The Planning 
Commission vote is a recommendation that is forwarded to the City Council for official and final action. 

 
4. APPROVAL OF AGENDA 

5. CONSENT AGENDA  
A. Minutes – June 12, 2019 

6. PUBLIC HEARING 
A. “Edinburgh Plaza” (Landform Professional Services, LLC, Kevin Shay) – Plat 

#19-112 to subdivide existing Edinburgh Plaza into two lots—one for McDonalds 
and one for the multi-tenant retail building at 1400 through 1480 85th Ave N. 
Presented by: Todd A. Larson 

 
B. APC Towers III, LLC (Ryan Streff) – Conditional Use Permit #19-113 to allow a 

125-foot bell tower to support up to three wireless service providers including T-
Mobile at 5840 69th Ave N.  
Presented by: Todd A. Larson 

 



C. “Pemberly” (Pulte Homes) – Conditional Use Permit and Plat #19-114 for a 104-
unit residential townhome development northwest of 93rd and Regent Avenues. 

 Presented by: Cindy Sherman 
 

7. OTHER BUSINESS (none) 

8. DISCUSSION ITEMS (none) 

9. INFORMATION ITEMS   
A. Council Comments 
B. Commission Comments 
C. Staff Comments 
 

10. ADJOURNMENT 
 
 
 
 
 
 
 
 
 
 

If due to a disability, you need auxiliary aids or services during a Public Hearing Meeting, 
please provide the City with a 48-hour notice by calling 763-493-8012. 



UNAPPROVED MINUTES 

MINUTES OF THE BROOKLYN PARK PLANNING COMMISSION 
Regular Meeting - June 12, 2019 
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1. CALL TO ORDER 
 

The meeting was called to order at 7:05 PM. 
 

2. ROLL CALL/PLEDGE OF ALLEGIANCE 
 
Those present were: Commissioners Hanson, Herbers, Husain, Kiekow, Kisch, Mersereau, 
Mohamed, Morton-Spears, Vosberg; Senior City Planner Larson; Planning Director Sherman; 
Council Member Liaison West-Hafner. 
 

3. EXPLANATION BY CHAIR 
 

4. APPROVAL OF AGENDA 
 
MOTION KISCH, SECOND HERBERS TO APPROVE THE JUNE 12, 2019 AGENDA. 
MOTION CARRIED UNANIMOUSLY. 
 

5. CONSENT AGENDA 
 
A. Minutes – May 08, 2019 

 
Commissioner Mersereau pointed out that Commissioner Chair Hanson did not adjourn the 
meeting as she was absent, it was Commissioner Vice-Chair Kisch that adjourned the meeting.  
MOTION HANSON, SECOND HUSAIN TO APPROVE THE CONSENT AGENDA WITH THE 
NOTED CORRECTION.  
MOTION CARRIED UNANIMOUSLY.  
 

6. PUBLIC HEARING 
 
A. Homeward Bound USA, Inc. (Peter Hagen) – Waiver of Platting #19-109 to 

subdivide the existing lot into two single-family residential lots at 6409 Edgemont Blvd. 
N.  
 

Senior Planner Larson introduced the application located on the Edgemont Addition, an old plat 
dating back to the 1920s before Brooklyn Park was a village.  He stated the lots are along Lake 
Magda and Edgemont Blvd in the southwest corner of the City.  He explained at some point, 6409 
Edgemont Blvd. N had two lots combined.  He said the current owner is remodeling the house to 
sell and would like to sell a portion of the land for new construction. He explained this requires a 
subdivision to the parcel. He noted this request is different than usual subdivisions in that 
previously there were two platted lots combined, and a Waiver of Platting will validate the original 
lot lines.  He said the two lots would both be about a half-acre in size.  He confirmed the existing 
house would stay as-is on the northern lot, and the southern lot would be available for new 
construction. He stated there are several outbuildings on the property which would be on the 
southern vacant lot after the subdivision. He explained an outbuilding is not allowed without a 
main building, and furthermore the outbuildings do not meet zoning regulations. He stated as a 
condition of the subdivision approval, the applicant is expected to tear down these outbuildings 
ideally as early as next week. He said there is a well on the property that needs to be removed 
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per the City’s Utilities Department if it goes unused. He explained that there will be some park 
dedication from the new lot. Staff recommends approval.  
 
Commissioner Chair Hanson opened the public hearing.  
 
Seeing no one approach the podium, Commissioner Chair Hanson closed the public hearing.  
 
Commissioner Kisch asked if the items in need of demolition could be identified on the provided 
map to bring awareness and agreement as to the extent of what is being removed.  
 
Senior Planner Larson answered it is basically everything except the house.  He pointed to a 
concrete slab that would be across the new property line, a walkway that crosses the property 
line, two sheds located on the map, and a large garage close to the sheds that is not identified on 
the map.  He stated that City Staff is also encouraging the removal of a retaining wall on the east 
portion of the second lot. He added the well is located directly in front of the house.  
 
Peter Hagen, the applicant, commented that it makes sense to take out all the buildings, otherwise 
the parcel is not viable for a new single-family home.  He added this has been in their plans before 
the City required it as a condition. He assured the Commission they are on the same page.  
 
MOTION KISCH, SECOND MERSEREAU TO RECOMMEND APPROVAL OF WAIVER OF 
PLATTING #19-109 TO SUBDIVIDE 6409 EDGEMONT BOULEVARD NORTH INTO TWO 
SINGLE-FAMILY PARCELS, SUBJECT TO CONDITIONS IN THE DRAFT RESOLUTION. 
 
MOTION CARRIED UNANIMOUSLY.  
 
Planning Director Sherman confirmed that the public hearing items will move on to City Council 
Monday, Jun. 24.  
 

B. Ryan Companies US, INC./IBEW – Rezoning, Plat, and Site Plan Review #19-111 
for a union hall at 6648-6700 West Broadway Ave.  

 
Senior Planner Larson introduced the application that is located at the same site that was 
considered for an unsuccessful charter school proposal a few months ago.  He stated the new 
proposal is to replat three of those four properties that were previously considered for the charter 
school into two new parcels totaling 7.3 acres.  He noted there are three homes and a barn on 
the property that would all be demolished. He explained one parcel would be for the construction 
of a building for the headquarters of the International Brotherhood of Electrical Workers. He said 
the primary use would be for the day-to-day operations of office staff.  He pointed to the northern 
third of the building that would be used for membership meetings held a few times throughout the 
year. He explained most of the parking on the site is to accommodate the meetings, and only 
about 15 or so spaces directly adjacent to the building would be used daily.  He indicated a portion 
of the building that will remain unfinished for now and will be reserved for more office space to 
house another component of the union in a couple years.  He pointed to additional parking 
adjacent to the western side of the building that would accommodate parking for this addition in 
office space.  He stressed this is a much less intensive use when compared to the charter school 
proposal, which was a concern of the neighbors and Hennepin County. He explained the County 
feels much more comfortable with this design as it does not require any immediate road 
improvements to West Broadway since the membership meetings would be held during evenings 
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or weekends when the traffic is generally light.  He assured the Commission the County will keep 
an eye on the road.   
 
Senior Planner Larson explained the southern parcel of the property would remain undeveloped 
for now as there is no immediate need for the land, but it could allow for another user such as an 
office building or daycare.  He pointed to the landscaping that would be finished around the storm 
water basin and the building.  He mentioned the intent to keep the rest of the landscaping on the 
site as-is.  He assured the Commission that roof-top screening requirements would be met as the 
roof-top units will be placed far enough back so they are not visible to the adjacent properties.  He 
explained the application has three components: rezoning from R3 to B2, platting of the property 
from three lots to two lots, and the Site Plan Review portion to evaluate the building and layout of 
the site which is required since it is a non-residential use adjacent to a residential use.  Staff 
recommends approval with a few conditions, one being the storm water basin may need to be 
larger to accommodate the infiltration for the site. 
 
Anthony Adams, a civil engineer with Ryan Companies and speaking on behalf of IBEW, said that 
Ryan Companies and IBEW have partnered up to design the 26,000 square foot headquarters 
building.  He provided that IBEW was thrilled about the location of the land as they feel it has 
great access to I-694, a lot of their members are local to the northwestern suburbs, there is ample 
space for their current needs as well as flexibility for future growth. He stated the local union 292 
has been around since 1902 with currently about 4,500 members.  He explained IBEW prides 
themselves on providing great employment and educational opportunities, recruiting women and 
minorities, and being active members of the community by volunteering at places such as Habitat 
for Humanity and Second Harvest Heartland.  He stated that he personally was impressed by 
their care to hear everyone’s opinion.  He believed their stewardship and educational 
opportunities will make them an asset to the City.  He expanded on the proposed use of the 
headquarters for the main IBEW office that will house about 16 employees.  He reiterated there 
will be a large meeting room on the north side of the building.  He stated the member meetings 
are held monthly in the evenings usually during the week and some weekends.  He explained 
there will also be a few sporadic meetings such as retiree luncheons and the company Christmas 
party.  He reiterated that most of the daily traffic will be the 16 employees. He pointed to the 
southwestern portion of the building that is a shelled space for a future benefits office, which is a 
division of IBEW comprised of roughly 12 employees, that is anticipated to move in to the building 
in about five years. He noted the plans reflect a potential user on the vacant southern lot per the 
request of City Staff. He explained IBEW intends to hold on to this second lot as long as they can 
in anticipation of future membership growth.  
 
Anthony Adams described additions made to the site to address concerns that were brought 
forward in the past proposal.  He pointed to the western edge of the site where a landscaped 
berm is planned to include vegetation and trees. He indicated there would be a 6-foot privacy 
fence along the edges of the northwest property adjacent to the site in addition to further 
landscaping and trees.  He explained all the parking stalls around the building are oriented to 
point towards the building to prevent headlights pointing towards the surrounding residents. He 
provided that these additions not only enhance the project but blend the new development into 
the existing community.   
 
Commissioner Chair Hanson opened the public hearing.  
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David Wickham, 6716 West Broadway, stated that his lot was intended to be the fourth lot in the 
development of these parcels. He stated that the applicant has recently decided to not do 
business with him, and it is not due to a lack of his own availability and cooperation. He explained 
that he and his real estate agent presented their own purchase agreement back in April that 
included safeguards because the previous proposals had no safeguards to protect him. He stated 
that as a result the applicant has decided to eliminate the fourth lot from the site.  He said the 
applicant is trying to make the project cheaper, and as a result they will be squeezing him right 
into the northwest corner.  He explained that more than one real estate agent has advised him 
that if this project proceeds his property value will be negatively impacted, and he will never be 
able to sell his home down the road. He stated that this property has been in his family since the 
1930s when it was originally farmland, and it is the only home on the block that has been 
continuously occupied.  He said it isn’t right that the applicant can come in and cherry pick the 
middle lots while leaving the rest. He hopes the applicant will reconsider negotiating to include 
the purchase of his lot before the project continues.  
 
Michael and Sarah Kelso, 6657 West Broadway, explained they live directly across from the site.  
They stated their support of the project, and belief that it is a good fit for the lot. They explained 
they have been against previous proposals, but they like that this isn’t too big of a building. 
 
Michael Werner, 6701 West Broadway, explained he also lives across the street from the project. 
He stated he has lived in his house for 40 years. He supported the project and felt this proposal 
is best for the neighborhood.  He believed the applicant offered Mr. Wickham the same offer as 
what was on the table for the charter school proposal. He added that he loves his neighborhood. 
 
Seeing no one approach the podium, Commissioner Chair Hanson closed the public hearing.  
 
