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1. CALL TO ORDER 

The meeting was called to order at 7:00 PM. 

2. ROLL CALL/PLEDGE OF ALLEGIANCE 

Those present were: Commissioners Hanson, Herbers, Husain, Kiekow, Kisch, Mersereau, 

Mohamed, Vosberg; Senior City Planner Larson; Planning Director Sherman; Council Member 

Liaison West-Hafner. 

Those not present were: Commissioner Morton-Spears. 

3. EXPLANATION BY CHAIR 

 

4. APPROVAL OF AGENDA 

MOTION MERSEREAU, SECOND MOHAMED TO APPROVE THE AGENDA AS REVISED 

WITH ADDED ITEMS NUMBERS 10 AND 11. 

MOTION CARRIED UNANIMOUSLY. 

5. CONSENT AGENDA 

A. Minutes – March 13, 2019 

B. “Samara Circle” (Josh and John Ahlquist) – Time extension for Preliminary Plat 

#18-104 to subdivide two residential lots into five lots at 7630 and 7646 Riverdale 

Drive. 

MOTION MOHAMED, SECOND MERSEREAU TO APPROVE THE CONSENT AGENDA.  

MOTION CARRIED UNANIMOUSLY.  

6. PUBLIC HEARING 

A. City of Brooklyn Park – Code Amendment #19-105 for veterinary clinics. 

Senior Planner Larson provided background that the Commission reviewed the permitted, not 

permitted and conditional uses in the zoning districts during a recent work session. He explained 

both the Council and Commission are in agreement that the conditional use process is too 

burdensome for businesses given that nothing new comes out of the process but a delay and 

many expenses. He noted this is especially true in instances where there isn’t much neighborhood 

interest. He stated that there will still be a need for the Conditional Use Permit process to be 

addressed by the Commission, but there is a current request to address made by a business to 

operate a veterinary clinic as a tenant in the building with their commercial kennel in an industrial 

zoning district. He clarified that veterinary clinics are currently lumped into the category, “care 

centers, convalescent homes, hospitals, veterinary clinics and assisted living facilities.” He stated 

that to lump veterinary clinics into the same grouping as people care in addition to not being 

allowed in an industrial district doesn’t seem to make sense. City staff recommends approval to 

put veterinary clinics into its own use category and allow for them to be permitted in all the 
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business and industrial zoning districts. He noted there are currently 5 veterinary clinics in 

Brooklyn Park; 3 of which will be impacted by turning into a permitted use, instead of a Conditional 

Use, as they are located in the B1 and B2 districts.  He added the remaining two veterinary clinics 

would remain a conditional use for the time being as they are in special zoning districts.  

Commissioner Chair Hanson opened the public hearing.  

Seeing no one approach the podium, Commissioner Chair Hanson closed the public hearing. 

Commissioner Kisch asked if there would be any special restrictions such as screening or outdoor 

areas that should be considered when determining the language to allow veterinary clinics as a 

standard permitted use.  

Senior Planner Larson explained the past Conditional Use Permits granted for veterinary clinic 

were more focused on design regulations for the building, not the use itself.  He stated the clinics 

in town seem to be operating without a negative impact to the neighborhood, so nothing is 

anticipated that would need to be addressed by additional requirements.  

MOTION MERSEREAU, SECOND HERBERS TO RECOMMEND APPROVAL OF CODE 

AMENDMENT #19-105 AMENDING SECTION 152.342 OF CITY CODE PERTAINING TO 

VETERINARY CLINICS. 

MOTION CARRIED UNANIMOUSLY.    

Planning Director Sherman confirmed that the public hearing items will move on to City Council 

Monday, April 22.  

B. Broadway Square (Mohagen Hansen Architecture | Interiors) – Conditional Use 

Permit #19-104 for a drive-thru at 8479 West Broadway Avenue.  

