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1. CALL TO ORDER/SWEAR IN NEW MEMBERS 
 

The meeting was called to order at 7:00 PM.  
 
Planning Director Paul Mogush administrated the Oath of Office to: 
 

A. New Member – Liam Cavin 
B. New Member – James Turnham 

 
2. ROLL CALL/PLEDGE OF ALLEGIANCE 
 
Those present were: Commissioners Cavin, Husain, Kiekow, Klonowski, Lee, Vosberg, Turnham, 
and Udomah; Council Liaison Jacobson; Planning Director Mogush; Senior Planner Larson.  
 
Those arrived late: None 
 
Those not present were: Commissioner Kisch (with prior notice).  
 
3. EXPLANATION BY CHAIR 
 
4. APPROVAL OF AGENDA 
 
MOTION HUSAIN, SECOND KIEKOW TO APPROVE THE JULY 14, 2021 AGENDA. 
 
MOTION CARRIED UNANIMOUSLY. 
 
5. CONSENT AGENDA 

 
A. Minutes – June 9, 2021 

 
MOTION KLONOWSKI, SECOND KIEKOW, TO APPROVE THE JULY 14, 2021 CONSENT 
AGENDA CONSISTING OF THE JUNE 9, 2021 MEETING MINUTES.  
 
MOTION CARRIED UNANIMOUSLY. 
 
6. PUBLIC HEARING 

 
A. 610 Commerce Center Building 3 (Mark Kronbeck, Alliant Engineering, Inc.) – Site 

Plan Review #21-113 for an office/warehouse/manufacturing building at 9360 West 
Broadway Avenue North  

 
Senior Planner Larson introduced the application for a Site Plan Review for an 
office/warehouse/manufacturing building at 9360 West Broadway Avenue North.  He stated that 
this is the third building in a three building series at the 610 Commerce Center.  He noted that the 
Planning Commission first saw this proposal in 2014 when the property was zoned Business Park 
and the plan was to include a Planned Development Overlay which is a type of rezoning that 
allows for some modifications and flexibility on items.  In this case, it accounted for the shared 
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parking lots and truck courts rather than having a setback from each of the property lines between 
the buildings and allowed for rearrangement of green space.  He stated that the first building was 
built in 2014, essentially the same building was rotated 180 degrees and built a few years later.  
Those buildings are both 202,000 square feet and what was envisioned at that time was a smaller 
version of those buildings at around 95,000 square feet.  Since that time, the property was 
rezoned to Transit Oriented Development Employment (TOD-E) because it is close to the future 
light rail station on 93rd Avenue.  The plan, as shown, does not meet the TOD-E standards which 
requires more of a street fronted building with parking in the rear.  He shared examples of how 
the property was set up for the third building with shared parking and the existing stormwater 
basins.   He stated that the request is to re-zone it back to Business Park with a new Planned 
Development Overlay that allows what was essentially approved back in 2014.  The current 
proposal is slightly different than what was envisioned in 2014 and explained that the proposal is 
now for a 110,000 square foot building.  Staff is recommending approval of the Site Plan review 
that goes along with the rezoning, which a few conditions as noted in the staff report.   
 
Justin Wing, CSM Corporation, explained that on the northern portion of the building that they 
converted some parking to green space.  He stated that they would like to have the ability to 
convert some of the green space back to parking which will only change it by 1%.   
 
Vice-Chair Vosberg opened the public hearing.   
 
Seeing no one approach the podium, Vice-Chair Vosberg closed the public hearing.  
 
Commissioner Udomah asked to hear more about the proposed changes in the lighting plan. 
 
Senior Planner Larson stated that the free standing light poles shown in the plans were at 28 feet 
and the maximum height here is 25 feet, so that will be a minor adjustment that will be worked 
out at the time of the Building Permit.   
 
Commissioner Turnham asked why this building does not match the other two that are already 
built.   
 
Senior Planner Larson explained the location of the property line near the third building and 
explained that it is not as wide as the properties for the first two buildings.  He stated that the 
portion of the lot that is just to the left of the proposed building is a vacant lot that is owned by 
Midas Hospitality who are hoping to put in something that will be a draw for the guests at their 
hotels.   
 
MOTION HUSAIN, SECOND LEE TO RECOMMEND APPROVAL OF REZONING 7.48 ACRES 
FROM TRANSIT-ORIENTED DEVELOPMENT EMPLOYMENT (TOD-E) AND TRANSIT-
ORIENTED DEVELOPMENT EMPLOYMENT TRANSITION (TOD-E.T.) TO BUSINESS PARK 
WITH PLANNED DEVELOPMENT OVERLAY (BP/PD) AT 9360 WEST BROADWAY. 
 
MOTION CARRIED UNANIMOUSLY. 
 
MOTION HUSAIN, SECOND LEE TO RECOMMEND APPROVAL OF SITE PLAN REVIEW #21-
113 FOR A 109,870 SQUARE FOOT OFFICE/WAREHOUSE/MANUFACTURING BUILDING AT 
9360 WEST BROADWAY AVENUE NORTH.  
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MOTION CARRIED UNANIMOUSLY.  
 
Planning Director Mogush stated the public hearing item is scheduled to be reviewed at the City 
Council meeting on July 26, 2021. 
 

B. Spero Academy (Justin Fincher, JB Vang) – Plat and Site Plan Review #21-115 for a 
3-story Charter School at the Northeast Corner of Humboldt Avenue and 
Meadowwood Drive North 

 
Senior Planner Larson introduced the application for Plat and Site Plan Review for a charter 
school at the northeast corner of Humboldt Avenue and Meadowwood Drive North.  He explained 
that the 6.21 acre parcel is owned by Vertical Life Church.  Spero Academy, a charter elementary 
school, has approached the church and expressed an interest in purchasing the southern portion 
of their property.  He explained that there is some demolition that would happen with this project 
including a portion of the parking lot and the playground.  The playground would be moved and 
reconstructed behind the church building.  The parking lot for the school proposal increases the 
number of spaces overall, but it will also be shared with the church and would be able to 
accommodate each of their uses at different times during the week.  The two driveways off of 
Humboldt Avenue would stay the same and they are proposing a new, entrance only, access off 
of Meadowwood Drive.  There is a stormwater basin in the southeastern part of the site that would 
be converted to an underground tank system with the top filled in and used for a playground.  He 
showed site plans and renderings for the building.  He stated that this proposal is before the 
Planning Commission because the property is zoned Public Institution (PI) so the school is a 
permitted use, subject to site plan review.  He stated that the City did receive letters from some 
neighbors that were unable to attend the public hearing.  He stated that they are concerned about 
traffic which can be discussed a bit later.  There is a memo from the City’s Transportation Engineer 
that put together information based off operational data from the school and did some traffic 
counts.  The summary of his report is that the traffic would slightly increase, but the roads there, 
technically speaking, could certainly handle it.  Staff is recommending approval with the conditions 
as listed in the staff report.   
 
Justin Fincher, JB Vang, development manager for Spero Academy, stated that their proposal is 
to develop the 4 acres on the site.  He stated that they have been working with them for the past 
several months on finding a proper location to fit their needs and match the ever increasing 
demand of their current student wait list which has been rapidly increasing.  He noted that a large 
portion of their current enrollment and those on the wait list are located around the northwest 
metro and this site fit perfectly with their long term vision.  He stated that they think this is a good 
fit with the church, especially related to parking.  He stated that he has one quick correction from 
the traffic memo that he saw for the first time today.  He stated that it is only 60 students in the 
first year and not 100.  He stated that there may be some concern about the curb cut they are 
introducing on Meadowwood and noted that that when they looked at space planning on the site, 
a big primary driver for them was safety of people in and around the site.  He stated that they 
wanted to make sure to separate the two types of traffic and how they enter into the site.  There 
is the parent pick up and drop off which are just standard vehicles and then van vehicle pick up 
and drop off. 
 