Commissioner Kisch explained the Planning Commission is not able to address personal 
transactions, so they are not able to discuss or consider the negotiation.  He noted that if the 
fourth parcel could be added to the project, it would make for a stronger overall plat. He stated 
that his decision will not be impacted either way. He said if the lot were to be included between 
now and the City Council meeting on Jun. 24, he doesn’t see a need to bring it back to the 
Commission. He stated his overall support for the proposal.  He asked why there isn’t any 
language or conditions in the plat addressing a shared access agreement to address the shared 
access drive that aligns with 67th Avenue.  He noted that he does see a utilities easement.  He 
asked if a shared access agreement should be added into the legal language since it would also 
service outlot A.  
 
Senior Planner Larson agreed this needs to be added.  
 
Commissioner Kisch asked if any easements or cross-lot agreements are needed for 
maintenance access of the infiltration storm water basin that extends across the lot and outlot A. 
Senior Planner Larson indicated that item 3.02 on page 5 includes the storm water maintenance 
agreement.  
 
Commissioner Kiekow asked what the maximum capacity is for the facility to accommodate the 
larger meetings, and if there is enough parking to service the larger groups.   
 
Anthony Adams confirmed the proposed parking is adequate for the monthly and yearly events.  
He said the family picnic event is the largest event which happens on the weekend during the day 
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in the summer time.  He noted that currently IBEW usually hosts this event at a public park, but 
now they will like to use the southern vacant lot for the one-day event. He explained this has been 
discussed with Todd and may involve a special use permit to set restrictions for the event. He 
stated additional parking needs are anticipated for this event, but they hope to park on the grass 
of the southern outlot where there would also be a temporary picnic and tent area.   
 
Commissioner Kiekow asked if all vehicles will be accommodated on the property without 
overflowing on to West Broadway and residential streets.  
 
Anthony Adams confirmed yes. He stated they understand there is to be no parking on West 
Broadway, and they are prepared to provide signage to this effect.  
 
Commissioner Mohamed asked if the meeting space will be open to the public.  He believes the 
West District of the City has a deficiency in meeting spaces.   
 
Anthony Adams explained the intent is the meeting space will only be for IBEW business events.  
He stated the B2 zoning was selected to allow for flexibility that the meeting space could be 
separately permitted for separate organizations and individuals to use in the future, but that is not 
the current intent.  
 
Commissioner Mohamed encouraged the applicant to allow for this space be open to the public. 
He asked if there are plans to work with the fourth property in the northwest corner of the site. He 
added he is excited about the proposal especially seeing neighbors in support of the project, but 
he wants everyone in the neighborhood to feel they are included in the decision-making process.  
Anthony Adams said they are not against future conversation, but IBEW is on a strict timeline as 
to when they need to be in the facility.  He stated there are no active plans to re-opening 
negotiations on the applicant’s end.  
 
Planning Director Sherman stated City Staff made it clear to the applicant that if they do end up 
incorporating the fourth parcel it will be a simple amendment to the proposal not requiring 
additional review from the Commission or Council.   
 
Senior Planner Larson elaborated that the B2 District allows for convention centers and assembly 
halls via a Conditional Use Permit.  He clarified that if IBEW  wants to later open the hall to outside 
parties a Conditional Use Permit will be necessary which triggers additional review from the 
Commission and Council.  
 
MOTION HANSON, SECOND HUSAIN TO RECOMMEND APPROVAL OF REZONING 7.29 
ACRES FROM DETACHED SINGLE-FAMILY RESIDENTIAL DISTRCIT (R3) TO 
NEIGHBORHOOD RETAIL BUSINESS DISTRICT (B2) AT 6648, 6656, AND 6700 WEST 
BROADWAY.  
 
MOTION CARRIED UNANIMOUSLY.  
 
MOTION HANSON, SECOND MERSEREAU TO RECOMMEND APPROVAL OF PRELIMINARY 
PLAT OF “IBEW ACRES” EAST OF WEST BROADWAY AND SOUTH OF INTERSTATE 94, 
SUBJECT TO CONDITIONS IN THE DRAFT RESOLUTION. 
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Commissioner Kisch made a friendly amendment to include language on the access agreement 
on the road aligning with 67th Avenue.  
 
MOTION CARRIED UNANIMOUSLY. 
 
MOTION HANSON, SECOND MERSEREAU TO RECOMMEND APPROVAL OF SITE PLAN 
REVIEW #19-111 FOR A NEW OFFICE BUILDING AT 6700 WEST BROADWAY, SUBJECT TO 
CONDITIONS IN THE DRAFT RESOLUTION.  
 
MOTION CARRIED UNANIMOUSLY.  
 

C. FPI, LLC – Conditional Use Permit #19-110 to allow for auto glass installation and 
landscaping service businesses at 8208 Brooklyn Blvd. N.  

 
Planning Director Sherman introduced the application for a Conditional Use Permit to allow for 
auto glass repair, vehicle safety calibration services, and repair and storage of landscaping and 
lawncare equipment at 8208 Brooklyn Blvd. N. She described the site location as just the building 
and parking area separate from the rest of the vacant land indicated on the map. She stated the 
current building owner is looking to sell the building, so it will not be a leased as was the case with 
the previous user.  She provided recent photos of the building that reflect a recent remodeling, 
but there is still a nonconforming light over the door that needs to be brought up to code as a 
condition of the permit. She pointed to the modified downcast lights on the rear of the building 
and a light pole installed in the parking area that are all up to city code.  She said she is hopeful 
the landscaping company will address the overgrown vegetation around the building and parking 
lot. She explained that since this is an existing building, there are limitations as to what can be 
required for improvements within the Conditional Use Permit application.  She added the applicant 
is proposing to fence in the entire property, with the exclusion of the building, for security and 
screening purposes.  City Staff included recommendations as to the type of fence, such as small-
gage chained-link so that the fence is not climbable.  She provided another option of a dark vinyl 
fence if the applicant prefers.  She stated the applicant will also be using security cameras to 
make sure people are not dumping things at the site. Staff recommends approval with conditions 
as outlined in the resolution.  She stated the applicant is aware of the history on the parcel, so it 
has been made clear that the proposed outside storage of equipment and a dump truck needs to 
be contained within a designated paved part of the property contained within the fenced area.  
 
Commissioner Chair Hanson opened the public hearing.  
 
Sue Kuske, 7716 Zealand Ave N, stated a general concern because of the past user of the 
property.  She said the property creates a bit of a conundrum since it is not on a paved street, 
and so the only paved parking is the small area behind the building. She read through the terms 
of the Conditional Use Permit, and after factoring in the size of the parking spaces and the 25-
feet drive aisle, she estimated room for 15 parking spaces; not including any spaces lost from the 
enclosure for the waste area.  She asked the applicant if less than 15 spaces will be sufficient 
considering there are 2 businesses, and they will need parking space for clients, employees and 
any business vehicles.  She explained that the previous tenant was not able to contain the 
business parking within the 15 spaces on site resulting in vehicles parked on the grass and 
unpaved area.  She thinks the proposed fence is great and assumed it would contain the paved 
area of 15 parking spaces in the back of the building.  She asked how tall the privacy fence would 
be and if the same area will fit the dump truck and commercial equipment on trailers.  
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Seeing no one approach the podium, Commissioner Chair Hanson closed the public hearing. 
 
Commissioner Chair Hanson asked for clarification where the parking will be for clients versus 
the parking for equipment.  She also asked for the fenced in area to be pointed out.   
 
Victor Leonovich, businessowner of FPI, LLC and applicant, started with the glass business.  He 
said they operated as a mobile service for the last 8 years, so the number of vehicles parked on 
the site at once will be minimal. He anticipates that 3 parking spaces will be enough to operate 
during the day.  He stated there are no employees, only 3 partners who each have trucks which 
are used for the mobile service.   His son-in-law stated that the landscaping side of things will be 
primarily to provide for storage of their equipment; some of which will be stored inside the building.  
He reiterated there will be trailers, 1 dump truck and 2 small pick-up trucks. He assured the 
Commission and Sue Kuske there will not be more than 15 vehicles at the property at once. He 
anticipates 10 vehicles between the 2 businesses, but it won’t always be that many because the 
landscaping vehicles will go off-site during the day.  
 
Commissioner Chair Hanson clarified her understanding that the auto glass repair was formerly 
completed by mobile service, and the site will serve as the home base for their landscaping 
business.  She added the vehicles on site will also go out to the landscaping work.   
 
Victor Leonovich and his son-in-law confirmed this was correct.  
 
Commissioner Chair Hanson asked if they could point out the exact placement of the fence on 
the property.  
 
Victor Leonovich pointed out the property lines where they plan to enclose with a fence adding 
that they want to maximize the space as much as possible. He stated they will be happy to abide 
by all requirements including any easements unlike previous users in the building. His son-in-law 
clarified that landscaping materials such as rocks will not be stored on the property, it will just be 
maintenance equipment. 
 
Commissioner Kiekow asked for a description of calibration services for vehicle safety equipment.  
Victor Leonovich explained modern vehicles have equipment installed on the auto glass.  He 
provided an example of lane departure warning systems which include cameras and warning 
controls to alert the driver if they are leaving the lane or approaching a vehicle.  He added some 
of the systems are active in that they can correct drivers by braking automatically or turn the 
vehicle back into the lane. He said these features require calibration any time there are changes 
and replacements to the glass; windshields in particular. He said there are two stages to complete 
calibration: 1). static calibration, which connects the device computer to the vehicle computer and 
confirms the correct settings; 2). dynamic calibration, which includes numerous targets to support 
the automatic adjustments of the vehicle.  He stressed the vehicle must be positioned correctly 
and the front of the vehicle must be specially installed for the calibration to work.  He added that 
many vehicles now have cameras installed on the side-view mirrors and sensors in the blind spots 
that also require recalibration when any repair is done to the body of the vehicle.  He explained 
they plan to use the facility to recalibrate vehicles that have been repaired in body shops.  
 
Commissioner Kiekow asked how many vehicles they plan on in a day, week, and month.  
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Victor Leonovich said it is not in their plan to concentrate on this part of their business.  He 
explained statistically they are replacing windshields every day, and only about 10-15% of those 
vehicles require recalibration.  He said he really can’t provide data as he doesn’t know yet.  
 
Commissioner Kiekow reiterated that the last tenant had too many vehicles on the site at once.  
He stated concern that the constraints of the site may become a problem as the business 
hopefully grows.  
 
Victor Leonovich agreed they do hope to grow their business. He said their business started about 
8 years ago with $200, and now they need to secure a building in order to grow the business 
further.  He stated that if they expand past the capacity of the site, they anticipate they will have 
the capital to buy something else.  
 
Commissioner Mohamed said that a few weeks ago he met the previous owner of the building 
who operated out of there for over 50 years. He wishes the best for the applicant, and he approves 
of the fence.  He stressed the applicant must look over the requirements of the Conditional Use 
Permit to make sure the conditions will work with their business because they don’t want to set 
them up for failure, but the City wants to make sure that the use of the building benefits the 
environment and the community; especially the nearby neighbors. 
 
MOTION MOHAMED, SECOND MERSEREAU TO RECOMMEND APPROVAL OF 
CONDITIONAL USE PERMIT #19-110 FOR AUTO GLASS REPAIR, CALIBRATION SERVICES 
FOR VEHICLE SAFETY EQUIPMENT, REPAIR AND SOTRAGE OF LANDSCPAING AND 
LAWNCARE EQUIPMENT OWNED BY THE BUSINESS AT 8208 BROOKLYN BOULEVARD, 
SUBJECT TO CONDITIONS IN THE DRAFT RESOLUTION. 
 
Commissioner Vosberg asked for confirmation that the site is only the building and the small 
parking lot.   
 
Planning Director Sherman confirmed that is correct.  
 