Senior Planner Larson described the site of the Broadway Square shopping center that sits upon 

5 acres at the southwest corner of West Broadway Ave and 85th Ave N. He indicated there are 

two buildings on in the center, a large strip center and a stand-alone building.  He provided 

background that the City has seen several uses in the large strip center, the Commission most 

recently reviewing a religious institution.  He stated the stand-alone building has also seen several 

uses over the years.  Currently, it is a dance studio which is a permitted use, but it has also a 

veterinary clinic and a gas-station convenience store which were both conditional uses.  He 

explained the current proposal would change the building from a retail office building to a 

restaurant with a drive-thru.  He noted that a restaurant is a permitted use, but the drive-thru is 

conditional.  He stated the restaurant would take up about half the building.  He said the current 

waste enclosure would be removed and would be filled in along with the rock landscaped area to 

allow for patio seating.  He stated the drive-thru window would be bumped out along the east side 

of the building.  He explained the parking edge near the drive-thru window would be converted to 

the drive that would meet the city code requirement of stacking space next to the window to allow 

for at least 6 cars at one time.  He pointed out that the plans reflect space for three cars just next 

to the building, followed by the drive-thru menu, and more parking would be removed in addition 

to a shift over in the curb line to make space for the additional 3 car spaces.  He stated the building 

will not be changed a great deal minus the rooftop screening areas for the anticipated restaurant 

equipment.  He said the plans show three signage areas, however the B2 zoning code only allows 
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for two signs since there is also a freestanding sign on the corner.  He indicated a new waste 

enclosure replace some parking spaces.  He discussed the lighting plan noting that some light 

levels are unknown especially regarding the waste enclosure, and there is a concern for the safety 

of employees when taking out the trash at night.  He explained the minimum lighting level should 

be 1 foot-candle, so City Staff is recommending the lighting plan be recalculated at the time of the 

building permit application.  In the event the level 1 fc standard is not met, then the 

recommendation would be to add a new light in the island. He pointed to an example of the 

proposed lights that have both a downcast and angled light, but the angled light doesn’t meet city 

code as it needs to be tilted down at a horizontal to reduce glare.  He discussed another 

recommendation change listed in the proposed resolution to better define the drive-thru route and 

accompanying bypass lane, so it is not confused with a parking lot.  Staff is recommending 

approval with the conditions outlined in the draft resolution. 

Eric Mikkonen, Mohagen-Hansen Architecture, the applicant, stated that after speaking with the 

involved parties, they do not wish to challenge any of the City Staff recommendations.  

Peter Beck, representing the applicant, reiterated recommendations are good suggestions, but 

the owner does think some of that area could be used for additional patio seating.  He stated they 

have not yet had a chance to work that up, but if it was received as a good idea by Commission 

and Staff, they would be happy to draw up a concept plan.  

Eric Mikkonen clarified there would still be grade separation between the drive-thru lane and the 

outdoor seating.          

Peter Beck confirmed they will comply with the lighting and sign requirements as well as any 

other conditions.  

Commissioner Chair Hanson opened the public hearing. 

Seeing no one approach the podium, Commissioner Chair Hanson closed the public hearing.  

Commissioner Kisch asked City Staff for a better understanding of the rezoning process as the 

City updates the comprehensive plan.  He noted the proposed site is currently zoned as B2 and 

asked if the TOD zoning that was approved doesn’t yet apply since it still needs to be brought in 

alignment with the comprehensive plan.  

Planning Director Sherman stated this isn’t exactly the situation.  She explained City Staff holds 

the position that they went through the proper procedures to rezone this parcel as a TOD zoning 

district, but an exception is being made for this proposal.  She confirmed the application is being 

reviewed based the B2 zoning regulations.  She confirmed the proposal is in alignment with the 

comprehensive plan which shows the site as a potential residential redevelopment or some other 

use, ideally a mixed-use. 

Commissioner Kisch asked for clarification that the site is currently rezoned to the implemented 

TOD districts, but the proposal is being considered as B2. 

Planning Director Sherman confirmed that is a good summary. 

Commissioner Kisch stated since they have rezoned the area, there is an understanding of the 

intent for the area, but this is being evaluated under a grandfathered situation. He stated that from 
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a conditional use permit standpoint, he is going to be conscious that any of the conditions aren’t 

keeping with the TOD zoning as the proposed use wouldn’t be permitted under the current zoning.  

He said that he personally doesn’t want a drive-thru in an area rezoned under TOD, but he 

understands that the Commission is to look at this as if it is B2 zoning.  He moved on to state he 

does have a concern on the south side of the site where the drive aisle and the queueing area 

starts align with the primary paths of travel for the overall parking lot.  He believes further 

separation between the queueing lane and the rest of the parking lot such as a small raised 

median would be beneficial to avoid conflict.  He thinks the separation and buffer could be added 

with some reconfiguration with the possible loss of roughly 4 parking stalls which shouldn’t be an 

issue since a submitted letter noted there is currently excess parking.  