Diane Pengal, Executive Director, Spero Academy, stated that she has been with Spero Academy 
since they opened in 2004 where she started as a para-professional.  Spero Academy’s mission 
is to serve the underserved population of students with special education needs.  She noted that 
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about 80 percent of their students have autism but they also serve other students with special 
educational needs.  The goal is to give them an environment where they can access their 
education and their social/emotional well-being. She gave an overview of the some of the design 
elements that they brought to their first facility.  She stated that they have an extensive wait list 
for their school which shows that there is a need for this school and a second location.  She stated 
that feel that this location in Brooklyn Park will be a great fit.  
 
Vice-Chair Vosberg suggested that it may be helpful to go through some of the traffic study 
information prior to opening the public hearing because it may assist in answering questions for 
the residents.   
 
Senior Planner Larson suggested that the Commission go ahead and open the public hearing 
and get resident feedback first.    
 
Vice-Chair Vosberg opened the public hearing. 
 
Wayne Jacobson, 5821 Humboldt Avenue North, Brooklyn Center, stated that he grew up in the 
area.  He stated that he has been an environmental scientist for the past 37 years.  He explained 
that he had reviewed the site plan and thinks this is a great plan and that it will be great for the 
community.   
 
Darryl Nelson, 7439 Fremont Avenue North, stated that he opposes this building in the 
neighborhood because it will dramatically change the flavor.  He stated that he believes it will 
bring in way too much traffic and questions what the final population of the school is intended to 
be.  He stated that he thinks this use will be way too much for the surrounding streets, especially 
Meadowwood because it is not designed to have people waiting on both sides and allow traffic to 
flow.  He stated that he feels this use will create a hazard and explained that their used to be a 
no turn between 6:00 a.m. and 9:00 a.m. sign heading south on Humboldt but it was removed a 
few years ago.  He stated that the residents do not understand why that sign was taken away 
because it must have been put there for a reason.  He stated that having people turning in during 
those times of the day will lead to too much traffic in the area.  His main concern is that it is just 
way too big and tall for the area and will change the flavor of the neighborhood and could possibly 
blight the neighborhood.   
 
Kevin Quigley, 7448 Fremont Avenue North, stated that he has lived in Brooklyn Park for 41 years 
and never expected to  be a ‘not in my backyard’ person. He stated that he is not to that point yet, 
but he does have some questions and concerns about this project.  He asked if the church is 
selling this portion of the property or if they were leasing it to the school.  He asked if the church 
would be able to keep up their original design package for their facility if they give up this land.  
He stated that he is surprised by the proposal for the entrance on Meadowwood and feels that it 
is a bad location.  He stated that it is so close to the intersection and explained that Meadowwood 
has a lot of traffic with Monroe Schools new bus drop off location and noted that he thinks that is 
why the sign referred to by Mr. Nelson was taken down.  He suggested that perhaps a turn land 
is needed in this location.  He asked what would happen if this school was closed because then 
there would be a three story building that could become almost anything which concerns him.  He 
asked if there would be restrictions put onto it in the event this school fails and has be to sold off 
and expressed concern that it could become a machine shop or some other use.  He reiterated 
his concern for the traffic impact that this will have, especially on Meadowwood.  He asked about 
the hours of operation for the school and asked if there would be any after school programs or if  
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the space be leased out in the evening hours for meetings.  He stated that he would like to see 
what the back side of the buildings will look like that face the property owners.  He asked if the 
building code in the City included ‘brick or better’ and would like to know what the finishes will be.  
He stated that he is under the impression that the building permits are ready to go and suspects 
that this meeting is merely a ‘feel good’ meeting for the residents to voice their opinions, but the 
project is probably further down the road than they know.  He asked if there would be any control 
over the hours of construction and asked for street cleaning to control the construction dirt that is 
dragged off the site.  
 
Gary Berkland, 7432 Gerard, stated that along with his neighbors he has questions about 
congestion and thinks this proposal for a 3-story building is way too big.  He stated that the Spero 
Academy building in Northeast Minneapolis is a 2-story building with one entrance on 27th Avenue.  
He stated that he believes this is a year round school which is also a concern for the neighborhood 
with traffic and congestion.  He stated that it seems like a much more industrial or commercial 
usage than residential.  He stated that he thinks this is a bad fit, but noted that he supports Spero 
Academy, just not in this location.  He stated that he opposes the entrance on Meadowwood and 
agrees with Mr. Nelson that it will change the whole flavor of the neighborhood.   
 
Carol Robeson, 7424 Gerard Avenue N, asked that there not be a driveway on Meadowwood 
Drive because it seems unnecessary because there are other entrances off a main road rather 
than a small residential street.  She stated that if there is a stop sign that is needed she would 
ask that it be placed at the Humboldt entrance.  She asked that the City leave Meadowwood the 
residential area that it is.  She stated that she thinks Spero using Meadowwood will cause a 
problem for Monroe.  She stated that she thinks the vehicles can get into the Spero property more 
quickly from Humboldt because all of the residents are lined up on Meadowwood to get onto 
Humboldt.  She stated that cars will start going through the residential area when things are back 
up and those cars usually drive fast because they are ticked off.  She stated that current traffic 
counts should not even be considered because summer is different in Minnesota, and that counts 
should be taken once school starts again.  She stated that she wishes Spero Academy well and 
noted that she has been a teacher for many years.   
 
Rebecca Quigley, 7448 Fremont Avenue, stated that she does not feel this proposal fits the 
neighborhood.  She stated that it is industrial and too big and just sees the traffic problems that it 
will create.  She stated that Fremont during the winter months is very busy with traffic because 
people are trying to avoid Humboldt.  She stated that she is against the entrance on Meadowwood 
because it is much too close to the intersection.  She asked about fencing for the people on the 
back side of Fremont.  She stated that they have lived here for 40 years and this is a beautiful, 
quiet neighborhood and she loves it.  She stated that she feels very strongly that she does not 
want to see this go up in the neighborhood. She stated that she hopes Spero Academy can find 
another spot, and reiterated that this is just not a good fit for the neighborhood.  She stated that 
her daughter-in-law works with autistic children, so she knows the importance of this kind of 
school, but this is just not the location for it.  She stated that she also has the concern that if, or 
when, the school closes what this will become.   
 
Tom Zretka, 7440 Gerard Avenue N, explained that he lives on the corner of Gerard and 
Meadowwood and his backyard is Fremont.  He stated that he feels this project will create chaos 
on the roads.  He stated that he does not think there should be an access on Meadowwood and 
the suggested using the churches north lot as their access point to entrance and exit through the 
other exit.  He stated that he is also concerned about the turning from Meadowwood onto 
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Humboldt and noted that there has already been one death here and the City does not need to 
have any more.  He stated that he understands the school building fits on the lot but believes this 
is too much traffic for the area.  He stated that the building does  not fit the area and the City does 
not need a commercial building for school kids.  He stated that he built his home in 1983 and this 
is a very quiet community where everyone respects each other.  He stated that nobody in the 
area wants to look at a 3-story school building for the rest of their lives.  He asked the Planning 
Commission to vote this proposal down.  
 
Nsodini Haini, 7423 Gerard Avenue N, stated that his home faces this project and has lived here 
since 2012.  He stated that the school looks like it is good for the kids with their special need, but 
does not feel it fits the neighborhood.  He stated that there are some people in the neighborhood 
that could not attend the meeting, but none of them want to have the school there and do not think 
it fits the area.  He chose Brooklyn Park over Richfield and Eagan because of its feel and this 
makes it feel like the City is going downhill from what it used to be.  He stated that they lost a 
neighbor at Humboldt and Meadowwood Drive who was about 30 years old.  He explained that 
she was just out walking and got hit by a school bus and another car.  He stated that there was 
also a police chase down 73rd about a month ago and ended at the corner of 73rd and Humboldt.  
He stated that last year the City decided to have the Monroe traffic use Meadowwood and now 
there are people who wait for their kids at the corner along with school buses and Amazon and 
other delivery trucks there already.  He stated that if every family needs to drop off their kids at 
the school, it will be chaos, especially during the winter months with the snow banks.  He stated 
that all the neighbors are in agreement that they do not want an entrance on Meadowwood Drive, 
nor do they want a 3-story building, or a playground on the corner.  He stated that with a busy 
road, a blind spot, and many people who walk their dogs and children along this road, there will 
be a lot of bad things that come.  He stated that this school is not a good fit for the corner of 
Meadowwood Drive and Humboldt.  He stated that many people in the neighborhood are also 
worried about the property tax value decreasing.  He stated that he has heard many people say 
that they are just going to move.  He stated that they need something that will work in the 
neighborhood and this proposed building will bring negative energy to the area. 
 