Commissioner Vosberg asked if the current owner of the property will continue to own the rest of 
the nearby land.  
 
Planning Director Sherman confirmed yes.  She stated the current property owner also owns the 
building to the left of the site with several leased businesses, and they also own more vacant land 
to the north.  
 
Commissioner Vosberg asked if the intent was for this land to stay vacant.  
 
Planning Director Sherman confirmed yes.  She explained that if improvements or expansions 
occur, storm water improvements are required.  The current buildings can continue as-is, but as 
soon as more parking and pavement is added to the site they will have to address the other work.  
She does expect there will be an application submitted for the balance of the land at some point 
in time, and then the City will have to talk about building Xylon Ave which is currently a gravel 
road.  
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Commissioner Vosberg suggested the City will want to look at the area as a whole eventually to 
prevent the parceling of small pieces that may lead to a hodgepodge of uses.  She is satisfied 
that it sounds like any further development in the area would lead to more of a master plan.   
   
Commissioner Kisch asked for confirmation that the applicants understand any expansion within 
the undeveloped land of the parcel could trigger investment in the property.  
 
Director Planning Sherman confirmed a lot of conversation has gone into what can and cannot 
be done on the site.  She stated her hope that the business is wildly successful to the point where 
they can buy the vacant land nearby and come in with a bigger plan in the future.   
 
Commissioner Kisch agreed.  
 
MOTION CARRIED UNANIMOUSLY.  
 
Planning Director Sherman added the fence will be 6-feet tall to answer Sue Kuske’s question in 
the public hearing.  
 
Victor Leonovich and his son-in-law confirmed yes.  
 

7. OTHER BUSINESS (none) 
 

Planning Director Sherman introduced Erin Perdu from WSB, the primary contact in the City’s 
planning consulting contract.  She explained Erin’s team was contracted to assist with the 
Comprehensive Plan, and they have done the heavy lifting to help put the document together.  
 
Erin Perdu explained her presentation was an update to the status of the Comprehensive Plan 
and inform the Commission how they have responded to the comments from the Metropolitan 
Council that were received in January 2019. She recapped that they submitted a complete draft 
of the Comprehensive Plan in December 2018 per the deadline.  She stated a letter informed 
them additional detail and clarification was needed in order to be complete.  She noted that most 
of the adjustments were minor and were outlined in her memo to the Commission.  She stated 
the purpose of the presentation tonight was to receive feedback from the Commission on the 
more significant changes. She said her team took advantage of the additional time by starting 
with map updates as directed by City Staff. She stated this provided more accuracy to the potential 
redevelopment sites to align with the goals and plans of the City. She confirmed that the updated 
chapters include: Land Use, Housing, Transportation, Park and Trails, and Implementation.     
 
Ms. Perdu explained that late last year, the Metropolitan Council revised the population and 
household forecasts which inform the Comprehensive Plan.  She noted the 2040 forecast stayed 
the same, but the growth per decade was adjusted.  She explained that the new forecasts required 
updates in data tables throughout the entire document.  She said another change made by the 
Metropolitan Council was a slight increase to the affordable housing allocation to 795 units.  She 
stated the Comprehensive Plan was already well exceeding the required 795 units in the densities 
included in the future land use plan.  She stated this change required the Transportation Analysis 
Zones (TAZ) and housing tables to be updated.  
 
Ms. Perdu discussed the changes made to the land use chapter starting with the new map that 
provide the City’s best guess as to where potential development and redevelopment will occur. 
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She explained the Metropolitan Council required a change to provide a minimum redevelopment 
density of 20 units per acre within a half-mile of the LRT station areas. She stressed this only 
applies if a property is redeveloped, current single-family neighborhoods don’t need to increase 
in density.  She explained a majority of the land within a half-mile of the station areas are planned 
for high-density residential or mixed-use already, but now the density of 20 units per acre is 
specified. She added this is also consistent with the intent of the Transit-Oriented Development 
(TOD) Districts. She explained an update was made to the Land Use/Housing table which now 
reflects the Comprehensive Plan complies with the Metropolitan Council’s forecasts, overall 
community density requirements, and the affordable housing allocation.  She said in addition to 
updating the numbers to developable acres, the table now shows 2 decades of potential 
development.  She pointed out the 2021-2030 decade because that is when the affordable 
housing allocation needs to be met, and Brooklyn’s Park goals more than meet the minimum 
requirements.  She pointed to the “Yield” column that the Metropolitan Council required to show 
the percentage of expected residential development versus non-residential development.  
 
Commissioner Chair Hanson asked for clarification that while the Metropolitan Council gave the 
City a higher minimum number of affordable housing units, the City has planned for that number, 
so there was not a lot of change in this regard.  
 
Ms. Perdu confirmed that is correct, the City already overshot the minimum number in their plan. 
She clarified that the City is not necessarily responsible to see that many units developed, but 
there needs to be land set aside for such development.  
 
Commissioner Kisch asked if the TOD zoning language should be updated to also meet the 20 
units per acre now outlined in the 2040 Comprehensive Plan.   
 
Ms. Perdu recommends that the City designates an overlay district to accommodate the 
redevelopment in the LRT station areas.   
 
Planning Director Sherman added the TOD zoning doesn’t cover the entire half-mile, so that is 
something that will need to be addressed either by expanding the district or by overlay.   She 
assured the Commission this will be accomplished, but there will need to be discussions as to the 
best way to proceed.  
 
Ms. Perdu stated they were required to add verbiage to the implementation tools in the Housing 
chapter.  She explained there are a few tools that can be considered by the City to assist in the 
affordable housing goal that were missing from the plan.  The added tools include: partnerships, 
consideration of housing improvement areas, the 4d tax credit program, and developing a local 
fair housing policy. She added that any LCDA grants from the Metropolitan Council require a local 
fair housing policy, and housing Staff indicated this is already in the works.      
 
Ms. Perdu moved on to the Implementation chapter.  She explained more detail was needed to 
describe the existing zoning districts as well as any zoning changes that will be required to comply 
with the plan.  She stated that after the 2040 Comprehensive Plan is officially approved, the 
Metropolitan Council will require the zoning to be updated within 9 months to be consistent with 
the plan. She added the CIP was attached per the Metropolitan Council’s request as this accounts 
for all the regulatory and financial methods of implementation.  
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Planning Director Sherman pointed out that Erin does this work for several communities, and 
these are minor modifications. She stated it is normal in this process for the Metropolitan Council 
to declare a comprehensive plan incomplete and a majority of the cities are going through a similar 
correction process. 
 
Erin Perdu confirmed her group was involved with the comprehensive plan for 30 cities within the 
metropolitan area, all of which received at least one incomplete letter.   
 
Commissioner Kisch stated his excitement to start discussions and next steps towards 
implementation.  
 

 
8. INFORMATION ITEMS 

 
A. Council Comments 
 

Council Liaison West-Hafner stated the Council met on May 28, 2019 and approved the Panera 
plat, the additional homes at Samara Circle, and the Mississippi Gardens fence variance request 
after it was changed to a 6-feet fence located 50 feet from the high-water mark rather than 30 
feet.  She confirmed finalization of the TOD ordinance which is now officially in place.  
 

B. Commission comments (none) 
 

C. Staff Comments (none) 
 

9. ADJOURNMENT 
 
Commissioner Chair Hanson adjourned the regular meeting at 8:12 PM. 
 
Respectfully submitted, 
 
Natalie Davis 
Planning Program Assistant  
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Presented By: Todd A. Larson, Senior Planner 

 
Item: 

“Edinburgh Plaza” (Landform Professional Services, LLC, Kevin Shay) – Plat #19-112 
to subdivide existing Edinburgh Plaza into two lots—one for McDonalds and one for the 
multi-tenant retail building at 1400 through 1480 85th Ave N. 

 
Proposed Action:  
 
MOTION _______ SECOND _______ TO RECOMMEND APPROVAL OF PRELIMINARY PLAT #19-112 FOR 
“EDINBURGH PLAZA” SUBDIVIDING 3.82 ACRES INTO TWO BUSINESS LOTS NORTHEAST OF 85TH 
AVENUE AND HIGHWAY 252, SUBJECT TO CONDITIONS IN THE DRAFT RESOLUTION. 
 
Staff Recommendation: 
 
Staff recommends approval of the plat with the conditions that are listed in the draft resolution. 
 
Overview: 
 
The current property contains two buildings—McDonalds and the Edinburgh Plaza retail building.  The franchise 
owner of McDonalds currently has a land lease with the property owner and would like to purchase the property 
for a long-term holding.  The property is currently unplatted and to subdivide the property requires a plat.   
 
The property has one access on 85th Avenue and cross-access easements are in place.  Additional easements 
are necessary for the private utilities (sanitary sewer and water) that cross the property as well as for the walkway 
that straddles the proposed common property line.  These easements must be recorded with the plat.  A portion 
of the private sanitary sewer line is located on the City trail corridor to the north.  The applicant has requested 
an easement for this portion of the line as well.  
 
The site is adjacent to Highway 252 where MNDOT, Hennepin County, and the cities of Brooklyn Park and 
Brooklyn Center are working on a plan to upgrade the expressway to a grade-separated freeway.  MNDOT was 
provided a set of plans and responded that they have no comments on the proposed plat at this time.   
 
Budgetary/Fiscal Issues: 
 
Park dedication will be collected on both parcels as provided for in the City’s Subdivision Code (Chapter 151).  
The current rate is $8,000 per acre and money collected is deposited into the Open Space Land Acquisition and 
Development (OSLAD) fund.   
 
Alternatives to consider: 
 

1. Approve the plat as presented. 
2. Approve the plat with modifications. 
3. Deny the plat based on certain findings. 
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B. LOCATION MAP 
C. PLANNING AND ZONING INFORMATION 
D. PLANS 
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RESOLUTION #2019-___ 
 

RESOLUTION APPROVING PRELIMINARY AND FINAL PLAT OF 
“EDINBURGH PLAZA” 

SUBDIVIDING 3.82 ACRES INTO TWO BUSINESS LOTS 
NORTHEAST OF 85TH AVENUE AND HIGHWAY 252 

 
Planning Commission File #19-112 

 
 

WHEREAS, the plat of “Edinburgh Plaza” has been submitted in the manner required for platting of land 
under the Brooklyn Park Codes and under Chapter 462 of the Minnesota Statutes and all proceedings have 
been duly had thereunder; and  
 

WHEREAS, said plat is consistent with the Comprehensive Plan and the regulations and requirements 
of the laws of the State of Minnesota and codes of the City of Brooklyn Park, Chapters 151 and 152.  
 

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Brooklyn Park, Preliminary and 
Final Plat Request #19-112 “Edinburgh Plaza” shall be approved subject to the following conditions:  
 
 

I. PRELIMINARY PLAT 
 

1.00 DRAWINGS 
 
1.01 Preliminary plans on file in the City Clerk’s office dated 03-XX-2019 for two lots upon compliance with the 

following requirements: 
 

2.00 BONDS, ESCROWS AND DIRECT PAYMENTS 
  
2.01 A developer’s escrow shall be required in the amount of $2,000.00 as required by Chapter 152. The 

developer's escrow must be posted with the City Treasurer to cover engineering, legal and administrative 
costs incurred by the City. If this account becomes deficient, it shall be the developer's responsibility to 
deposit additional funds. This must be done before final bonding obligations are complete.   

 
2.02 Payment of any special assessments on the property.  

 
3.00 REQUIRED DOCUMENTS 

 
3.01 Approval of Title by the City Attorney. 

 
3.02 Easement for private utilities must be reviewed by the City Attorney’s office and recorded with the plat. 

 
3.03 An easement for the existing walkway along the common property line. 

 
3.04 Recording of a resolution assigning the previously-recorded conditional use permit resolutions to their 

proper parcels. 
 