Senior Planner Larson stated this was discussed, and the Staff recommendation is to include 

striping.  He explained the thought the striping would help provide guidance for cars to go over 

instead of blocking the parking lot drive aisle. He agreed a concrete median may work for people 

coming from the south, but it may make a U-turn difficult for someone coming from the north which 

may potentially tie up the drive lane longer.  He explained City Staff did look at other examples in 

town, and most of the McDonald’s use striping just a little outside of their menu board areas.  

Commissioner Kisch asked if there is a way to soften the edge from a landscaping perspective to 

provide a walkable pedestrian environment to align with the goals of the TOD zoning.    

Planning Director Sherman assured the Commission that special attention was paid to the future 

when reviewing the application, so the recommendations are factoring in the LRT and 

reconstruction of Broadway.  She noted the architect received and incorporated the road plan for 

West Broadway into the design in addition to the requested pedestrian connections both along 

the existing trail along 85th Ave N and the future trail along West Broadway.  She stated City Staff 

is satisfied with these pedestrian connections at this time.  She explained it is unreasonable to 

require too much more just now since things may be ripped up as part of the construction.  She 

said landscaping and other pedestrian improvements may be added through the City and County 

project.    

Commissioner Mersereau stated a concern about the drive-thru line backing up onto Broadway 

or blocking traffic in the parking area since coffee shops are known to get quite busy. She 

addressed a resident’s letter concerned with the conflict to pedestrian traffic into the main building.  

She wondered if there was any discussion about encouraging traffic to flow in front of the stand-

alone building so there is less interference with pedestrian traffic.  She provided the example of 

coming out of the drive-thru followed by an immediate left in order to double-back in front of the 

stand-alone building, or they could proceed forward on to 85th instead of Broadway which would 

require cars to go all the way around where there is pedestrian traffic.  

Senior Planner Larson said the proposal is anticipated to be used mostly in the morning, and the 

only other morning user in the lot is a daycare center.  He explained to get onto 85th it would be a 

right-in, right-out, and that will be the case for West Broadway once reconstructed. He said that it 

would be easier for drivers to get onto Broadway by going out on to 85th first instead of driving all 

the way around in front of the center. He assured the Commission City Staff doesn’t anticipate a 

problem, but if something does come up, especially during the grand opening, it is not unusual 

for the police department to be hired to guide the traffic flow until things stabilize.  He stated if 
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there is a long-term stacking problem, then the City would call the shopping center management 

and request other solutions be analyzed.  

Commissioner Vosberg asked how one would be able to go west onto 85th Ave N after going 

through the drive-thru.  

Director Planning Sherman said one would take a right onto 85th Ave N and make a U-turn at 

West Broadway which is permitted.  

Commissioner Vosberg pointed out that 85th Ave can get busy in the morning, and having driver’s 

depend on fitting in a U-turn could create congestion.  She asked how someone would get back 

to 85th once the LRT comes through causing another right-in, right-out. She said her concern is 

with the daycare.  She said when she uses the parking lot, her instinct to get over to West 

Broadway was to go all the way around to avoid driving inside the parking lot.  

Senior Planner Larson reiterated a few pathways available adding that one could also turn right 

down to Brooklyn Blvd to connect to 169. 

Commissioner Vosberg asked about possible congestion once the LRT train comes through 

knowing that it is planned to be in the center of the roadway.  She pointed out there will be 

pedestrians and traffic from the college in the area as well.  

Senior Planner Larson said the applicants have been made aware of the access limitations of the 

site. He speculated that pedestrian traffic will be good for the business because right now it is 

difficult for pedestrians to walk across the street from the college to the shopping center for lunch.  

Commissioner Vosberg agreed it is nearly impossible to get across that road. She asked if safety 

measures will be put in place once the path goes through.  

Senior Planner Larson said the signalized intersection will have the crosswalk with the usual 

button for pedestrians.  He said there will also be another crosswalk with flashing lights at the 

south end of the station.  He noted the median will be blocked, and cars won’t be able to cross all 

the way down until College Park Drive.  