Quanesha Hunter, 8001 Georgia Avenue N, stated that she used to live at 75th and Fremont.  She 
stated that she thinks this school is a good idea and noted that she is a single mom of kids with 
special needs.  She stated that Brooklyn Center is not very far from where this school would be 
located and stated that there are only two schools in Brooklyn Center.  She stated that her 
daughter suffers from EBD and ADHD and she was forced to put her into a public school but her 
needs have not been met over the last 2 years.  The waiting list for schools that were not in the 
district was almost 2 years.  She stated that she thinks this school would be perfect for the area 
because it is a safe neighborhood which would be good for the kids.  She understands about the 
traffic concerns but these kids need help.  She stated that parents are frustrated because they 
are sending their kids to school, but their special needs are not being met.  She thinks this school 
coming to the area opens up opportunities for the kids to actually learn and get the help they need 
and not just sit in a classroom and get looked over.   
 
Debbie Stoddard, 1409 Meadowwood Drive, stated that she is 100% opposed to the driveway 
location on Meadowwood Drive.  She explained that about 20 years ago there was a study done 
for the No Left Turn sign.  She stated that she personally walked around and got signatures for 
the petition because of the traffic and being unable to exit her driveway.  She stated that with the 
Monroe change and now even the teachers are using Meadowwood Drive which has really 
increased the traffic.  She stated that she believes the traffic study was done around the 4th of 
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July which has very light traffic and would request that a traffic study be done in the fall when 
there is school traffic and everyone is back to work.  She is also opposed to the street light if the 
driveway was installed.  She asked where the snow would go when removal was necessary.  She 
stated that she is opposed to a 3-story building and agrees with the other commenters that it does 
not fit in the neighborhood.  She stated that it appears as though the schoolgrounds will be 
completely fenced in which means any playground equipment installed would not be available for 
community use.  She would ask that natural fencing such as bushes or shrubs be used on 
Meadowwood Drive so they aren’t looking at metal fencing.   
 
Randy Stoddard, 1409 Meadowwood Drive, stated that he is not opposed to kids or to the church’s 
idea.  He stated that he does not agree with the idea of 3-story building in this location.  He stated 
that many of the residents came to the meeting to discuss the Monroe driveway change and they 
felt like it was already pretty much a done deal  when they were at the meeting.  He stated that 
the Monroe traffic has changed the neighborhood and there are times that he literally cannot get 
out of his driveway when the buses are lined up to turn onto Humboldt .  He stated that he would 
dispute the traffic count information because it is not accurate.  He stated that this traffic was the 
reason that his wife worked to get the sign put up and now they have just taken the sign down.  
He suggested that the Planning Commissioners come out to the area and see for themselves 
what happens here with the traffic and sound.  He stated that they have lived in this home for 28 
years and he can count on one hand the number of times he has been able to sleep with his 
window open because of the noise of the cars barreling down Meadowwood.  He stated that he 
thinks the building will be an eyesore and has concerns about what it will morph into down the 
road.   
 
Pastor Mark, Vertical Life Church, invited everyone from the neighborhood to church service on 
Sunday morning at 10:30 a.m.  He explained how the church came on this opportunity with Spero 
Academy. He stated that in the last 10 years they have had a number of opportunities to do things 
with their extra land.  He stated that they always pray heavily about every opportunity and he 
shared examples of past opportunities for things like a cell tower, but noted that they had a heart 
to do something for youth on their extra land.  He stated that when the opportunity came from 
Spero, they were initially not interested in having a school, but when they found out it was a 
special needs school, they were curious.  He stated that his sister was a single mom who raised 
a child with autism and he saw the struggles she went through to find the right solutions and 
opportunities for her child to learn and grow.  He stated that when this opportunity came, they 
prayed about it and felt that this was an opportunity from the Lord.  He explained that the Bible 
verse that God keeps putting in his heart for this situation is Matthew 19:14  Jesus said, “Let the 
little children come to me and do no hinder them, for the Kingdom of Heaven belongs to such as 
these.”  He stated that he totally understands much of what has been said tonight because he 
lives right on the corner of Meadowwood and Humboldt.  He stated that the overriding thing that 
they are saying in this situation is, “God, what do you want?”  He stated that he just attended a 
meeting with the Chief of Police where he was almost in tears mainly because of the needs of the 
youth of the community and the amount of crime and issues that are going on.  He stated that 
they are throwing their hands up and saying that they need help from the faith community and the 
special services community.  He stated that one of the messages he keeps hearing is – we don’t 
want them here – which reminds him of the Island of Misfit Toys from Rudolph the Red-Nosed 
Reindeer.  He stated that he just keeps hearing the heart of the Lord asking who will open up 
room for the children of the next generation.  He stated that sometimes doing this will mean 
making sacrifices.  He stated that there is a big issue with fatherlessness in this country, 
immorality, and also a big issue with special needs.  He stated that 30-50% of the youth crimes 
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committed are made by kids with special needs or some kind of disfunction.  He stated that this 
is a huge opportunity for the community to say yes they will make room in the community for them.  
He stated that he agreed that saying yes will require some sacrifices but he thinks it is time to say 
yes to the next generation and raise them right.  He stated that he really thinks Spero Academy 
has a really good plan and thinks that they will address some of the traffic issues that have been 
raised.  He stated that the overriding thing is that this is an opportunity to make way for the youth 
of the community, especially those that are often overlooked and underserved in the community.     
 
Rebecca Quigley stated that she is not against this school.  She is against the location of the 
school and is not trying to shut out a generation of special needs kids.  She stated that she just 
feels there has to be a better location in the City.  He stated that Pastor Mark talked about making 
sacrifices, but he is getting paid to make his sacrifices and the rest of the neighborhood are not. 
She stated that their taxes will go up and they question what their property values will do.  She 
stated  she keeps going back to what will happen if this school doesn’t stay and worries about 
what the building will become.   
 
Pastor Mark, Vertical Life Church, stated that he does not get paid and operates a business.   
 
Seeing no additional public comment, Commission Vice-Chair Vosberg closed the public hearing.  
She asked Senior Planner Larson to address some of the questions that have been raised and 
asked him to begin with information related to traffic.  
 
Senior Planner Larson stated that he would prefer to hold off on the traffic information because 
that will be a larger conversation.  He clarified that the plat is to subdivide the property so Spero 
Academy can buy the property from Vertical Life Church.  To answer the question of what would 
happen if the school closes, he explained that the property is zoned Public Institution which is a 
pretty limiting district, and gave examples of the types of uses would match that zoning.  He stated 
that architectural pre-cast panels are many times better than brick because they are more 
expensive and are included in the zoning code as a Class 1 material.  Construction hours will be 
7:00 a.m. to 8:00 p.m., Monday through Friday.  He stated that nothing is allowed on Sunday 
without prior approval and noted that he cannot recall the allowed hours for Saturdays but will get 
that information.  He stated that street cleaning is part of the storm water pollution prevention plan 
and will have to be monitored and done on a regular basis.  The Operations and Maintenance 
Department asked for a few street lights in the area.  He noted that they are pretty much at the 
intersections.  He stated that related to snow removal, if the City plows are doing something that 
is causing site line issues that needs to be reported to the City so it can be addressed.  He stated 
the school, for fencing, they have encouraged the application to work on a common fence design 
with the neighbors so there is not a maintenance issue with things growing between the two 
parallel fences.   
 