4.00 GENERAL CONDITIONS 
 

4.01 It shall be the developer's responsibility to keep active and up to date the developer's contract and 
financial surety (Letter of Credit, bonds, etc.). These documents must remain active until the developer 
has been released from any further obligation by City Council motion received in writing from the 
Engineering Department. 
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II. FINAL PLAT 
 

5.01 NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Brooklyn Park, Final Plat 
Request #19-112 “Edinburgh Plaza” shall be approved subject to the following conditions: 

 
a. Title review by the City Attorney and all conditions therein. 
b. Easement review by the City Engineer and all conditions therein. 
c. Per requirements set forth above or as subsequently amended by motion, approving the 

preliminary and final plat of “Edinburgh Plaza” which is part of this resolution by reference and is 
on file and can be examined in the City Clerk's office. 

d. Submission of a letter from the land surveyor or engineer indicating the square footage contained 
in each lot on the plat, per Section 151.043, Subdivision J, of the City Code. 

e. Submission of a CAD copy of the plat.    
f. Park dedication is required on the amount of $8,000 per acre.   The amounts due are $9,280.00 

(Lot 1) and $21,360.00 (Lot 2).   
 
BE IT FURTHER RESOLVED that such execution of the certificate upon said plat by the Mayor and City Manager 
shall be conclusive showing of proper compliance therewith by the sub divider and City officials and shall entitle 
such plat to be placed on record forthwith without further formality, all in compliance with M.S.A. 462 and the 
Ordinance of the City. 
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Land Use Plan   Community Commercial 
 
Current Zoning   General Business District (B3) 
 
Surrounding Zoning  North – Conservancy District (CD) 
     Edinburgh Channel Trail Corridor 
    East – Multiple-Family Residential (R6) 
    Southeast – Single- and Two-Family Residential (R4) 
    South – Residential Townhome (R4A) 
    West – Highway 252 
 
Neighborhood   River View 
 
Lot Area  
 Existing   3.82 acres 
 Lot 1 (McDonalds) 1.16 acres 
 Lot 2 (retail building) 2.67 acres 
 
Conforms to: 
 Land Use Plan –  Yes 
 Zoning Code – Yes 
 Subdivision Code – Yes  
 Variances Needed – None  
 
Notification   109 Mailed notices (500 feet) 
    Sun-Post legal notices 
    Neighborhood Update Emails – River View and River Park 
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Presented By: Todd A. Larson, Senior Planner 

 
Item: 

APC Towers III, LLC (Ryan Streff) – Conditional Use Permit #19-113 to allow a 125-foot 
bell tower to support up to three wireless service providers including T-Mobile at 5840 69th 
Ave N. 

 
Proposed Action:  
 
MOTION _______ SECOND _______ TO RECOMMEND APPROVAL OF A CONDITIONAL USE PERMIT FOR 
A 125-FOOT COMMUNICATIONS TOWER AT 5840 69TH AVENUE NORTH, SUBJECT TO CONDITIONS IN 
THE DRAFT RESOLUTION. 
 
Staff Recommendation: 
 
Staff recommends approval of the conditional use permit with the conditions that are listed in the attached draft 
resolution. 
 
Overview: 
 
APC Towers III, LLC would like to construct and operate a 125-foot communications tower on a portion of the 
Brooklyn Evangelical Lutheran Church property at 5840 69th Ave. N.  The tower site is off the northeast corner 
of the parking lot.  The tower is being designed to resemble a bell tower, similar to the tower at Discover Church 
(1400 81st Ave. N.), and to accommodate three carriers.  The tower requires a conditional use permit (CUP) to 
be constructed and operate.   
 
The applicant has been looking for tower sites in the southern part of the community around Zane Avenue and 
69th Avenue.  The nearby Zanewood and Northview school sites and a piece of City property were looked at first 
per City Code requirements, but a lease agreement could not be reached with the School District.  The location 
on the property was selected by the Church so that their needs are met as well as preserves the northern portion 
for development.     
 
The applicant has provided a photo simulation of what the tower would look like from the intersection of 69th 
Avenue and Zane Avenue.  Much of the tower would be obscured by the large trees scattered around the Church 
property, but still visible.   The base of the tower and ground equipment will be screened by a composite privacy 
fence.   
 
The Church property is zoned Detached Single- and Attached Two-Family Residential (R4) where towers have 
a setback of four times the tower’s height.  Strict adherence to the four-times rule would not allow a tower of this 
height as the property is narrower than 500 feet (4x125).   
 
City Code allows for the Council to waive this provision when the tower is integrated “into an existing or proposed 
structure such as a church steeple, light standard, power line support device, or similar structure” (City Code 
§152.092(M)(1)).  In this case, the proposed bell tower design justifies the proposed 100.5-foot setback from the 
east property line, but not in the location shown as it is not integrated into the Church building.  This tower will 
be 86.5 feet from the building and 93 feet taller than the Church building.  In the Discover Church example, that 



75-foot tower is adjacent to the building and more proportional to the building’s height.  Based on the location 
interior to the site, staff believes the tower should be a traditional stealth monopole design and not include the 
bell tower (see Photo 2 on page 6).     
 
Budgetary/Fiscal Issues:  
 
The tower is located on a tax-exempt parcel.  The tower lease value is taxable.  The approximate amount of City 
taxes collected will be $500 per year. 
 
Alternatives to consider: 
 

1. Approve the CUP as presented. 
2. Approve the CUP with modifications. 
3. Deny the CUP based on certain findings. 

 
Attachments:  
 
A. DRAFT RESOLUTION 
B. LOCATION MAP 
C. PLANNING AND ZONING INFORMATION 
D. APPLICANT’S NARRATIVE 
E. PLANS 
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RESOLUTION #2019-___ 
 
 

RESOLUTION APPROVING A CONDITIONAL USE PERMIT 
FOR A COMMUNICATIONS TOWER 

AT 5840 69TH AVENUE NORTH  
 

Planning Commission File #19-113 
 
 WHEREAS, Mr. Ryan Streff of Powder River Development, on behalf of APC Towers III, LLC, has made 
application for a Conditional Use Permit under the provisions of Chapter 152 of the City Code at Brooklyn 
Evangelical Lutheran Church at 5840 69th Avenue North and legally described as: 

 
The west 465 feet of the South 633 feet of the Southeast quarter of the Southwest quarter, Section 
28, Township 119, Range 21, Hennepin County, Minnesota, except roads. 

 
WHEREAS, the matter has been referred to the Planning Commission who have given their advice and 

recommendation to the City Council; and  
 

WHEREAS, the effect of the proposed use upon the health, safety and welfare of surrounding lands and 
existing and anticipated effects on the neighborhood have been considered. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF BROOKLYN PARK 
that a Conditional Use Permit be granted to allow the construction and operation of a 125-foot communications 
monopole subject to the following conditions: 

 
1. Per plans dated 06-19-2019 presented to the City Council.  

 
2. The tower must be available to at least two additional communications users.  

 
3. The design of the tower must be a stealth monopole cylinder without any markings, adornments, or 

graphics.   
 
The petitioner shall be required to record a copy of this resolution with the Hennepin County Recorder and to 
pay all fees for said recording.  Proof of said recording shall be filed promptly with the City.  The building permit 
shall not be issued until or unless the recording is made within one year from the date of this approval.  
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Land Use Plan  Institutional 
 
Current Zoning  Detached Single- and Attached Two-Family Residential District (R4) 
 
Surrounding Zoning  North – Public Institution (PI) 
     Zanewood School 

East – Multiple-Family Residential District (R6) 
     Quality Machine of Iowa 
    South – Public Institution (PI) 
     Northview Middle School 
    West – Detached Single-Family Residential District (R3) 
 
Neighborhood   Village Creek 
 
Site Area   5.49 acres 
 
Tower Height   125 feet 
 
Conforms to: 
 Land Use Plan –  Yes 
 Zoning Code – Yes 
 Variances Needed – None 
 
Notification   Proposed Development Sign 

50 Mailed Notices (500 feet) 
Sun-Post Legal Notices 
Neighborhood Update Email – Hartkopf and Village Creek 
City Hall on the Go event June 27, 2019 
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Photo 1.  The 75-foot Discover Church bell tower design east of Highway 252 (Google Street View). 
 
 
 

 
Photo 1. The 125-foot stealth monopole cylinder in Edinbrook Park south of Hwy 610 (Google Street View). 
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Project Summary 

APC Towers is a national tower company that works closely with wireless carriers to further develop the 
infrastructure needed to maintain, improve and expand their wireless networks to serve your community. 

APC Towers is proposing a wireless communications facility at Brooklyn Evangelical Lutheran Church. The 
facility will consist of a 125’ stealth bell tower and a 45’ x 50’ fenced compound at the base of the bell 
tower for user equipment within the ground lease area of 50’ x 55’. The proposed tower is designed to 
support up to three wireless service providers. T-Mobile will be the initial service provider, installing their 
antenna equipment on the proposed tower and ground equipment at the base of the tower. Leaving addi-
tional capacity for two future carriers.  Please see the Construction Drawings that have been submitted 
with the Conditional Use Permit Application for additional details on the proposed bell tower design.  

Coverage Objective / Search Area 

One of today’s challenges for all wireless service providers is keeping up with the seemingly exponential 
demand of consumers for the fastest and most reliable wireless service. The proposed stealth bell tower 
being considered with this application will simultaneously provide improved coverage and capacity to the 
surrounding residential area while also relieving capacity at existing T-Mobile sites in the area. The addi-
tional capacity of this proposed site will also assist with filling a gap in this service area.  

Residents of The Village Creek and Hartkopf neighborhoods of Brooklyn Park and neighboring Brooklyn 
Center to the east will have improved T-Mobile service. As will the heavily traveled Zane Avenue North, 
Hennepin County Road 130 (68th and 69th Avenues North), and Interstate 694. These are main thorough-
fares in the area and commonly used by commuters, in addition to local businesses and residents.  

T-Mobile Target Area

Map 1 - T-Mobile Coverage Objective 

Proposed Tower Location 

6B APPLICANT'S NARRATIVE



Alternative Location Considerations 

The majority of the search area is zoned for residential use both in Brooklyn Park and neighboring Brooklyn 
Center to the east. In successfully siting a new tower, there are a multitude of considerations which is why a 
number of parcels were evaluated prior to proceeding with the proposed stealth bell tower at the church 
property. The zoning ordinance provides guidance for siting new towers on residential parcels.  

1. Existing structures. As of the date of this application, there are no existing structures (rooftops, municipal
water towers or existing communications towers) within the 1-mile radius of the proposed tower location
available for collocation to meet T-Mobile’s coverage objective in this area. Disqualification of existing struc-
tures is required pursuant the City of Brooklyn Park’s Zoning Ordinance.

2. Public Institutional Sites. There are four publicly owned institutions or City owned sites within the target
search area for consideration for the proposed tower. North View Middle School (1) and Zanewood Com-
munity School (2), both owned by Osseo Public Schools, District 279 were approached to discuss the feasibil-
ity of a new tower. An agreeable location while still meeting zoning requirements (siting design standards,
proposed height and setbacks) and  T-Mobile’s coverage objective could not be agreed upon with the school
district.

The vacant lot owned by the City of Brooklyn Park (4), east of the Zanewood Community School (2) is land-

locked with no current public ingress and egress for necessary access and utilities for the proposed tower 

site. Zanewood Park (3), was not preferred due to vicinity of adjacent residential properties and setback 

concerns. The parcel owned and occupied by Quality Machine (5) and the Brooks Gardens Apartments & 

Townhomes (6) are both zoned R-6, “Multiple Family 

Residential District”, which is not a preferred zoning 

district for tower siting due to setback and existing 

residential on the parcel. Additionally they have lim-

ited placement options on each parcel needed to 

meet tower performance standards.  