Planning Director Sherman added that West Broadway will look completely different in the future.  

The three right-turn lanes will be removed, and the lanes will narrow.  She stated this area will be 

more pedestrian friendly in addition to having the train and improved crossing detail.  

Commissioner Mohamed stated his belief that the developer and applicant have taken into 

account the limited access of the site when determining if this will be a viable location for their 

business.  He agreed the U-turn will be a nightmare especially with the train, but again the 

developer is aware of this. He stated his belief that the limited access can be mitigated in their 

own terms.  

MOTION MOHAMED, SECOND MERSEREAU TO RECOMMEND APPROVAL OF A 

CONDITIONAL USE PERMIT FOR A DRIVE-THRU AT 8479 WEST BROADWAY, SUBJECT TO 

CONDITIONS IN THE DRAFT RESOLUTION. 

Commissioner Chair Hanson asked the applicant if they had anything to add. 
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Peter Beck confirmed there has been a lot of discussion in regard to the site access, and they are 

aware that the light-rail will reduce the car traffic in all likelihood.  He said the increased pedestrian 

traffic will also work well with the coffee shop business model.  

Commissioner Kisch asked City Staff when the application was received relative to when the new 

zoning was adopted.  

Planning Director Sherman stated the application was submitted March 1st.  She explained the 

contention is whether the adoption of the ordinance was addressed properly.  She stated since 

there is debate on this, the best course of action was to review the proposal as if the zoning had 

not yet been put in place.  

Commissioner Kisch asked for confirmation that taking action on this parcel and proposal would 

not set a precedent for future parcels that have been rezoned TOD. 

Planning Director Sherman confirmed the City Council is completing a second reading on the 

ordinance once more so that there is absolute certainty that the ordinance is in place.  She stated 

this should be finalized in the next 30 days.   

Peter Beck seconded that this is a unique situation to this one property.  

Commissioner Kisch said he understands the property owner’s perspective that this is unique, 

but he is concerned about setting a precedent for a parcel at a different station down. He said he 

only asks because this is informing his decision, and he will be voting no because he believes the 

City did do proper notification around the rezoning, and this application is coming after the fact 

which sets a bad precedent in his opinion.  

Commissioner Chair Hanson added that she doesn’t see a problem with this proposal even 

though there is debate on the timing.  She believes this will be in the best interest of the 

community, and she is excited to see new development in the area to spur things along in the 

development as the City heads forward with the light-rail. 

MOTION CARRIED 7-1. COMMISSIONER KISCH VOTED NAY. 

7. OTHER BUSINESS (none) 

 

8. DISCUSSION ITEMS (none) 

 

9. INFORMATION ITEMS 

A. Council Comments 

Council Liaison West-Hafner stated the City Council approved both the third building in NorthPark 

Business Center and the plat and land sale for the Regent property at their meeting on April 8.  

She noted Commissioner Chair Hanson presented the Commission’s 2018 work and the 2019 

work plan which was approved by the Council.  She said the final plat for the Oak Village 

Townhomes by DR Horton was also approved.   

B. Commission comments 

Commissioner Vosberg updated on the Recreation and Parks Advisory Board.  She stated there 

was a meeting on March 20 which discussed the 2019 work plan, the Edinburgh clubhouse 
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restaurant “The Brooklyn” would be open in mid-April with a public open house in June, and they 

also had a year-in-review that was provided to the council with a document showing their 

accomplishments.  She noted they have a very busy schedule in 2019 with the park bond 

referendum and the changes that will be happening in the parks.   

Commissioner Chair Hanson reiterated that her report to the City Council went well.  She said the 

Mayor thanked the Commission for their work on Project Hotdish.  

C. Staff Comments 

Planning Director Sherman stated the excitement that a proposal for Panera will be reviewed at 

the May Planning Commission meeting.  She said there is also discussion reviewing a sign code 

amendment that is still being debated.  She set the expectation that the work session may be 

scheduled after the regular meeting, and she said it is possible there won’t be a separate work 

session in April and May based on their discussion they have at the work session this evening.  

10. ADJOURN TO A WORK SESSION 

Commissioner Chair Hanson adjourned the regular meeting to a work session at 7:43 PM. 

 

Respectfully submitted, 

 

Natalie Davis 

Planning Program Assistant  


