
APPROVED MINUTES 

MINUTES OF THE BROOKLYN PARK PLANNING COMMISSION 
Regular Meeting – October 13, 2021 
 

City of Brooklyn Park 
Planning Commission Meeting Minutes  

October 13, 2021 – Regular Meeting 
  Page 1 of 19 

 

1. CALL TO ORDER 
 

The meeting was called to order at 7:00 PM. 
 
2. ROLL CALL/PLEDGE OF ALLEGIANCE 
 
Those present were: Commissioners Cavin, Husain, Kiekow, Kisch, Klonowski, Lee, Turnham, 
and Udomah; Council Liaison Jacobson; Planning Director Mogush; Senior Planner Larson.  
 
Those arrived late: None 
 
Those not present were: Commissioner Vosberg (with prior notice).  
 
3. EXPLANATION BY CHAIR 
 
4. APPROVAL OF AGENDA 
 
MOTION HUSAIN SECOND CAVIN TO APPROVE THE OCTOBER 13, 2021 AGENDA. 
 
MOTION CARRIED UNANIMOUSLY. 
 
5. CONSENT AGENDA 

 
A. Minutes – August 11, 2021 
B. Time Extension for Minnesota Muslim Community Center (John Anderson/JDA 

Design Architects) – Conditional Use Permit #20-117 for a religious institution at 6001 
78th Avenue North  

 
MOTION HUSAIN SECOND KLONOWSKI TO APPROVE THE OCTOBER 13, 2021, CONSENT 
AGENDA.  
 
MOTION CARRIED UNANIMOUSLY.  
 
6. PUBLIC HEARING 

 
A. Kenneth Smith, Scott Smith, Joshue Denny – Brewery and taproom at Stone Mountain 

Plaza at 9801 Xenia Avenue North, Suite 105  
 

Senior Planner Larson introduced the application for a conditional use permit amendment for what 
was publicized as Bold North Brewing, noting that the name of the brewery has changed.  He 
displayed the layout of the Stone Mountain Plaza which is a multi-tenant retail building.  He stated 
that the building was approved for retail and restaurant uses, noting that a brewery and taproom 
is a different use and therefore requires an amendment to the conditional use permit.  He 
recognized that the proposed use would operate similarly to a restaurant and therefore the 
available parking would be sufficient.  He stated that the proposed site was designed for a 
restaurant use with an outdoor seating area.  He noted that staff recommends approval of the 
request. 
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Ken Smith, the applicant, stated that the name was changed to Heavy Rotation Brewing.  He 
stated that he and his partners have been part of the brewing industry for multiple years with 
experience at different locations.  He stated that they are excited to bring their family friendly 
business to Brooklyn Park and create additional jobs. 
 
Commission Chair Kisch opened the public hearing. 
 
Seeing no one approach the podium, Commission Chair Kisch closed the public hearing.   
 
Commissioner Klonowski asked if Mr. Smith has been in contact with the nearby childcare facility. 
 
Mr. Smith replied that they have not but noted that their business is family friendly.  He stated that 
they view that business as a perk in the area, as families could come to the business after picking 
up their children.  He stated that they can reach out to the business. 
 
Commissioner Klonowski recognized that breweries are typically family and pet friendly.  She 
stated that her only concern would be whether there would be concern from the childcare facility 
about people drinking and possibly driving from a location so close to where children are.  She 
understood that the City does not have regulations against that. 
 
Senior Planner Larson stated that the childcare business was mailed a public hearing notice and 
there is a public hearing notice posted at the property and there were no comments from that 
business. 
 
Commissioner Cavin stated that he shared the same question and had nothing further. 
 
Commissioner Husain asked the capacity of the space and whether there would be live music.  
 
Mr. Smith replied that the capacity is 145 to 165 seated.  He stated that if they had live music, it 
would be acoustic, and they would follow any permitting requests for outdoor music.   
 
MOTION LEE, SECOND TURNHAM, TO RECOMMEND APPROVAL OF AMENDMENT TO 
CONDITIONAL USE PERMIT FOR A BREWERY AND TAPROOM AT 9801 XENIA AVENUE 
NORTH, SUITE 105, SUBJECT TO CONDITIONS IN THE DRAFT RESOLUTION. 
 
MOTION CARRIED UNANIMOUSLY. 
 
Planning Director Mogush stated the public hearing item is scheduled to be reviewed at the City 
Council meeting on October 25, 2021. 
 