Map 2 KEY (Name/Zoning District) 

1. Northview Junior High (PI)

2. Zanewood Community School (PI)

3. Zanewood Park (CD)

4. City of Brooklyn Park - Vacant (PI)

5. Quality Machine (R6)

6. Brook Gardens Apartments (R6)

Proposed Location (R4)

Map 2 - Alternative Locations 
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Exhibit 1: Search Area Map 

Yellow Circle: 1/2 Mile Radius 

Red Circle: 1 Mile Radius 

*Note the existing T-Mobile sites to North, South, East, and West of the proposed tower site.  The proposed

stealth bell tower being considered with this application will simultaneously provide improved coverage and

capacity to the surrounding residential area while also relieving capacity at existing T-Mobile sites in the area.

The addition capacity of this proposed site will also assist with filling a gap in this service area.

6B APPLICANT'S NARRATIVE
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Exhibit 2: Brooklyn Park Zoning Map 
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Exhibit 3: Propagation/Coverage Maps 

T-Mobile Midband Coverage (Current)

This is a high usage area.  

We are  proposing a new site to 
provide additional capacity to 
maintain our quality of service 
for our subscribers

This map shows signal levels as 
they are today.

For a effective offload from a 
capacity site, location is of the 
utmost importance.  It needs to 
be as centrally located as 
possible in relation to 
surrounding existing sites.

Northview 
MS

Zanewood Community School

Brooklyn Lutheran Church

Zanewood Community Center Park

RF engineer target area

T-Mobile Midband Coverage (Proposed)

This map shows the proposed 
coverage with the T-Mobile 
preferred location on the North 
side of the Brooklyn Lutheran 
Church.

It will provide coverage in our 
target area, and provide 
capacity relief to  the 
surrounding sites.

Northview 
MS

Zanewood Community School

Brooklyn Lutheran Church

Zanewood Community Center Park

Existing Coverage 

Proposed Coverage 

6B APPLICANT'S NARRATIVE
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Exhibit 4: Photo Simulation 

6B APPLICANT'S NARRATIVE



TITLE SHEET

DRIVING DIRECTIONS

VICINITY MAP SITE PHOTO

N

APPLICABLE CODES

SCOPE OF WORK

SITE

T-1

122' BELL TOWER
(125' WITH LIGHTNING ROD)

NEW SITE BUILD

APC SITE #: MN-1618
APC SITE NAME: MINNEAPOLIS

T-MOBILE #: A1O0194A
T-MOBILE SITE NAME:

 BROOKLYN EV LUTHERAN

APC E911 SITE ADDRESS:
5840 69TH AVE N, BROOKLYN PARK, MN 55429

APC SITE #: MN-1618
APC SITE NAME:
MINNEAPOLIS

T-MOBILE # A1O0194A
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SITE INFORMATION

CONTACT INFORMATION

APPROVALS

DRAWING INDEX

I HEREBY CERTIFY THAT THIS
PLAN, SPECIFICATION, OR
REPORT WAS PREPARED BY ME
OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A
DULY LICENSED ARCHITECT
UNDER THE LAWS OF THE STATE
OF MINNESOTA.

SIGNATURE:

NAME: GLENN WALKER

DATE:

LICENSE NUMBER:  55851

06/21/19
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Presented By: Todd A. Larson, Senior Planner 

 
Item: 

“Pemberly” (Pulte Homes) – Conditional Use Permit and Plat #19-114 for a 104-unit 
residential townhome development northwest of 93rd and Regent Avenues. 

 
Proposed Actions:  
 
MOTION _______ SECOND _______ TO RECOMMEND APPROVAL OF AMENDING THE “ASTRA VILLAGE” 
DEVELOPMENT PLAN AND APPROVING PRELIMINARY PLAT OF “PEMBERLY,” SUBJECT TO 
CONDITIONS IN THE DRAFT RESOLUTION. 
 
MOTION _______ SECOND _______ TO RECOMMEND APPROVAL OF CONDITIONAL USE PERMIT FOR 
“PEMBERLY,” A 105-UNIT TOWNHOME DEVELOPMENT NORTHWEST OF 93RD AND REGENT AVENUES 
NORTH. 
 
Staff Recommendation: 
 
Staff recommends approval of the proposed development with several conditions listed in the draft resolutions. 
 
Overview: 
 
In 2007, The Planning Commission and City Council first reviewed a proposal for a 152-acre master-planned 
area bounded by Highway 610, Regent Avenue, 93rd Avenue, and Hampshire Avenue called Astra Village.  The 
area to the east of Zane Avenue was designated for office uses.  The area west of Zane Avenue was designated 
for office and retail uses.  Residential uses were reviewed in an environmental review for a portion of the west, 
but never approved as part of the development plan in 2008.  Over the years, the development plan has been 
modified several times.  In 2015, the western portion of plan was amended removing the office, residential, and 
open space, and increasing retail (Hy-Vee), and adding business park sites including Star Exhibits.  In 2018, 
some of the eastern office was replaced with the Urbana Place/Court multi-family developments.  The two Prairie 
Care buildings were constructed according to the originally-designated office portion of the Astra Village plan. 
 
The current proposal is to change 14.459 acres of the remaining 19.109 acres of undeveloped office land just 
west of Regent Avenue to medium density residential to accommodate a 105-unit townhome development. The 
rationale is that 93rd Avenue east of the Speedway store on Zane Avenue is becoming a residential corridor and 
the space between 94th Avenue and Regent Avenue as office would interrupt that pattern.  The remaining 4.65 
acres is large enough to accommodate another office building like Prairie Care’s 5500 94th Avenue building. 
 
The proposed development is intended to provide a smaller and more affordable townhome option than the other 
3-story models available in the area today.  The 2-story units have smaller garages as well.  The proposal 
requires an amendment to the development plan, plat, and a conditional use permit with flexibilities that are 
possible in the Town Center zoning district.   
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Budgetary/Fiscal Issues: N/A 
 
Alternatives to consider: 
 

1. Approve the proposal as presented. 
2. Approve the proposal with modifications. 
3. Deny the proposal based on certain findings. 

 
Attachments:  
 
A. DRAFT DEVELOPMENT PLAN AMENDMENT AND PRELIMINARY PLAT RESOLUTION 
B. DRAFT CONDITIONAL USE PERMIT/DEVELOPMENT PLAN RESOLUTION 
C. LOCATION MAP 
D. PLANNING AND ZONING INFORMATION 
E. DEVELOPER’S NARRATIVE 
F. PLANS 
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RESOLUTION #2019-___ 
 

RESOLUTION AMENDING THE “ASTRA VILLAGE” DEVELOPMENT PLAN AND  
APPROVING PRELIMINARY PLAT OF 

“PEMBERLY” 
 

Planning Commission File #19-114 
 

WHEREAS, Mr. Paul Heuer of Pulte Homes has made application for Preliminary Plat and Amended 
Development Plan under the provisions of Chapters 151 and 152 of the City Code on property currently legally 
described as: 

Outlot B, Astra Village 4rd Addition, Hennepin County, Minnesota 
 
WHEREAS, the development plan of “Astra Village” was approved by the City Council on August 4, 2008, 

through Resolution #2008-137; and 
 
WHEREAS, the amendment replaces 14.459 acres of office uses with medium density uses; and 
 
WHEREAS, the development plan of “Astra Village” anticipates a coordinated development area in with 

uses in conformance with the Comprehensive Plan; and 
 
WHEREAS, a new development is proposed that modifies the uses and building locations from what was 

approved in 2008; and 
 
WHEREAS, the property will be subdivided in accordance with the development plan with a plat titled 

“Pemberly;” and 
 
WHEREAS, the matter has been referred to the Planning Commission who have given their advice and 

recommendation to the City Council; and 
 

WHEREAS, the effect of the proposed use upon the health, safety and welfare of surrounding lands, 
existing and anticipated traffic conditions and its effect on the neighborhood have been considered. 

 
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Brooklyn Park that the 

preliminary plat for “Pemberly” and modifications to the development plan are hereby approved in accordance 
with the following: 

 
1.00 DRAWINGS 

 
1.01 Development Plan dated 05-31-2019. 
 
1.02 Preliminary Site Plan on file dated ___; and Preliminary Site Development Plans dated ___ are approved 

for 105 attached row townhome lots upon compliance with the requirements in this resolution. 
 

2.00 BONDS, ESCROWS AND DIRECT PAYMENTS 
  
2.01 A Development Contract and bonding shall be required in the amount of $____.00 as a development 

bond or letter of credit, a $_____.00 cash bond, and a $_____.00 developer’s escrow as required by 
Chapter 152. The developer's escrow must be posted with the City Treasurer to cover engineering, legal 
and administrative costs incurred by the City. If this account becomes deficient, it shall be the developer's 
responsibility to deposit additional funds. This must be done before final bonding obligations are 
complete. Bonding may be recalculated based on a phasing plan. 
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2.02 Payment of any special assessments on the property.   
 
2.03 Payment of $78,465.09 for the future 93rd Avenue reconstruction per the Astra Village development plan 

approvals. 
 

3.00 REQUIRED DOCUMENTS 
 
3.01 Approval of Title by the City Attorney. 
 
3.02 All utility construction, drainage, grading and development plans must be approved by the City Engineer 

prior to receiving a building permit. 
 
3.03 A comprehensive search shall be performed to identify any existing wells on the property. A licensed well 

driller shall properly abandon any unused wells in the plat. Such abandonment shall be reviewed and 
approved by the Minnesota Department of Health. 

 
3.04 A final plat showing the correct square footage for each lot area must be submitted prior to recording of 

the final plat. 
 

3.05 West Mississippi Watershed Commission approval and storm water maintenance agreements. 
 

3.06 Approval from the Minnesota Department of Transportation for any work conducted in their right-of-way. 
 

3.07 Homeowners Association documents must be reviewed by the City Attorney’s office. These documents 
must contain the following items: 
 
a. Private street, driveway, and walkway maintenance, including snow removal off-site if it cannot be 

accommodated on-site. 
b. Landscaping maintenance of all grounds. 
c. Heat must be provided to any vacant units during winter months to prevent pipe freezing. 
 

4.00 GENERAL CONDITIONS 
 

4.01 It shall be the developer's responsibility to keep active and up to date the developer's contract and 
financial surety (Letter of Credit, bonds, etc.). These documents must remain active until the developer 
has been released from any further obligation by City Council motion received in writing from the 
Engineering Department. 

 
4.02 Before final bonding obligations are released, a certificate signed by a registered engineer must be 

provided. This certificate will state that all final lot and building grades are in conformance to drainage 
development plan(s) approved by the City Engineer. 

 
4.03 No burying of construction debris shall be permitted on the site. 
 
4.04 Dust control measures must be in place to prevent for dust and erosion including, but not limited to, daily 

watering, silt fences, and seeding. The City Engineer may impose measures to reduce dust. 
 
4.05 Adequate dumpsters must be on site during construction of streets, utilities, and homes. When full, they 

must be emptied immediately or replaced with an empty dumpster. 
 
4.06 Metal roll-off dumpster containers for construction debris shall be present at each building site within the 

front yard prior to framing inspections being conducted. Dumpsters shall be monitored for overflow and 
emptied and completely covered with a secured tarp or cover at the end of each work day.  
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4.07 Adequate portable toilets must be on-site at all times during construction of utilities, roadways, and 
homes. At no time shall any home under construction be more than 250 feet away from any portable 
toilet. Toilets must be regularly maintained.    