Vice-Chair Vosberg asked him to elaborate on his comment about collaboration with the 
neighbors on the fencing.  She stated that she would also like information on the final population 
of the school.    
 
Senior Planner Larson stated that  the total population will be 225 students which is much lower 
enrollment than Monroe who is close to 500.  He stated that they do not want the existing 
residential fences and then back to back a fence for this property and would suggest they work 
together so there is just one fence.  He stated that he is unsure if the development team has 
reached out to the neighbors yet. 
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Vice-Chair Vosberg asked if a neighborhood meeting was held on this issue.  
 
Senior Planner Larson stated that there was a neighborhood meeting held a few months ago via 
Zoom and only 2 neighbors attended.  He stated that regarding the traffic study, the traffic 
engineer is not also not overly wild about the driveway on Meadowwood.  He stated he is willing 
to allow another driveway somewhere on Humboldt as long as it is far enough away from 
Meadowwood so it doesn’t create confusion.  He stated that the driveway can be moved and the 
Planning Commission can give the direction that the plans need to be revised for the City Council.  
He explained that moving the driveway would result in fewer cars being able to line up in the drop 
off zone which may result in cars backing up onto Humboldt.   
 
Vice-Chair Vosberg asked about the speed limit on Meadowwood and Humboldt.  
 
Senior Planner Larson explained that currently they are both 30 mph streets.  The City Council 
reviewed and approved a proposal a few weeks ago that had some streets in town changing and 
Humboldt is one that would be changing to 35 mph which is based on off the going rate.  He 
stated that a traffic study was conducted in 2019 with the Monroe proposal, so they do have data 
that is fairly recent from the pre-Monroe situation that is also pre-pandemic and not during the 
summer months.  He stated that they did put out some hoses to count cars last week which was 
just kind of a check in.  He stated that they do know what the seasonal bounce is between different 
times of the year.  He stated that in the study, he conservatively bumped it up 20%.  He reiterated 
that the driveway can be taken away from Meadowwood.  He explained that the conclusion of the 
traffic engineer was that there would be a slight increase in traffic, but the roads can handle this 
use.   
 
Commissioner Lee asked if the fencing will need to be one fence and what would happen if the 
residents did not want to change their fence.  He asked if there were regulations for distance and 
height of the new fencing.   
 
Senior Planner Larson stated that it is only a recommendation not to have parallel fencing but 
they certainly can, it just requires a little more attention be paid to maintenance to keep the weeds 
from growing in between. He stated that if the neighbors want to keep their fence, they will be 
able to keep their fence.   
 
Commissioner Lee stated that the residents have expressed concern about a 3-story building and 
noted that he assumes that it meets City Code, but asked how the proposal would be affected if 
the building was changed to a 2-story building.   
 
Mr. Fincher stated that they looked at multiple options and with the enrollment projects over the 
next 5 years, to reach 225 students, they need to get up to 90,000 square feet and in order to do 
that while also meeting the other site demands with parking, circulation, and green space, there 
is not another option to do a 2-story building because the footprint would need to grow.   
 
Commissioner Lee asked about moving the entrance from Meadowwood to Humboldt.  
 
Mr. Fincher stated that the plan is to queue the maximum number of cars that they can along the 
drive aisle.  He stated that they are willing to work with the City on what will be the safest for the 
neighborhood. 
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Commissioner Lee asked how the applicant would approach the fencing issue if this proposal 
moves forward.  
 
Mr. Fincher stated that they are open to either scenario but they do require that the greenspace 
by fully fenced in and 6 feet tall due to the population of the children at the school because they 
are high flight risk, so it is to meet the safety needs of the student population. He stated that he 
understands the concerns raised by Senior Planner Larson about parallel fencing creating a weird 
interstitial space, but they do require a certain type of fence which has to be ‘anti-climb’.   
 
Commissioner Klonowski asked Mr. Fincher about the site lines of the school as a 3-story building 
and what impacts he foresees for the neighbors directly adjacent to the playground.  She stated 
that she would like to know what they will be seeing from the backyard of the school. 
 
Mr. Fincher showed the renderings that would show the view from across the street.  He stated 
that this is an ‘L’ shaped building and noted that a portion will be visible but then stepped back 
behind greenspace, playground, and fencing.  
 
Commissioner Klonowski asked if the gymnasium was the part of the school that would be directly 
facing the neighbors so they would not be looking into classrooms and students would not be 
looking the backyards.   
 
Mr. Fincher stated that would be correct and explained the location of the gymnasium equipment.  
He stated that there will also be a buffer of greenspace that has not been shown that will include 
a berm as well as landscaping.   
 
Commissioner Klonowski asked about what the schools sees as the differences in percentages 
of parent drop off versus school buses and what size the buses and how many students will be 
on each bus.   
 
Diane Pengal, Spero Academy, thanked the residents for their questions and comments because 
it has been very insightful.  She stated that of the 225 students that will be at the school within the 
next 5 years, she would expect that only about 20% of the students are parent drop off and 80% 
utilize transportation.  She stated that they do not use big yellow school buses but instead, small 
vans that can hold from 4 to 10 students, however the maximum students that they are 
comfortable with is 5 students per van. She explained that they have used the same transportation 
company since they have opened in 2004 who have been great to work with.  She stated that if 
there is a traffic pattern that they have to follow, such as not going down a certain street, she will 
communicate that to them.  She noted that the vans will be able to line up in the parking lot and 
will not line up out on Humboldt.  She stated that once they get to 225 students that will probably 
mean there will be about 30-35 vans, but reiterated that they will line up in the parking lot.   
 
Commissioner Klonowski asked about the tax implications for the neighborhood.  
 
Senior Planner Larson stated that this is a public charter school so the money comes directly from 
the State and not from a school district.  He stated that if the concerns are related to property 
value, that is something that is not gotten into at this level.  He stated that the residents are not 
directly paying for the school through their tax dollars like they would for the school district.   
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Commissioner Klonowski asked how school sites are zoned and the considerations when the 
Planning Department decides to zone for a public use such as this.  
 
Senior Planner Larson clarified that the Planning Department does not zone property.  The City 
Council has an adopted zoning map and each zone has a list of acceptable uses which fall into 
either permitted or conditional.  He reiterated that this property is zoned Public Institution and 
schools or educational use is allowed as a permitted use.  The standard for denying this is 
exceedingly high, so this is a Site Plan review because it is adjacent to residential.  He stated that 
based on comments heard from neighbors tonight, there is some ability to work on some of the 
things in the Site Plan to address some of those concerns, but the question of whether this should 
go here or not is a whole other matter.   
 
Commissioner Klonowski asked how many stories would be allowable on this site.  
 
Senior Planner Larson stated that it can be 60 feet high, which would equate to 4-5 stories.   
 
Commissioner Udomah asked what kind of fencing is proposed by the applicant and explained 
that some of the neighbors are concerned about the noise from the school.  He asked if the fencing 
would help alleviate those concerns.   
 
Mr. Fincher stated that the current fence is chain link that is only 4 feet tall.  He stated that their 
plan is to enclose the playground with a 6 foot tall, vinyl plank fence.  He stated that he is not an 
acoustician, but he believes that will help mitigate carrying the sound.  He noted that they were 
planning more of a wire mesh fencing along the street and that was more about giving more 
transparency between the street and the playground, but if sound is a concern, but thinks the 
school would consider looking at making all the fencing vinyl plank.   
 
Commissioner Udomah stated that the neighbors are concerned about how high the building is 
and asked if there was a way to minimize the appearance with some trees or grading.  He stated 
that he thinks the building is beautiful but would like to see if there is a way to work together on 
this issue.  
 
Mr. Fincher stated that there is a buffer between the street and the building already which was 
done to step it back from the street and allow for greenspace.  There are trees within the right of 
way and also landscaping in front of the building to attempt to mitigate the overall site line impact 
of the 3-story building.  He stated that the same could be said for the south and east side because 
they have tried to step it back from all property lines.   
 