B. CarMax Auto Superstores, Inc. (Greg Smits) – Conditional Use Permit Amendment 
regarding vehicle transport deliveries at 6900 Lakeland Avenue North  

 
Senior Planner Larson introduced the application for a conditional use permit amendment for 
CarMax at 6900 Lakeland Avenue North.  He provided details on the original conditional use 
permit that was approved for CarMax, noting that some of the conditions generated at that time 
have not worked as intended.  He stated that the used vehicles are coming from other locations 
via a car carrier at different times of the day that do not always align with the business hours.  He 
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stated that those car carriers are showing up during non-business hours and idling in the streets 
until the business opens in the morning, which causes disruption.  He explained that the car 
carriers are independent contractors and CarMax and staff have worked together in attempt to 
deter that behavior, but it has continued.  He stated that in discussion with CarMax and City staff, 
they have decided to propose a change the condition and allow the trucks to unload during non-
business hours as that would cause less disruption to the adjacent properties than a car carrier 
idling in the road overnight.   
 
Brian McCool, representing the applicant, thanked staff noting that this has been a collaborative 
process attempting to solve this issue.  He stated that the condition related to the car carrier was 
meant to prevent a problem but instead created one.  He believed that this would be a good 
solution, as they have run a test with City staff to determine if this method would resolve the issue 
and it appears to be working well.   
 
Commission Chair Kisch opened the public hearing. 
 
Thomas Juaire, 7001 Maryland Avenue North, stated that he is against the proposal to amend 
the conditional use permit related to vehicle deliveries.  He referenced planning case #12-110 
which states that vehicles will be loaded and unloaded in a designated area and states that the 
carries would not be allowed to wait on a roadway.  He stated the condition is not limited to the 
owner’s fleet service but applies to any entity doing business with CarMax.  He stated that the 
condition limits the hours of delivers to occur between 8 a.m. and 8 p.m.  He did not believe it 
would be acceptable to remove the limitation on the allowed hours of deliveries when the property 
is adjacent to residential property.  He stated that he observed deliveries ranging in time from one 
to three hours.  He stated that refuse haulers have a restriction on when a dumpster can be picked 
up when in proximity to residential property.  He did not believe CarMax was acting in good faith 
and instead believed that they are attempting to shirk their responsibility.  He asked that the 
Commission deny the amendment to eliminate the allowed hours of deliveries.  He also provided 
a complaint of a garbage hauler showing up prior to the allowed hours.  He stated that leaving the 
gate open during this experiment has not worked as it allowed other companies to go on the 
property prior to allowed hours for deliveries and/or pickup of material.   
 
Seeing no one approach the podium, Commission Chair Kisch closed the public hearing.  
 
Commissioner Lee asked if there were other community members engaged during this process 
of working with the CarMax owners to come to this proposal. 
 
Senior Planner Larson replied that there was a meeting between City Staff and CarMax staff after 
several calls and emails with City staff discussing the problem and possible solutions.  He stated 
that staff believes this is the best and most realistic solution.  He stated that the meeting tonight 
is meant to engage with members of the community.   
 
Commissioner Lee commented that there are varying opinions, and it would be good to engage 
the residents that live in that area in order to find a solution everyone could support.  He stated 
that he could support either direction but wants more input from residents. 
 
Senior Planner Larson commented that the gate was not included in the original conditional use 
permit and was added a few years ago in attempt to find a solution, but instead that pushed the 
trucks closer to the residential properties.  He stated that the sign was put up along with mailed 
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notices.  He stated that he received a few phone calls from residents that did not like what was 
happening and hoped for a solution.  He encouraged those residents to attend.  He stated that 
doing nothing will not solve the problem from the perspective of the City.   
 
Commissioner Udomah stated that everyone agrees that there is a problem with car carriers 
parking and idling. 
 
Mr. Juiare confirmed that there is a problem with parking that should have been addressed with 
condition six in the original conditional use permit.  He stated that the problem appears to be with 
enforcement, and it should fall to the responsibility of CarMax.  He stated that instead the burden 
falls on him to continue to report issues to the police, noting that he has called the police 32 times 
and not one citation has been issued.  He stated that he is the only neighbor affected because 
the CarMax property is at the end of the block.   
 
Commissioner Udomah stated that there is a problem, and everyone agrees to that.  He stated 
that this is a solution that the City and CarMax are proposing.   
 
Chair Kisch agreed that there is a problem with the status quo and the debate should focus on 
the proposal before the Commission. 
 
Commissioner Udomah stated that he would have preferred to see alternative solutions that were 
discussed and not brought forward. 
 
Commissioner Cavin stated that it was mentioned that other CarMax locations have systems 
setup for after hours deliveries and asked if that is the method being tested at this time to prevent 
idling. 
 