 
4.08 During construction, streets must be passable, at all times, free of debris, materials, soils, snow, and 

other obstructions. 
 

4.09 Street lighting shall be public via the Xcel Energy Group-5 Program.  
 

4.10 A sign indicating private roadways shall be placed at each entrance to the development as soon as the 
roadway is passable. 
 

4.11 A right turn lane and a left turn/bypass lane must be installed on 93rd Avenue at 94th Avenue.  This may 
be omitted if 93rd Avenue is reconstructed in 2020. 
 

4.12 No building permits will be issued prior to the adequate public utilities being in place, including street 
lights, and streets have been installed and determined to be available to use. The City will require that 
the utilities, lighting, and street system have been designed, bid, constructed and considered operational 
prior to issuance of any building permits in the development. Also, the City must have all the necessary 
right-of-way and/or easements needed for the property to be serviced. 

 
If the petitioner needs additional time to satisfy the requirements listed in this Preliminary Plat in order to get it 
released for recording, then a one-year time extension must be requested. Time extension requests are subject 
to the conditions found in Subdivision Code (Section 151). The failure on the part of the petitioner to submit a 
final plat per Section 151 within one year from the date of this approval shall deem the preliminary approval to 
be null and void. 
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RESOLUTION #2019-___ 

 
RESOLUTION APPROVING CONDITIONAL USE PERMIT FOR 

“PEMBERLY,” A 105-UNIT TOWNHOME DEVELOPMENT 
NORTHWEST OF 93RD AND REGENT AVENUES NORTH 

 
Planning Commission File #19-114 

 
WHEREAS, the residential subdivision of “Pemberly”  has been submitted in the manner required for 

developing land in the Town Center Zoning District under the Brooklyn Park City Code Section 152.460 through 
152.467 and all proceedings have been duly had thereunder; and  

 
WHEREAS, the proposed development is legally described as: 
 
Lots 1 through 5, Block 1, Pemberly, Hennepin County, Minnesota 
Lots 1 through 5, Block 2, Pemberly, Hennepin County, Minnesota 
Lots 1 through 5, Block 3, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 4, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 5, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 6, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 7, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 8, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 9, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 10, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 11, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 12, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 13, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 14, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 15, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 16, Pemberly, Hennepin County, Minnesota 
Lots 1 through 6, Block 17, Pemberly, Hennepin County, Minnesota 
Outlot A, Pemberly, Hennepin County, Minnesota 

  
 WHEREAS, the Town Center zoning district requires a conditional use permit for all uses in conformance 
with the Comprehensive Plan in that district; and 
 

WHEREAS, said development is consistent with the City Comprehensive Plan and the regulations and 
requirements of the laws of the State of Minnesota and codes of the City of Brooklyn Park Chapters 152; and 

 
WHEREAS, the Town Center zoning district allows for flexibility to achieve the City’s goals listed in the 

Comprehensive Plan; 
 
WHEREAS, quality housing for all ages and incomes is a BP 2025 goal; and 
 
WHEREAS, the Planning Commission held a public hearing and reviewed the proposal at its meeting on 

July 10, 2019; and 
 
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Brooklyn Park, Conditional 

Use Permit request #19-114 “Pemberly” shall be approved subject to the following conditions: 
 
1. This development approval is for 105 attached row homes. 
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2. Home plans for the attached units must conform to the plans dated ____ except as modified in this 
resolution. 

 
3. A homeowner’s association must be active and responsible for all roadways, landscaping, and 

common areas, including: 
 

A. Professional management; 
B. Lawn maintenance; 
C. Snow removal of driveways, entry walks, and sidewalks, including trucking the snow off-site 

if it cannot be accommodated on-site; 
D. Refuse service; 
E. Maintenance and replacement of mailbox structures; 
F. Common area landscape maintenance, including drainage swales and ponds; 
G. Private street maintenance and snow removal; 
H. Maintenance and irrigation of landscape and private improvements within public rights of 

way; 
I. Approval, oversight, and enforcement of architectural standards for any improvement to 

home or landscape; 
J. Oversight and enforcement of rules and regulations regarding use of the property;  
K. Collection for and maintenance of insurance and reserves for common elements and shared 

wall townhome structures;  
L. Exterior building maintenance;  
M. Interior building heat in the event of a vacant unit to prevent pipe freezing; and 
N. All meetings must be open and accessible to residents (not just owners) and adequate 

notice must be given prior to meetings. 
 
4. The attached units must have a full-width stone wainscot base on the sides of Units 1, 6, 11, 33, 34, 

45, 46, 51, 52, 63, 64, 70, and 105 (as shown on the preliminary plat).  In addition, the sides of units 
69, 75, 76, 87, 88, 99, and 100 will have the same full-width stone wainscot base as these sides of 
these units have greater exposure.  

 
5. The color palates for siding shall provide a variety of options for the buildings, but buildings 

themselves shall have no more than two main colors, other than trim colors, for simplicity. 
 

6. The garages do not meet the required 480 square feet area requirement. All homebuyers of initial 
construction shall be provided the option to have selected shelving installed in the garage and the 
shelving will be provided in the base price; other storage options may be selected at additional cost. 
This requirement is to meet the storage intent of City Code in lieu of the reduced garage area. This 
option must be disclosed to the homebuyers during the design and purchase process. 

 
7. The units do not contain the required 120-square foot storage room in lieu of a basement. 
 
8. Homes constructed along Highway 610 (Blocks 3, 4, 5, and 6) must include construction materials to 

attenuate sound from the highway per MNDOT noise regulations.   
 

9. A sign indicating a private roadway must be installed as soon as the street is passable. 
 
10. The monument sign must be installed to meet City regulations. 
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Land Use 
The property is guided for Mixed Use on the 2030 Comprehensive Plan.  Mixed Use does allow for stand-alone 
residential uses, but they are limited to 30 percent of the site.  The proposed site plan will put the Mixed Use 
portion of Astra Village over the 30 percent limit (to 52 percent), however, under the proposed 2040 Plan, Mixed 
Use allows for more residential uses and the site is in compliance with the 2040 Plan.   
 
Building Designs 
The proposal is for fifteen 6-unit buildings and three 5-unit buildings.  The units are all lined in a row with the 
front door and garage facing the front towards the street.  The base design is a two-story 1,885 square foot 
design with options to add a third-floor loft or back sitting room extensions for additional area.   
 
The buildings will be constructed primarily with vinyl lap siding with shake accents and a stone wrap around the 
garage door.  The applicant has selected a palate of colors for the development with each building having two 
colors to provide a variety around the development while keeping the individual buildings simple. 
 
The plans show some of the buildings having a stone wainscot along one side.  As proposed, the amount of 
stone is only approximately 27 percent of the front façade, on average, which is below the standard 30 percent 
typically shown on townhomes.  It is recommended that sides of seven additional buildings that have exposed 
ends add a stone wainscot.  This should bring the amount of stone over the 30 percent standard and provide 
visual interest on the exposed sides of the buildings (Units 1, 6, 11, 33, 34, 45, 46, 51, 52, 63, 64, 70, and 105 
as shown on the preliminary plat and adding the sides of units 69, 75, 76, 87, 88, 99, and 100).   
 
 

Land Use Plan  Mixed Use 
 
Current Zoning  Town Center (TC) 
 
Surrounding Zoning  West – Town Center (TC) 
    East – Planned Community Development District (PCDD) 
     Avebury (Amesbury) Place townhomes 
    South – Planned Community Development District (PCDD) 
     The Gardens of Edinburgh 
    North – Highway 610 
 
Neighborhood   Trinity Gardens 
 
Site Area   14.459 acres 
 
Number of Units  105 
 
Average Density  7.26 units/acre (medium density)  
 
Conforms to: 
 Land Use Plan – Yes (2040)  
 Zoning Code – Yes 
 Variances Needed – None 
 
Notification   100 Mailed Notices (500 feet) 
    Proposed Development Sign 
    Sun-Post Legal Notices 
    Neighborhood Update Email – Trinity Gardens 
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Also of note, staff observed utility meters along the garage returns outside of the front door at a similar project 
in Plymouth and staff felt this did not present a welcoming appearance.  Staff has been working with the applicant 
on modifications to this design and the applicant is proposing to create a recessed area to house the meters.   
 
Interiors include three bedrooms and the third-floor loft addition can be a fourth bedroom.  These units do not 
have a basement.  City Code requires townhome units without basements to provide a 120-square-foot storage 
room.  This storage space can be incorporated into a larger garage.  The proposed floor plans do not include a 
separate storage room. 
 
Access and Roadways 
A new 28-foot wide private loop roadway, 94th Lane, will have one access from 94th Avenue.  All units will have 
driveway access from the private road.  A sign must be installed stating that the roadway is private to inform 
potential buyers and alert guests.   
 
The entrance to the development is split and contains a quick turn.  At the request of the Fire Department, a turn 
simulation was provided showing that a Brooklyn Park fire truck should be able to make that turn easily. 
 
The trail connection to Regent Avenue will be constructed so that it can be an emergency roadway in the event 
the one access point is blocked.  The trail is shown to connect to the location were a curb cut is today.  The curb 
cut will need to be modified to accommodate the trail with the Regent Avenue sidewalk restored.  Some type of 
removable obstruction such as bollards or similar design is required at both ends of this trail so that cars do not 
drive down it during normal conditions, yet allowing pedestrians and bicyclists to use it, and allowing easy access 
in the event of an emergency.   
 
With all of the driveways connecting to 94th Lane, limited snow storage area is available.  In the event snow 
becomes an obstruction to traffic or site lines, the association will have to truck the snow off-site.  This 
requirement must be included in the association documents.   
 
93rd Avenue 
93rd Avenue is a City roadway with a rural design.  There has been a lot of discussion regarding the future of the 
roadway in recent months.  From a traffic management perspective, the roadway operates well and can 
accommodate the additional traffic expected from the proposed development with the addition of right and left 
turn lanes.  The roadway does not accommodate pedestrians and bicyclists well, however, with only paved 
shoulders along a part of the roadway.  The Council has started discussing the reconstruction of the road to an 
urban design with sidewalks or multi-use trails, landscaping, and lighting, but no timeline has been determined.  
As the Astra Village properties have developed, the City has been collecting money, as part of the original 
approvals, to help fund a reconstruction project.  With Pemberly, $78,465.09 will be collected. 
 
This level of development will result in additional traffic, although light, but when coupled with the other 
developments previously approved, will need the installation of a right and a left turn/bypass lane on 93rd Avenue.  
These items may be omitted if the future reconstruction of 93rd Avenue between Zane and Regent Avenues 
occurs within the next year. 
 
Pedestrian Connections 
94th Avenue has a multi-use trail adjacent to the site.   Private trails are shown linking the 94th Avenue trail into 
the center green space.  No sidewalks are shown paralleling 94th Lane. 
 
Parking 
Each building contains a 2-car garage.  City Code requires a 480-square foot garage for all townhomes.  The 
applicant is proposing a 402 square foot garage.  In other recent townhome proposals, garage areas have been 
reduced to 453 with the addition of shelving to provide homeowners the intended storage.  The proposed garages 
are smaller than those garages with a graphic showing how vehicles and trash/recycling containers can be 
accommodated.  Shelving for storage is proposed above the doorways.   
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Each unit will have a driveway of at least 25 feet, enough to accommodate two cars.  Six parking bump-outs are 
scattered around the site to provide additional 24 guest parking spaces.  Parking is limited to one side of a 28-
foot private roadway, but the number of driveways in Pemberly significantly limits on-street spaces.   
 