Commissioner Cavin stated that when he first reviewed the plans he shared the same concerns 
as the residents about the entry onto Meadowwood.  He asked if it might be a solution to change 
the direction from an entry and make it an exit, the backup would take place within the school 
property.  He stated that he can remember being part of Safety Patrol when he was in elementary 
school which he hopes was the start of him becoming a leader.  He would hope some of those 
safety measures will be adopted to help direct and manage traffic.  He stated that he did not see 
a loading dock included in the plans for kitchen or school supplies and asked what the plans were 
for that kind of delivery.   
 
Mr. Fincher stated that they actually considered the directional change suggested by 
Commissioner Cavin, but they wanted to keep the drop off of the student on the passenger side 
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and with that idea, it would have them having to walk into the drive aisle to get to the school, so 
out of concern for the students they did not pursue that idea.   
 
Commissioner Cavin stated that he had thought of that also, but feels there are ways to mitigate 
that situation to ensure student safety.  
 
Mr. Fincher agreed and stated that they are willing to work through those details with the City.  He 
stated that they are advocating for a traditional angled drive aisle entry, but reiterated their 
willingness to work with the City.  There is a direct drive aisle directly into the garbage enclosure 
for the loading dock area and there will not be issues accessing that area at all.  The operation 
hours would definitely be outside of any peak period of pick up and drop off times.  He noted that 
there is no school on Fridays, so currently that is how they operate is having those items serviced 
on Fridays.   
 
Commissioner Husain stated that the overwhelming feedback from the community is that the 
Meadowwood access does not work and he agrees.  He stated that there are quite a few tweaks 
that will need to be done to the plans but would suggest that there be access from Humboldt for 
entrance and when they are leaving, to leave from the church exit on the north side of the property.   
 
Mr. Fincher stated that he cannot say yes or no on whether that would work or not, but reiterated 
that they want to work with both the City and the school on a solution.  He noted that their intent 
was to have parent pick up and drop off in a separate location from the van pick up and drop off 
locations.   
 
Commissioner Husain stated that he thinks his proposal would make this somewhat feasible from 
the traffic point of view.  He stated that from what he has seen, Meadowwood is not a good idea 
at all and he would not be in favor of that part of the proposal.   
 
Commissioner Kiekow asked if the plan was to continue operations at their existing site or whether 
it would all move to this new site.   
 
Mr. Fincher stated that everything will continue at the current facility and noted that they have 
reached full enrollment at their current facility which is driving the need for a second location.  He 
stated that their waiting list is over 200 students long and they do not see any negative impacts 
to their current facility.   
 
Commissioner Kiekow stated that when he first read this proposal, it struck him that the building 
is not in keeping with the residential area.  He stated that the largest buildings in the area are 1.5-
2 stories and this would be a large, commercial looking building in a residential area and looks 
very out of place.  He stated that he could not approve the project.   
 
Commissioner Turnham stated that 252 will be under construction in the near future and asked 
how that will affect the traffic flow for both Spero and Humboldt.  
 
Senior Planner Larson stated that he is unsure because they don’t know if the exit will be at  70th 
or 66th, or at Brookdale or 73rd.  He stated that they just do not know all the details yet so traffic 
could increase, or it could decrease, depending on how people end up using Humboldt.    
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Commissioner Klonowski thanked Spero Academy and JB Vang for considering Brooklyn Park 
for their school.  She stated that she would agree with the statements made earlier that they love 
the idea of this coming to the City, but may not agreed with where it goes, but agrees that it will  
serve a huge need in the community.   
 
Commission Vice-Chair Vosberg stated that there has been discussion about the height of the 
building being 3-stories because of some of the other regulations for the space related to parking 
and greenspace.  She asked if there would be any wiggle room around those issues to bring the 
building down a level and spread it out to make it is a bit less industrial looking.   
 
Senior Planner Larson stated that their Minneapolis location is 2-stories, but the difference is they 
use the street for some of their drop off and pick-ups which is something that staff would not 
support.   
 
Commission Vice-Chair Vosberg asked if there was an opportunity to use more of the church 
parking lot to allow more space that direction including more shared parking.   
 
Mr. Fincher stated that they are dealing with the constraints of meeting the parking needs on their 
site.  He stated that they would like for the 120 stalls to remain on their property even though they 
do have a shared parking agreement with Vertical Life Church to utilize additional stalls if there is 
need.  He stated that their plans are a long range plan so it is tough to stand here and say they 
could shrink the size of the building.  He stated that he would not be able to give an answer to the 
Commission today.   
 
Commission Vice-Chair Vosberg stated that she was not suggesting that it be shrunk, but rather 
spread outwards rather than upwards.   
 
Mr. Fincher stated that he thinks there would be room that would allow them to spread out a bit, 
but does not think there would be enough room to stretch out enough to turn this from a 3-story 
building into a 2-story building.   
 
Commission Vice-Chair Vosberg stated that there have been a lot of comments regarding the 
congestion on Humboldt and asked if a school was put into this location if there would be 
additional traffic rules and signals necessary.  She stated that it appears as though Humboldt is 
becoming a thoroughfare and being used as a shortcut and most likely people are traveling too 
quickly.  She stated that she was not part of the conversation with Monroe so she does not know 
what happened in that situation.  She asked what some of the rules were around Humboldt.   
 
Senior Planner Larson explained that Monroe has very small frontage on Brookdale Drive and it 
was designed as a neighborhood school where kids would walk.  As times and conditions have 
changed, more students were being bussed to the school and even more parents were dropping 
their children off.  He stated that there was limited place for all the traffic and it was a mess over 
there.  The solution that the school district came up with was to move the buses to the back and 
still have parents use the front and explained that this was why the sign was taken down so the 
bus could make the left turn off of Humboldt onto Meadowwood to get to the back spot.  He stated 
that this is a school that almost no children would walk to and if so, they would be walking with a 
parent and not alone.  He stated that there is no requirement for a different traffic signal or signage 
near the school.   
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Mr. Fincher stated that the drop off and pick up situation at Spero’s current school is very well 
managed by staff. 
 
Commission Vice-Chair Vosberg stated that she feels like aside from this project that there is a 
conversation with the City about Humboldt, in general, regarding the traffic, speed, and signage.  
She stated that she thinks Humboldt needs a deep look in regards to how the traffic is being 
handled today.    
 
Commissioner Husain asked how the Monroe building compared to this proposed building.  
 
Senior Planner Larson stated that the Monroe building is a one level building that has a much 
larger footprint. 
 
Commission Vice-Chair Vosberg stated that any action taken tonight will be a recommendation 
from the Planning Commission and will go before the City Council for the final decision.  She 
stated that she would like to add conditions that the traffic be reviewed, including the ins and outs 
for both Meadowwood and Humboldt; signage around the school related to speed, traffic flow, 
turning motions needs more in-depth review; the traffic study be confirmed that it was taken during 
a time when it is realistic to true traffic levels; and that there be architectural considerations for 
finding ways to soften the look of the building.   
 
Commissioner Klonowski stated that she would also make a recommendation that the City ask 
the driveway to be removed from Meadowwood.   
 
MOTION KLONOWSKI, SECOND CAVIN, TO RECOMMEND APPROVAL OF PRELIMINARY 
PLAT #21-115 OF “SPERO ACADEMY” SUBDIVING 6.21 ACRES INTO TWO INSITITUIONAL 
LOTS AT THE NORTHEAST CORNER OF HUMBOLDT AVENUE AND MEADOWWOOD 
DRIVE NORTH, SUBJECT TO CONDITIONS IN THE DRAFT RESOLUTION. 
 
MOTION CARRIED WITH COMMISSIONERS KIEKOW AND LEE VOTING AGAINST.  
 