Senior Planner Larson confirmed that is what has been proposed.   
 
Greg Smits, applicant, stated that this is the only store that has to have a gate on the lot due to a 
concern from one neighbor.  He stated that the typical process is to allow transports to arrive, 
unload a vehicle, drop the paperwork and keys, and leave.  He stated that is what they are 
attempting to strive for in this location to match the company model. 
 
Commissioner Cavin asked if the gate would then remain open to allow transports to unload. 
 
Mr. Smits confirmed that system would allow for the transports to unload rather than park on the 
street and idle.   
 
Commissioner Cavin commented that if this is approved, he would like monitoring completed to 
ensure vehicles are not idling on the street.  He stated that he would also like to see the no 
commercial parking signs added on the street as mentioned.   
 
Commissioner Kiekow asked where there unloading occurs on the lot.  He stated that unloading 
vehicles is noisy and perhaps if this is approved, that unloading occurs as far from the residential 
properties as possible.   
 
Mr. Smits replied that the most logical path for trucks to take would be to unload near the front of 
the store, noting that is the safest location for the vehicles to be left. 
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Chair Kisch asked for details and access and egress for the site. 
 
Mr. Smits identified the path trucks take within the site.  He commented that deliveries do not 
occur daily or even weekly.   
 
Commissioner Kiekow asked if trucks are required to leave the lot immediately. 
 
Mr. Smits confirmed that is the direction the transporters are given and is a requirement for those 
within the CarMax fleet.   
 
Commissioner Kiekow asked if the unloading can occur closer to the freeway, further from the 
residential properties. 
 
Mr. Smits stated that the area marked is designated for unloading of vehicles.  He stated that 
perhaps that is something that could be discussed with City staff as that may require additional 
amendment to the conditional use permit.  He provided additional details on the secured lot that 
is used for sales.  He stated that the delivery location was chosen in order to minimize impacts to 
safety. 
 
Commissioner Kiekow recognized that location is ideal for day deliveries but noted that perhaps 
night deliveries are done in an area further from the residential properties. 
 
Chair Kisch asked for details on the portion of the lot behind the service bays. 
 
Mr. Smits stated that is the area used for vehicle staging prior to reconditioning and is typically 
full and also controlled by security gate.   
 
Chair Kisch referenced the proposed amendment language which state that unloading can occur 
anywhere.  He expressed concern with that lack of designation.  He stated that perhaps there is 
an opportunity to move that night unloading location further from the residential properties.  He 
noted that he would like to see the designated area included in the proposal.  He stated that he 
agrees that additional signage should be placed stating no commercial vehicle parking along the 
street.  He stated that the timing of deliveries seems to be a logistics issue rather than a land use 
issue.  He noted that the majority of the deliveries are coming from the CarMax fleet and therefore 
scheduling can resolve that issue. 
 
Mr. Smits clarified that the carriers causing issue are typically not part of the CarMax fleet.  He 
stated that those outside carriers may not have ever been to this specific location and are used 
to the typical CarMax delivery formula where they can drop vehicles and go. 
 
Chair Kisch stated that it would appear that solving this issue in this manner could actually cause 
another issue, increasing overnight traffic. 
 
Mr. Smits commented that they are not attempting to generate additional night traffic but solve 
the issue that is occurring with vehicles idling in the street.   
 
Chair Kisch stated that perhaps there is an option to pause this discussion and bring it back the 
next month in order to review the data gathered through the trail phase that has already begun.  
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He noted that perhaps another access is added off Lakeland that would be used for nighttime 
deliveries.   
 
Senior Planner Larson stated that staff was not excited about a driveway off 70th because of the 
transition between business and residential but the County did not authorize an access off 
Lakeland at that location because the proximity to the curve in the road.  He stated that the sales 
lot has a gate that has always been there for security and to prevent customers from driving in 
there.  He stated that putting another driveway on Lakeland would not be an option.   
 
Chair Kisch stated that he is torn and does not believe he has enough information on the right 
approach to solve the problem.   
 
Commissioner Cavin referenced conditions that are listed to be modified within the staff report 
but are not mentioned on the first page summary. 
 
Senior Planner Larson stated that the first page is just a brief summary, and the recommendations 
are included within the draft resolution.   
 
Commissioner Husain recognized that some deliveries would happen outside of business hours.  
He agreed that a designated area to the south should be identified for night deliveries.  He stated 
that recommendation three states this transporter’s fleet and believed that should state all 
transporter fleets.   
 