Landscaping and Screening 
The proposed landscaping plan shows the required number of trees and shrubs using exchange credits.  Instead 
of planting some trees, City Code allows for exchanging one tree for ten shrubs.  In order to keep the center 
green area open and usable, the applicant has exchanged 44 trees that otherwise would have been planted here 
with 440 shrubs around the perimeter of the site. 
 
The landscaping plans show a monument sign in the entry median.  This sign is only four feet from the edge of 
the right-of-way and will cause visibility issues.  The applicant has stated that they will install the sign closer to 
93rd Avenue instead.  The sign will be installed to meet City regulations. 
 
Along Highway 610, a 10-foot masonry wall is proposed.  A sound study was provided that shows the wall will 
be effective for the lower levels of the adjacent units in attenuating highway noise.  The upper units, however, 
will not be screened from the noise.  The study indicated that proper insulation and noise attenuating windows 
will bring the upper levels into compliance.  No details of the wall were provided, but it is recommended that the 
wall match the one constructed with Avebury Place on the other side of Regent Avenue for consistency along 
the Highway 610 corridor. 
 
Storm Water Management 
The site currently has a storm water basin to take water from 94th Avenue as well as the Urbana developments 
to the west.  This basin will be expanded and two smaller basins will be added to the site.  The basins are 
expected to be dry under normal conditions and will be landscaped appropriately.   
 
Utilities 
Public water and sanitary sewer mains are proposed throughout the development.  The street lights will be public 
using the Xcel Energy Group 5 program. 
 
Park Dedication 
The Seed Family has credits that were given through donation of the Edinburgh USA golf course in the 1980s 
and subject to agreement with the City are available to satisfy park dedication requirements in new development 
on Seed family properties.  The credits will be used with this development. 
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We Build Consumer Inspired Homes and Communities to Make Lives Better 

 

 
 
 

“PEMBERLY” 
APPLICATION FOR:  

PRELIMINARY PLAT, DEVELOPMENT PLAN AMENDMENT, CUP 
 

BROOKLYN PARK, MINNESOTA 
June 10, 2019 

 

Introduction 
Pulte Homes of Minnesota, LLC (“Pulte”) is pleased to be submitting this application.   
 
Our company mission statement is “Building Consumer Inspired Homes and Communities 
to Make Lives Better”.  We currently operate under three distinct brands of homebuilding 
throughout the country: Pulte Homes, Centex Homes, and Del Webb.  The office for Pulte’s 
Minnesota Division is in Eden Prairie. We will sell and build approximately 500 homes in the 
Twin Cities in 2019 under the Pulte Homes and Del Webb brands. 
 
Pulte will act as both developer of the property and builder of the homes. The primary contact 
for Pulte is: 
 

Paul Heuer, Director of Land Planning & Entitlement 
 7500 Flying Cloud Drive, Suite 670 
 Eden Prairie, MN 55344 
 952-229-0722 
 Paul.Heuer@PulteGroup.com  
 
The owner of the property is: 
 

James Michael Seed Trust 
42 Ladd Street, #305 
East Greenwich, RI 02818 
Contact: Adam Seed 
401-787-1087 
adam@astraventures.us mol   

 
The surveyor and civil engineer are: 
 

Sathre-Bergquist 
 Attn: Bob Molstad 

150 South Broadway 
Wayzata, MN 55391 
952-476-6000 
molstad@sathre.com    

mailto:Paul.Heuer@PulteGroup.com
mailto:adam@astraventures.us
mailto:molstad@sathre.com
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The Property 
Legal Description: 
A portion of Outlot B, Astra Village 4th Addition. 
 
Property Identification Number: 
09-119-21-43-0007 
 
Address: 
5300 94th Ave N 
Brooklyn Park, MN 55443 
 

Key Facts 
• Existing zoning      Town Center 
• Proposed zoning     Town Center 
• Proposed use      105 townhomes  
• Gross calculations: 

o Gross area – incl comm prop in plat  19.109 acres 
o Gross area – Pulte neighborhood  14.459 acres 
o Gross density      7.26 units/acre 

Note: The current property includes more property than the Pulte neighborhood. We are 
working with staff to find the best way to separate the Pulte neighborhood from the 
broader property. Sometime in the future when this “additional property” has a 
prospective user, it will be part of a separate official application to the City.   

• Dimensions/Setbacks 
o Minimum driveway length/front setback 25 feet 
o Minimum distance between buildings  20 feet 
o Setback to Regent Ave N ROW  40 feet 
o Setback to 610 ROW    60 feet 

 

Land Use 
Experts in the commercial development industry (see attached letter from Ryan Companies) 
have indicated to the property owner that there is little to no demand for office development in 
the northwest metropolitan market. They have also indicated that this location is not attractive 
for retail uses which are anticipated to gravitate toward synergies associated with HyVee and 
other future retail uses in that area. Furthermore, they indicate that Business Park users will 
also be drawn to the available land on the west side of Zane Avenue North where there are 
surrounding compatible uses. The above conclusions are supported by the lack of interest for 
this property from commercial users over the past eleven years since the Astra Village 
Development Plan was approved in 2008.  
 
It should also be noted that 93rd Avenue North has been increasingly taking on a residential feel. 
The property is ideally suited for multifamily residential. It is an appropriate transitional use 
between the townhomes to the east and the apartments and medical uses to the west.  
 



3 
 

We are proposing a two-story townhome that differs from past townhome uses in the area 
(mostly three-story) and that provide another housing choice for Brooklyn Park home buyers. 
One of the primary ways that a three-story townhome differs from a two-story townhome is that 
the two-story townhome appeals to empty nest buyers as well as traditional first-time 
homebuyers.  
 

Neighborhood Design 
We have carefully studied the market, design guidelines, the property, and the surrounding uses 
and have worked diligently to create a neighborhood layout that is ideally suited to this property. 
Below is a description of the various strategies utilized in designing the neighborhood.  

Access 
We recognize that a goal of most public agencies is to limit access to more heavily traveled 
roads such as Regent Avenue North and 93rd Avenue North. Our primary access has 
deliberately been designed from 94th Avenue North to comply with this standard policy. We are 
also providing an emergency vehicular access from a duel use trail connecting to Regent 
Avenue North. In addition, the primary entrance has been designed to have a wide parkway. In 
the slim event that there is a blockage on one direction of the entrance, the other direction will 
continue to be open. In summary, we have provided the most desirable primary access location 
and two alternate/redundant access points.  
Internally, we have designed the neighborhood to have one continuous private loop road. This 
results in strong internal connectivity.  

Entrance Experience 
We have learned that people have a difficult time articulating why a neighborhood “feels good.” 
We’ve also learned to incorporate some of the subtle characteristics that evoke such positive 
emotions and feedback. One such characteristic is the creation of a strong entrance experience. 
This property has the traits that allow us to deliver this experience.  
We utilized two strategies to create such an entrance experience. First, we created a wide, 
parkway entrance drive which will be heavily landscaped. This provides beauty and desirability. 
The second strategy is to create an attractive view corridor at the end of our entrance 
experience, which involves not placing buildings between the entrance and the open space. 
When visitors drive into the entrance road and drive past the heavy landscaping, they encounter 
a “tee” intersection with open space in front of them. When someone arrives in this 
neighborhood, they will see a beautifully landscaped entrance median and then a deep view of 
the tot lot and open space.  

Private Tot Lot & Open Play Area 
A key part of creating new neighborhoods is understanding our customers and anticipating their 
desires. This property is in an attractive location, surrounded by a variety of recreational, retail, 
and convenience-oriented amenities. Still, many people desire private, social gathering places 
to form relationships with their immediate neighbors. They also desire having amenities closer 
and more convenient to their homes (the Noble Sports Park tot lot is about ½ mile from the 
homes in this neighborhood). This is an important priority for many of our customers, and the 
size of the neighborhood is large enough to economically sustain such amenities.  
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We have planned a tot lot (playground) as well as some open play area. These amenities will be 
owned and maintained by the homeowner’s association. It should be noted that we have 
carefully located the tot lot to be viewed as part of the entrance experience. The tot lot has been 
located near the “tee” intersection of the main entrance. It also spurs and encourages social 
interaction as each neighbor who arrives home will see who is out enjoying the playground and 
is therefore more willing to join them. 

Building Orientation 
One important design attribute that can make a townhome neighborhood feel more “livable” and 
attractive is to vary the orientation of the buildings. This prevents the feeling of “barracks” that 
can sometime occur if attention is not given to how the geometric layout of the neighborhood 
impacts how it “feels.” We are utilizing this strategy throughout the neighborhood and the results 
are positive.  

Trails & Pedestrian Connectivity 
We have provided a network of trails within the neighborhood that integrate with the surrounding 
pedestrian system. The internal trails connect to the sidewalk along 94th Avenue North in two 
locations and to Regent Avenue North as well. We have planned these trails to be privately 
owned and maintained by the homeowner’s association. 

Sound Attenuation 
This neighborhood will be immediately adjacent to Highway 610 which generates traffic noise. 
We hired David Braslau Associates, Inc., the leading Traffic Noise Assessment consultant in the 
Twin Cities. Mr. Braslau also completed the study for the townhome neighborhood immediately 
to the east. Mr. Braslau determined that we need to construct a 10-foot tall barrier on top of the 
planned berm to meet Minnesota noise standards. We will comply with this recommendation. 

To meet the night time noise standard, an exception to the Minnesota rules was required. Our 
standard construction materials successfully met this exception. It should be noted that Mr. 
Braslau indicates that almost all noise studies in Minnesota require this exception to meet night 
time standards. This has become the standard approach. 

Our Homes 
Pulte Homes is known for the extraordinary steps that we take to ensure that we are designing 
and building homes that meet the needs and desires of home buyers. We continually reach out 
to the public and Pulte homeowners to get feedback to improve our home designs. We call this 
Life Tested®. Through this intensive process, we have conceived of and incorporated many 
innovative home design features such as the Pulte Planning Center, Everyday Entry, Super 
Laundry, Oversized Pantry, and the Owner’s Retreat. This exhaustive process has played a 
major part in Pulte’s success in “Building Consumer Inspired Homes and Communities to Make 
Lives Better.” 
 
This location is ideally suited for townhomes. We will be building two story townhomes 
(rowhomes) which will provide association-maintained lawn maintenance, snow removal, and 
building exterior maintenance. This type of home appeals to singles and first-time home buying 
families. We also find that approximately 30% of the buyers of this home design are empty 
nesters for a variety of reasons. First, they are attracted to the lawn maintenance and snow 
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removal provided by the homeowner’s association. Second, empty nesters are attracted to the 
smaller square footage as they desire a smaller home to live in and to maintain. Third, the open 
and flexible floor plans and options such as a sunroom have been very appealing to this 
demographic group. Combined, these traits have led this home to be very popular among empty 
nesters. 
 
We have been tracking a gradual change in how empty nesters are approaching the home 
buying experience. Historically, many moved directly from their single-family homes into a single 
level home or an assisted living facility. In recent times, a significant percentage of our 
population is maintaining a high level of health as they age. This has resulted in many empty 
nesters delaying their move into single level homes and assisted living facilities. It has resulted 
in one additional move for many empty nesters. Our two-level townhome is filling the demand 
for active and healthy empty nesters as they make their initial move from their single-family 
homes.  
 
When fully occupied, this neighborhood will have a nice mix of demographic groups living 
together. 
 
Floor Plans 

Homes will start at approximately 1,850 square feet of finished living space. Above the second 
floor, a half story can be finished as a unique rooftop terrace option. A popular first floor option 
is the sunroom. Depending on what options are chosen, anticipated townhome prices will range 
from the high $200k’s to the high $400k’s.  
 