MOTION KLONOWKSI, SECOND HUSAIN TO RECOMMEND APPROVAL OF SITE PLAN 
REVIEW FOR A PUBLIC CHARTER ELEMENTARY SCHOOL AT 7444 HUMBOLDT AVENUE 
NORTH AND A RELIGIOUS INSTITUTION AT 7600 HUMBOLDT AVENUE NORTH, SUBJECT 
TO CONDITIONS IN THE DRAFT RESOLUTIONS, WITH THE ADDITIONAL CONDITIONS OF 
REMOVAL OF THE ACCESS ON MEADOWWOOD, REVIEW OF THE TRAFFIC STUDY TO 
ENSURE IT WAS TAKEN DURING THE APPROPRIATE TIME TO ENSURE IT IS REALISTIC, 
AND TAKE A CLOSER LOOK AT TRAFFIC AND SIGNAGE ON HUMBOLDT AVENUE. 
 
Commissioner Udomah asked if there was a need to do another traffic study since this would be 
moving onto the Council.  
 
Commission Vice-Chair Vosberg stated that she would like to see that the City is confirming they 
feel the traffic study was done during an appropriate time and is reflective of the situation.   
 
Commissioner Udomah asked when the Planning Commission would review that information.  
 
Commission Vice-Chair Vosberg clarified that the Planning Commission would not actually review 
that and would just be the recommendation that goes to the City Council.   
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Senior Planner Larson stated that staff can have the traffic engineer update everything and clarify 
when the counts were taken over the last few years and send copies to the Planning Commission.   
 
Commissioner Klonowski noted that she would not be in favor of softening the architecture of the 
building as Vice-Chair Vosberg had suggested.    
 
There was Consensus of the Commission not to include a condition that requires softening the 
architecture of the building.  
 
MOTION CARRIED WITH COMMISSIONERS KIEKOW AND LEE VOTING AGAINST.   
 
Planning Director Mogush stated the public hearing item is scheduled to be reviewed at the City 
Council meeting on July 26, 2021. 
 
Commissioner Vice-Chair Vosberg thanked the residents for their participation and input on this 
item.   
 

C. Tire World (George Sirleaf) – Conditional Use Permit #21-116 for Auto Repair in the 
Former Car Wash Bay at 6300 Zane Avenue North 

 
Senior Planner Larson introduced the application for a Conditional Use Permit for auto repair in a 
former car wash bay at 6300 Zane Avenue North.  He stated that the car wash bay has not been 
used in many years and is currently being used as storage for the convenience store.  He stated 
that there is a proposal to rent out the space for an auto repair business.  The applicant is 
requesting to be able to do minor auto repair items such as tires, oil changes, brakes, rotors, light 
and bumper replacement, alternators, and key starters. Staff is recommending approval with the 
conditions as noted in the staff report.  The property does have some neglected landscaping with 
bushes and shrubs that are overgrown and need to be trimmed back and some trees who need 
to have some branches removed.  He stated that there is also to be no overnight parking of any 
customer vehicles and reviewed some of the other recommendations for operational issues and 
lighting plans.      
 
George Sirleaf (the applicant) introduced himself and stated that he owns Tire World and is 
proposing this location for their second branch.    
 
Commission Vice-Chair Vosberg opened the public hearing. 
 
Robert Herman stated that he and his wife, Shirley, have owned the building at 6301 Zane Avenue 
for about 30 years.  He stated that the Planning Commission needs to be aware that this is a high 
crime area right now.  He stated that they are under extreme stress due to COVID but also there 
have been a lot of gang and drug activity happening in the area.  He stated that the picture that 
showed the bay door also showed a little trailer sitting in front of the door that is a police 
surveillance vehicle to monitor the area.  The police, for the last 3 months, as much as they are 
able, have been watching the area because there are a lot of problems there.  He stated that 
because of what has been going on recently in the Twin Cities area, the police are very limited in 
what they can enforce crime.  He stated that their understanding is that they cannot arrest anyone 
for marijuana use unless they are carrying 144 grams because the Hennepin County prosecutor 
refuses to prosecute any case for amounts less than that.  This decision has made it very difficult 
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for the businesses in addition to the limitation from COVID and in this area it is a disadvantaged 
community.  He stated that these people have not been able to take advantage of the PPO loans 
and not treated the same as other bigger businesses.  He stated that he knows that several of 
them were turned down by banks because they did not think they qualified.  He stated that they 
have been trying to help by giving them rent assistance.  He stated that they have been in this 
area long enough to know that this has been a very difficult area.  All of the businesses, including 
their building, the strip mall and the gas station have all gone bankrupt in the last 25 years and 
had had different owners.  There was a meeting 3 weeks ago with the City and the police 
department to get the people in the area to work together to unify and become stronger.  They 
have tried to do make improvements to the property to prevent people from parking on their 
property overnight and are now considering finding a way to chain off the parking lot at night 
because there are cars parking in there.  He stated that the only people who did not cooperate 
with the City on helping in this situation were the people that own the Shell gas station and now 
they want to rent out the building that has not been used.  He stated that there is not enough room 
for them to park cars that have work done and he expressed his concern that they would attempt 
to park in his yard or the strip mall.  He reiterated that he just does not think there is enough room 
there for this use nor would it be a positive thing for the atmosphere right now.   
 
Seeing no additional individuals approach the podium, Commission Vice-Chair Vosberg closed 
the public hearing.  
 
Commissioner Turnham asked if the drain for the car wash has been plugged or sealed.  
 
Senior Planner Larson stated that it is a good question and noted that this would need a building 
permit for the change in use and that is one of the details that the architect would need to provide.   
 
Commissioner Udomah asked if anyone had considered putting a fence around the property to 
safeguard the neighbors.  
 
Senior Planner Larson explained that there is already a fence along the north property line, but it 
is more of a temporary type of security fence for the vacant lot to the north.  He stated that there 
has been some discussion that have included the police department and the thought has been 
that a privacy fence may screen off things that may be hiding behind the fence, but chain link 
might be okay.  He stated that there are pros and cons for either way, but noted that it had been 
discussed a bit.   
 
Commissioner Udomah asked how the landscaping would be handled.  
 
Senior Planner Larson stated that the hot month of August is not the best time to trim trees, but 
they do need to get a professional landscaping crew onto the site to work on it.  He explained that 
the property owner has neglected this maintenance over the years and this will give the ability for 
the City to say to the property owner if you want to keep your tenant you will need to keep the 
landscaping nice and trimmed.   
 
Commissioner Klonowski asked if the mechanicals are property screened on top of the existing 
building.   
 
Senior Planner Larson stated that what is up there is boxy in shape and, for its day, probably met 
Code as this building pre-dates our current Code.   
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Commissioner Klonowski confirmed that there is no intent to have overnight parking in the rear of 
the building.   
 
Senior Planner Larson clarified that there is to be no overnight parking outside, but he could park 
one car in the garage bay.   
 
Commissioner Lee asked for information on the request for 2 or 3 additional parking spaces to be 
built in the back. 
 
Senior Planner Larson stated that the plan says 3 additional spaces, however there are 4 shown.  
He stated that 3 or 4 would be fine as long as it is paved properly with curb and gutter.  He stated 
that those spaces could be used for either staff or customer parking but at the end of the day, 
there can be no vehicles left parked onsite.  
 
Commissioner Lee asked if there was lighting back there.  
 
Senior Planner Larson stated that part of the lighting plan would include getting lighting in that 
location.  
 
Commissioner Lee asked if the lease was just for the car wash bay and asked if there was any 
requirement for administrative space for the auto repair.   
 
Senior Planner Larson stated that Mr. Sirleaf has an office elsewhere.  
 
Mr. Sirleaf stated that he has a corporate office in Brooklyn Center and this would be his second 
location. 
 
Commissioner Lee asked how the process would work for Mr. Sirleaf to get cars to this site for 
work and then getting the cars out of the site.   
 
Mr. Sirleaf explained that it will work by appointment, they would have the work done, and then 
leave.   
 
Commissioner Lee asked if the car owners would be waiting for the car work to be completed.  
 
Mr. Sirleaf stated that they will have the option to wait if they like, but they could also drop the car 
off.  He stated that they will give them a time to come for it and will know that at the end of the 
day the car needs to leave.   
 
Commissioner Lee stated that it appears the entire area is a work bay and not a waiting area.   
 
Mr. Sirleaf confirmed that it is just a work bay area.   
 
Commissioner Cavin stated that he understands the stress of this area and what crime has placed 
on the area.  He stated that the City may be able to consider this area as an investment opportunity 
for the American Rescue Plan.  He stated that he sincerely appreciates Mr. Sirleaf’s willingness 
to invest in this area despite what is happening in the area.   
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Commission Vice-Chair Vosberg asked who owned the building.  
 
Senior Planner Larson explained that the franchise owner of the Shell Station owns it and clarified 
that it is not a corporate store.   
 
Commission Vice-Chair Vosberg asked if she was correct that changing the type of business will 
trigger all the code enforcements that are on currently on the books.    
 
Senior Planner Larson stated that is correct. 
 
Commissioner Vice-Chair Vosberg stated that this is an important point because the building 
looks rough.  She asked what the hours of operation are for the Shell Station.  
 
Senior Planner Larson stated that he was not sure. 
 
Someone from the audience stated that the Shell is open 7:00 a.m. to 10:00 p.m. every day.  
 
Commission Vice-Chair Vosberg asked what the hours of operation would be for the auto repair 
business.  
 
Mr. Sirleaf stated that his hours will be from 7:00 a.m. to 7:00 p.m. 
 
Commission Vice-Chair Vosberg asked if Mr. Sirleaf had this same business located elsewhere.   
 
Mr. Sirleaf stated that he does on Xylon Avenue in Brooklyn Park near the Mr. Car Wash.   
 
Commission Vice-Chair Vosberg asked where the Tire World portion of this business was located.   
 
There was discussion about Tire World and a comment was made that Tire World was a company 
previously owned by Mr. Sirleaf.   
 
Commissioner Vice-Chair Vosberg clarified that right now it is just the gas station and the car 
wash bay.  She stated that she has mixed feelings about this and noted that she is concerned 
about the parking and the likelihood that they will finish work on every single car every day 
because only one car will fit in the bay.  She stated that this use is making her a bit uncomfortable 
in that neighborhood and the police have specifically expressed no overnight parking.  She stated 
that she feels like this is something that will become very difficult based on the type of the business 
and the small physical bay.   
 
Commissioner Husain asked Mr. Sirleaf what would happen if there were two cars on site at the 
end of the day.  
 
Mr. Sirleaf stated that every job they take, they have to complete it, so they will not take a job that 
they cannot complete.   
 
Commissioner Klonowski asked about signage for this business.  
 
Mr. Sirleaf stated that he will put up a sign on the building.   
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Senior Planner Larson stated that for signage, there is a permit and the City reviews the plans to 
ensure they meet all the requirements for that zoning district and issue it administratively.   
 
Commissioner Cavin asked if the sign was based off of the lineal footage of the entire building or 
just his portion of the building.  
 
Senior Planner Larson stated that the Sign Code for a multi-tenant building is based on the 
business frontage.  He stated that the code says you get 10 percent of the frontage so this sign 
will not be very large, but he can have one.  
 
MOTION HUSAIN, SECOND KIEKOW, TO RECOMMEND APPROVAL OF CONDITIONAL USE 
PERMIT #21-116 FOR AUTO REPAIR AT 6300 ZANE AVENUE NORTH, SUBJECT TO 
CONDITIONS IN THE DRAFT RESOLUTION. 
 
Commission Vice-Chair Vosberg reiterated that she is not comfortable with this proposal and the 
parking solution.  She stated that she thinks it is opening the City up to other types of issues that 
are not really going to be addressed by having this in this location.   
 
MOTION CARRIED WITH COMMISSIONERS VOSBERG, KIEKOW, AND LEE VOTING 
AGAINST.   
 
Commissioner Vice-Chair Vosberg stated the public hearing item is scheduled to be reviewed at 
the City Council meeting on July 26, 2021. 
 

D. Village Creek Apartments (Devean George, Building Blocks Non-Profit Collective 
Trust) – Conditional Use Permit #21-117 for an 83 Unit Mixed Use Apartment 
Building at 7621 Brooklyn Boulevard North 

 
Senior Planner Larson introduced the application for a Conditional Use Permit for an 83 unit mixed 
use apartment building at 7621 Brooklyn Boulevard North.  He noted that the property is located 
at the westerly corner of Brooklyn Boulevard and Welcome Avenue.    He explained that the site 
was a companion site that was developed as the Shoppes at Village Creek and is now just the 
Hennepin Healthcare Building.   He noted that a little over 20 years ago there was a Village Master 
Plan Shingle Creek study that was completed that envisioned what was called the market spine 
in this location.  He stated that it was to be an area of mixed use buildings, high amenity and 
walkable, with retail, office and residential.  He stated that in 2005 the plan was updated a bit and 
was envisioned to be a multi-story building mixed residential with some retail on the first level.  He 
stated that the focus in 2005 was mostly on the townhomes.  He stated that the current proposal 
is for the Village Creek Apartments and has been in the works for a few years. The applicant has 
been working with the Economic Development Authority on the property because the City’s EDA 
owns the lot.  They are proposing a 5-story building that has retail/office uses on the Brooklyn 
Boulevard side of the first level that wraps a bit around to the Welcome Avenue side and 
residential for the remainder of the building with a level of underground parking below.  He gave 
a brief overview of the landscaping plans and floor plans of the units.  They are planning 38 one-
bedroom units, 27 two-bedroom units, and 18 three-bedroom units for a total of 83 units.  The 
building materials will be mostly brick with some architectural metals at the top to help reduce its 
scale.  Staff is recommending approval of the Conditional Use Permit.   
 



 

City of Brooklyn Park 
Planning Commission Meeting Minutes  

July 14, 2021 – Regular Meeting 
  Page 20 of 24 

 

David Witt, Mobilized Design Architecture, introduced himself and explained that what they find 
exciting about this project are the activities happening on the first floor of the project.  He stated 
that their development team is working with an organization that would run a restaurant plus a 
catering type kitchen which is kind of an incubator catering kitchen that could be rented out.  He 
stated that there will also be spots for pop-up retail as well as a co-working type of space.  He 
stated that the developer, Devon George, also has a non-profit organization called Building Blocks 
which provides after-school programming for children and found that 4:00 p.m. to 6:00 p.m. is the 
time where kids tend to get into trouble and they are provide a space for them for education, 
mentoring, and activities, that will keep them occupied, active and engaged.   
 
Commission Vice-Chair Vosberg opened the public hearing. 
 
Council Liaison Jacobson stated that she could give perspective from the City Council about this 
project.  She explained that the Council looked at this project as a very unique set of amenities 
for the area.  She stated that while it is a significant amount of additional housing in an area where 
they said they did not want to concentrate more housing, the other elements of the project 
outweighed that concern.   
 
Seeing no additional individuals wishing to speak, Commission Vice-Chair Vosberg closed the 
public hearing.  
  
Commissioner Udomah stated that he is kind of excited about this project because Brooklyn Park 
has been really underserved when it comes to restaurants and places where people can gather.  
He stated that this is a unique project and while he was initially concerned about bringing more 
rental space into this area of the City, he can see where other factors may be more important.   
 
Commissioner Kiekow stated that he is very concerned about this project because of the 
additional concentration of rental space in an area that is already over saturated by rental units 
and does not feel this is something that the City should be considering.  He stated that the City 
demolished apartments in this area to cut down on the concentration of units and this will just put 
them back in again.  He stated that it appears that the idea of more rental units is being couched 
under the incubator restaurant business rather than the real fact that this will put another 83 unit 
into an area that is already super saturated with rental units.  He stated that they can say that 
they will be market rate today, but Huntington Place was also market rate when it was built and 
now it isn’t.  He stated that this concentration of people in one area tends to lead to additional 
crime and that area already has a higher crime ratio than the rest of the City and is concerned 
about adding more rental to that super saturated rental area.  
 
Commissioner Lee asked what color the building will actually be.  
 
Mr. Witt reviewed a rendering of the project that he felt most accurately reflected the colors and 
materials of the project with the two colors of brick and the metal panel on the 5th floor.   
 