The number of homes within each building will vary from five to six. Every home will have a two-
car garage with space in the driveway for two additional cars. We have also added guest 
parking lots throughout the neighborhood in convenient locations.  
 
Architecture 

We have placed considerable effort on the architecture of the homes. Front facades are 
individualized and stylized with varying windows, gables, shutters, materials, dormers, and roof 
lines (see exhibits). The first floor of the front elevations is packed with stone. The use of stone, 
shakes, and banding boards serve as strong accents. Side elevations present a variety of roof 
lines and siding materials. In addition, we have added a significant amount of stone on the 
thirteen more highly visible side elevations. Rear elevations also present a similar combination 
of interesting and varied features and siding materials.  
 
We have also chosen to upgrade all garage doors to a decorative garage door (see exhibit). 
 
Color Palette 

We have predesigned the building color palette for the neighborhood. We created seven distinct 
and timeless color packages for the buildings. Each building will have two colors. No color 
palette will be used more than three times within the neighborhood. By designing the 
neighborhood in this way, we can be assured that the finished neighborhood will be attractive 
and diverse. See the enclosed color samples and neighborhood color palette design. 
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Energy Efficiency 
The homes that Pulte will be constructing will have extremely high energy efficiency. Each home 
is tested using the Home Energy Rating System (HERS) index, which is the industry standard 
for measuring energy efficiency. Heating, cooling, and water heating constitute the largest cost 
of homeownership outside of the mortgage. The U.S. Department of Energy has determined 
that a typical resale home scores 130 on the HERS Index while a home built to the 2004 
International Energy Conservation Code is awarded a rating of 100 (lower is more energy 
efficient). Pulte Homes measures the HERS score of every new home constructed. The average 
HERS score for our homes is runs in the range of 47 to 53. We are building extremely energy 
efficient homes that dramatically exceed the International Energy Conservation Code threshold. 

Phasing & Schedule 
The following preliminary schedule for development is envisioned based on current projections 
and information.  
 

2019 fall  Site development – grading, utilities, streets (one phase) 
2019 late fall early winter Build model home 
Jan 2020  Begin home sales 
Spring 2022  Complete home build out 

 
 
 
This submittal includes: 

• Land Use application 
• Application fee/escrow of $16,200 
• This narrative 
• Ryan Companies letter regarding market demand 
• Survey, engineering, and landscape architecture 
• Traffic Noise Study 
• Example home colored renderings 
• Building footprints and elevations 
• Stone calculations 
• Map showing locations of buildings with stone on side elevations 
• Garage door exhibit 
• Color palette exhibit 
• Color samples 
• Site cross sections  



 

Ryan Companies 

50 South Tenth Street, Suite 300 

Minneapolis, Minnesota 55403 

ph: 612-492-4000 

ryancompanies.com 

 

 
 
 
February 13, 2019 
 
 
Cindy Sherman 
Planning Director 
City of Brooklyn Park 
5200 85th Ave N 
Brooklyn Park, MN 55443 
 
 
Re: Residential Development at Astra Village – Brooklyn Park, MN 
 
 
Dear Cindy, 
 
 
This letter is in response to a request of Ryan Companies US, Inc. made by the Seed family to 

provide an opinion of market feasibility for development on their family’s land at the Northwest 

quadrant of Regent Avenue N and 93rd Avenue N. We were recently informed that the Seeds 

have received strong interest from a residential developer to purchase approximately 15 acres of 

their land for multi-family development. We were also informed that there may be a desire on 

behalf of the City of Brooklyn Park to reserve this land for other land uses rather than multi-family 

development. As such, the Seed family has requested our opinion on land use in this area for 

consideration as the residential development proposal is evaluated. 

 

Relating to office development; There has been little to no demand for office development in 2018 

in the Northwest Metro submarket, evidenced by approximately 14,000 square feet of negative 

absorption in the Northwest Metro submarket. This is meaningfully below the overall metro office 

market that experienced 796,000 square feet of positive absorption during 2018. Additionally, 

average asking rental rates have decreased, year over year, to approximately $11.07 per square 

foot in the Northwest market which is significantly below the threshold to support new 

construction. Again, this is meaningfully below the overall metro average asking rental rates of 

$14.92 per square foot. These statistics were pulled from the Q4 2018 CBRE Market Overview. 

The overwhelming trend in today’s office market shows a desire from users to locate in dense 

urban locations that offer extensive and diverse amenities within walking distance, ample green 
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space, access to skilled labor and public transportation. For these reasons, we believe the 

probability for future office development at this location is low. 

 

However, we believe healthcare is the one subset of office development that has potential at this 

location. The medical office building Ryan developed directly to the West of the land under 

consideration has been successful and we feel there may some, albeit limited additional demand 

for medical office space in the future. At this time, we believe the approximate 4.5 acres that 

would remain available to the West of the proposed residential development is sufficient to 

support the future medical office demand at this location. 

 

Anecdotally, as it relates to other land uses at this location; we believe retail is not ideal at this 

location as retail users will naturally be drawn to the available land at the NE quadrant of 93rd and 

Colorado where there are synergies with HyVee and future retail uses. Similarly, Business Park 

users will be drawn to the available land on the West side of Zane where there are surrounding 

compatible uses such as Star Exhibits, LDI, Olympus and others. 

 

Lastly, Ryan Companies US, Inc. is not involved in the proposed transaction between the Seeds 

and the residential developer. Ryan would receive no financial benefit from this development 

progressing or not progressing. This letter is merely a statement of our opinion on land use in this 

immediate neighborhood and we believe based on our knowledge of the proposal that a 

residential use would be appropriate at this location given the surrounding land uses. 

 
Feel free to contact us with additional questions. 
 
 
Sincerely, 

 
       
Casey Hankinson    Dan Mueller 
SVP, National Build to Suit   Director of Real Estate Development 
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Perennial Planting Detail
NOT TO SCALE

Top of root ball.

4" of topsoil roto-tilled into 6" of native soil prior to planting

Set root ball on subgrade.

Undisturbed subgrade.

Shredded hardwood mulch - 4" min.
depth.

Section View

4"
min.

6"
Hand loosen roots of ALL
containerized plant material.

Proposed grade - slope away from plant.

3
4

Shrub Planting Detail
NOT TO SCALE

Top of root ball.

Backfill with 50/50 mix of topsoil and native
soil.

Set root ball on subgrade.

Scarify bottom and sides of planting
hole.

Mulch per plan specifications

Section View

3"

12"
Hand loosen roots of ALL containerized plant material.

Proposed grade.

Undisturbed subgrade.

Overdig hole 2x diameter of the root ball

2
4

Tree Planting Detail
NOT TO SCALE

Match grade at which tree was originally
grown with proposed grade.

Backfill with 50/50 mix of topsoil and native soil.

Set root ball on subgrade.
Scarify bottom and sides of planting hole.

Shredded hardwood mulch - 6" depth,
6" diameter (NO contact with tree trunk).

Section View

6"
min.

Overdig hole 2x the diameter of the root ball

Proposed grade.

Undisturbed subgrade.

Maintain tree in a plumb position
throughout warranty period.

Tree wrap to first branch.

Remove burlap from top 14 of root ball.

6'

Straight leader with even branching.

1
4

PRELIMINARY LANDSCAPE PLAN

AutoCAD SHX Text
GENERAL NOTES: ALL TREES SHALL HAVE A MINIMUM DEPTH OF 6" HARDWOOD BARK MULCH  6' DIAMETER RING AROUND THE BASE OF THE TREE. KEEP MULCH OFF TREE TRUNK. ALL STREET FRONTAGE TREE PITS AND BACK FILL SHALL BE FREE OF CLASS V OR SIMILAR MATERIAL. TREES ARE TO BE BACKFILLED WITH NATIVE ON SITE TOPSOIL. ALL STREET FRONTAGE TREES SHALL BE PLANTED 5 FEET BACK OF CURB WHEN SIDEWALK OR TRAIL IS PRESENT; 8 FEET BACK OF CURB WITH NO SIDEWALK OR TRAIL. PLAN REPRESENTS APPROXIMATE LOCATION OF TREES AND SERVICE UTILITIES, THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR THE FIELD VERIFICATION OF UTILITY LOCATION BY CALLING GOPHER ON STATE PRIOR TO BEGINNING WORK, TO ENSURE ALL TREES ARE PLANTED OUTSIDE OF 10' UTILITY EASEMENT, MEASURED FROM TREE TRUNK TO PIPE. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR THE PROTECTION AND REPAIR OF ALL DAMAGED UTILITIES AS A RESULT OF LANDSCAPING CONSTRUCTION AT NO COST TO THE OWNER  MINIMUM OF 2 ROWS OF SOD BEHIND CURB. AREAS WITH SIDEWALKS SHALL BE SODDED FROM BACK OF CURB TO SIDEWALK.  SOD SHALL MEET MNDOT 3878 C SPECIFICATION FOR SALT TOLERANCE. ALL RESIDENTIAL LOTS SHALL BE TEMPORARILY SEEDED WITH LOT COVER GRASS MIX. THE LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY PLANTS WHICH ARE DEEMED TO BE UNSATISFACTORY BEFORE, DURING OR AFTER INSTALLATION THE LANDSCAPE CONTRACTOR SHALL REPAIR ALL DAMAGE TO THE SITE CAUSED BY INSTALLING THE LANDSCAPE ELEMENTS AT NO COST TO THE OWNER THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR THE FIELD VERIFICATION OF ALL EXISTING UTILITIES, BY CALLING GOPHER ON STATE PRIOR TO BEGINNING WORK. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR THE PROTECTION AND REPAIR OF ALL DAMAGED UTILITIES AS A RESULT OF LANDSCAPING CONSTRUCTION AT NO COST TO THE OWNER   



pheuer
Text Box
Color Palette #5example front elevation (this packet includes 4 of the 7 color palettes; actual sample materials with correct colors are included in the application for all 7 color palettes)
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Color Palette #5example side elevations with and without stone
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Color Palette #5example rear elevation
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Use of Stone & Photo 
5-unit buildings (total 3) 
1,231 sq ft of front facing front elevation façade (excluding windows, doors, garage doors, and roof) 
238 sq ft of stone as shown (full single story around and above garage door) on each unit 
19% stone coverage on front elevations of 5-unit buildings as drawn 
146 sq ft of stone as shown on side elevation wainscot only (one side only) 
31% stone coverage when including one side of stone wainscoting (146 + 238 /1231) 
43% stone coverage when including both sides of stone wainscoting (146 + 146+238 /1231) 
 
6-unit buildings (total 15) 
1,431 sq ft of front facing front elevation façade (excluding windows, doors, garage doors, and roof) 
285 sq ft of stone as shown (full single story around and above garage door) on each unit 
20% stone coverage on front elevations of 6-unit buildings as drawn 
146 sq ft of stone as shown on side elevation wainscot only (one side only) 
30% stone coverage when including one side of stone wainscoting (146 + 285 /1431) 
40% stone coverage when including both sides of stone wainscoting (146 + 146 + 285 /1431) 
 
Total for neighborhood 
18 buildings, (3) 5 unit, (15) 6 unit 
25,158 sq ft total front facing façade (1431 x 15 + 1231 x 3) 
4,989 sq ft total stone – fronts only (285 x 15 + 238 x 3) 
Front elevation stone coverage =   19.8%  
13 high visibility side elevations =  7.5% (146 x 13 = 1898 sq ft/25,158) 
Total stone coverage =    27.3%  
 





 
 

 

 
 

Upgraded Garage Door 
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Floor plans, Elevations and Options will vary from Community
to Community and may not reflect current changes.  Dimensions shown are approximate.
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IS SHOWN HERE - SEE 
GARAGE EXHIBIT WITH 
DIMENSIONS AND AREAS
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