Commissioner Klonowski asked if this was truly a market rate building and whether there would 
be any affordable units.   
 
Mr. Witt stated that the intent is to be a market rate building.   
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Commissioner Klonowski asked if the tenants were speculative at this point or do they have most 
of them already lined up.   
 
Mr. Witt stated that it is speculative at this point because it is probably a bit over a year out from 
leasing.   
 
Commissioner Klonowski asked how transportation is managed for the after school program.   
 
Mr. Witt stated that it is primarily intended for the people who occupy the building and adjacent 
properties.  He explained that Mr. George does a number of these kinds of things at his 
developments that concentrate on the kids in the building or the very adjacent neighborhood so 
there will not be a lot of traffic generated of people dropping their kids off.   
 
Commissioner Klonowski asked if the City knew what the vacancy rate is for this area of the City.   
 
Senior Planner Larson stated that he does not know the specific number but knows that it is very 
low right now.   
 
Commissioner Klonowski stated that she is an advocate for affordable housing and knows that 
this building will not serve that purpose, but she feels like this area could use more elevation and 
more of a mixed income range.  She stated that she thinks this fits in beautifully with what has 
already been developed and will be an asset to the community.   
 
Planning Director Mogush stated that regarding the affordability issue, the information that they 
have from EDA staff on the unit mix for this project is that 80% of the units are at market rate but 
20% will be set aside for households that are at or below 50% of the Area Median Income (AMI).  
He stated that this proposal meets the City’s mixed income policy.   
 
Commissioner Cavin asked about the ceiling height for the underground parking area.  
 
Mr. Witt stated that it is 11 feet 8 inches floor to floor which makes it about 11 feet for ceiling 
height.   
 
Commissioner Cavin asked if there would just be one elevator and asked if it would be freight 
sized in order to get furniture up and down.  
 
Mr. Witt stated that it is a freight elevator that will accommodate moving furniture in and out.  He 
explained that size is also what is required to fit a stretcher for emergency services.  
 
Commissioner Cavin asked if there would be a railing around the balcony area.   
 
Mr. Witt stated that it is what is called a Juliet Balcony.  He stated that you cannot really step out, 
but allows you to open your doors inside your units.  He stated that the rooftop deck amenity will 
have a seating area that is connected to a community room and stated that this area kind of 
balances not having an actual balcony space with giving them the amenity of an outdoor space 
that has a sort of a living room.    
 
Commissioner Klonowski asked about the intended green space for the area and if there would 
be something like a dog walk area.  
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Mr. Witt stated that right now there is not a ton of green space, but there is the outdoor seating 
area on the 5th floor and a seating/firepit area near the main entrance.  He stated that much of the 
greenspace was taken over for stormwater management and noted that typically do not allow pets 
in their buildings.   
 
Commission Vice-Chair Vosberg noted that she had sent an e-mail to staff earlier in the week 
with a few specific questions that she hopes have responses.  She stated that this land is owned 
by the City and asked what year it was purchased and how much was paid for it.   
 
Planning Director Mogush stated that the City purchased the property in 2002 and the total 
amount paid for the land, was $6,250,000, which the City paid 50 percent and Kraus Anderson 
paid the other 50 percent.  He noted that price was for more than just this site and included the 
former shopping center.   
 
Commission Vice-Chair Vosberg asked why the City bought the land.   
 
Senior Planner Larson stated that this was the site of the Village North Mall which was about 90 
percent vacant at the time of purchase.  He noted that when he started at the City it had two 
tenants, the Hallmark Store and a remote control car track.   
 
Commission Vice-Chair Vosberg asked what the original intent was once the City purchased it.   
 
Senior Planner Larson stated that the original intent was to redevelop the site.   
 
Commission Vice-Chair Vosberg stated that there is an issue in that area and the City has too 
much rental property.  She stated that there are too many apartments put into too small of an 
area.  She stated that now the City should be planning and thinking about mixed use.  She stated 
that there have been many valiant efforts to try to change the complexion of the area.  She loves 
the concept for the bottom part of the building, but feels 83 apartment units in an area that is 
already way overpopulated with rental units that is having a very difficult time economically is 
unfair to the community.  She stated that it is unfair when the City has made a conscience effort 
to try to clean up some of the problems and give them good development that allows their property 
values to go up and allow them to be safe.  She stated that one of the conditions for approval was 
the effect of the proposed use on the health, safety and welfare of the surrounding land, existing 
traffic conditions and the affect on the neighborhood.   She stated that she really does not feel 
like this is a good opportunity and feels the focus on the City was to reduce the density of rental 
apartments in the area.  She stated that she is not against the concept and reiterated that she 
feels the bottom portion is amazing but stated that she cannot vote in favor of adding 83 more 
apartments to an over-populated area.   
 
Commissioner Lee stated that he has only lived in the City for a few years and Zane Avenue is a 
rental corridor, for better or for worse, that is its identity.  He stated that he used to work for the 
City so he is coming at this from a different perspective and feels that renters are also residents.  
There was a time when the welcome packet did not go to renters but that was changed.  He stated 
that these are market rate apartments and feels the vision is fresh and exciting which he feels will 
invigorate the area especially with the ideas and programs that are proposed.  He stated he thinks 
the benefits outweigh the risk of putting additional units into this space.   
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Commissioner Cavin stated that he would echo Commissioner Lee and noted that his opinion is 
that it needs to be all about looking forward and not backwards.  He stated that the City knows 
what it did in the past and now needs to correct those mistakes from a health and safety 
perspective, but the City is growing and this will product a beautiful place.  He stated that he is in 
support of this development and is part of the growth and change of the City.   
 
Commissioner Udomah stated that he will also support this proposal.  He stated that he has seen 
many of the new buildings in the City and they are beautiful which brings in a different kind of 
resident that is invested in the community.  He stated that other places may see a building like 
this and decide that they need to up their game.   
 
Commissioner Turnham asked if the City still owns the land or if it would sell it to the developer.   
 
Senior Planner Larson stated that technically, the EDA owns the land and they would sell it to the 
developer with a development agreement that usually contains a clause that if the project falls 
through the land will go back to the EDA. 
 
Commissioner Klonowski noted that there was mention that Kraus Anderson purchased the land 
in conjunction with the City and asked if they were still involved.   
 
Senior Planner Larson stated that he does not remember all the ins and outs of the situation, and 
Kraus Anderson owned the shopping center, but they are completely out of it at this time.    
 
MOTION LEE, SECOND KLONOWSKI, TO RECOMMEND APPROVAL OF CONDITIONAL USE 
PERMIT #21-117 FOR AN 83-UNIT MIXED USE APARTMENT BUILDING AT 7621 BROOKLYN 
BOULEVARD, SUBJECT TO CONDITIONS IN THE DRAFT RESOLUTION. 
 
MOTION CARRIED WITH COMMISSIONERS KIEKOW AND VOSBERG VOTING AGAINST.  
 
Commission Vice-Chair Vosberg stated the public hearing item is scheduled to be reviewed at 
the City Council meeting on July 26, 2021. 
 
7. OTHER BUSINESS - NONE 

 
8. DISCUSSION ITEMS - NONE 
 
9. INFORMATION ITEMS 
 

A. Council Comments 
 
Council Liaison Jacobson gave a brief update from the June 28, 2021, City Council meeting as 
reflected in the minutes.   
 

B. Commission comments 
 
Commissioner Klonowski stated that she is the current liaison to the Park Board and explained 
that they are working on trying to address all the encroachment issues.  She stated that the 
Planning Commission may run across these issues from time to time and suggested that when 
that happens, that it at least be brought to the Park Board’s attention.    
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C. Staff Comments 

 
Planning Director Mogush asked the Commission to plan on attending the Work Session that is 
scheduled for July 28, 2021.   
 
10. ADJOURNMENT 
 
Commission Vice-Chair Vosberg adjourned the meeting at 10:25 PM.  
 
 
Respectfully submitted, 
 
Todd A. Larson 
Senior Planner  
 