Senior Planner Larson commented that there are other car dealers who are trying to hide in the 
light, using this area to park.  He stated therefore the condition would only apply to the CarMax 
deliveries rather than including rogue deliveries that have nothing to do with CarMax. 
 
Chair Kisch suggested using the language “transporters serving the applicant’s property” for 
recommendation three.   
 
Mr. McCool stated that there are two reasons the language was proposed as such related to the 
non-CarMax fleet.  He stated that because of the operations of the facility, there are vehicles 
brought to the facility from contractors of contractors of contractors.  He stated that there is no 
way CarMax can regulate all of those deliveries.  He stated that CarMax agrees that vehicles not 
following the rules should be ticketed.  He stated that CarMax would be worried that violations 
from subcontractors of subcontractors could result in a violation against the conditional use permit 
for CarMax.  He stated that they are not trying to pass the buck and are offering the signage to 
make it as clear as possible that parking is not allowed.   
 
Chair Kisch stated that he understands that but noted that in construction they also subcontract 
and pass on the regulations to all subcontractors.  He stated that if those regulations are not 
followed, they do not use that subcontractor in the future. 
 
Mr. McCool stated that they do not have control over who picks up a vehicle from auction.   
 
Chair Kisch asked if CarMax has the control to say the vehicle is available for pickup during the 
hours of 8 a.m. and 8 p.m.  He stated that if so, that should not be an issue.  He stated that this 
continues to circle back as to who would be benefited by allowing night deliveries.  He proposed 
his previous language change but noted that it would be up to the applicant as to whether they 
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would want to discuss that prior to the Council meeting.  He also suggested changing the 
language in recommendation one to reflect the actual unloading/loading area rather than stating 
that activity can occur anywhere. 
 
Commissioner Klonowski stated that perhaps the language is kept stating that deliveries are only 
allowed during 8 a.m. to 8 p.m. and then adding additional language that deliveries may be 
allowed outside of that time as some deliveries are outside of the purview of CarMax. 
 
Chair Kisch asked if the Transportation Engineer had any feedback on the proposed after-hours 
impact. 
 
Senior Planner Larson replied that staff was fine with the proposed language.  
 
Commissioner Kiekow asked the number of after-hours deliveries received per day or week. 
 
Mr. Smits replied that it would be difficult to say because they have not allowed that activity.  He 
stated that since 2017 there have been a handful of complaints, perhaps one after hours arrival 
per week.  He stated that since they have opened the gate in the pilot program, they have received 
zero complaints about vehicles idling on the road.   
 
Senior Planner Larson stated that the complaints that he receives are during the day and it is rare 
that he receives a nighttime violation, outside of the rogue dealers. 
 
Commissioner Lee asked if the vehicle could come in, make a right around the islands, and then 
come down to the southern part of the building to drop off in front of the building for drop offs.  He 
noted that staff could then move the vehicles to the back lot in the morning when the business 
opens.   
 
Mr. McCool stated that could probably work but they would need to have their civil team do a truck 
overlay to ensure a truck could make the turn.  He stated that they would be fine creating an 
exhibit that shows a designated drop off area further away from neighbors and closer to the 
building.   
 
Commissioner Udomah stated that the applicant mentioned that they are unsure of the number 
of nighttime deliveries.  He asked what would happen if nighttime deliveries increased because 
of the change to the conditional use permit.   
 
Senior Planner Larson stated that they are unsure of the vehicles that come and go at night 
because they only hear about the vehicles that stick around.  He stated that this property is a 
business adjacent to a residential so there is a balance between letting a business operate but 
also asking them to be a good neighbor.  He stated that the Commission could table this, and the 
applicant could bring back additional information, noting that there is no rush as this has been an 
ongoing issue for years.  He stated that the Commission could also make a recommendation and 
the additional details could be brought to the Council. 
 
Chair Kisch stated it would be helpful to have information on the number of nighttime deliveries 
at other CarMax locations.  He noted that he is comfortable with the Commission making its 
recommendation and the applicant bringing the additional information to the City Council. 
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Commissioner Turnham stated that 70th Avenue is residential but less than one mile there is an 
actual truck parking area behind Cub Foods and Target.  He stated that carriers could then stop 
in that location if they are outside of business hours and then make their deliveries during business 
hours. 
 
Mr. McCool stated that another solution to be considered would be to install the no commercial 
parking signage and then not do anything else with the other conditions.  He stated that CarMax 
has been working with the City in attempt to find a solution, which is why the gate was installed.  
He stated that this proposal came forward through discussion between CarMax and City staff.  He 
noted that CarMax would have no problem installing the signage and waiting to see what happens 
with that, leaving the enforcement to the police.  He stated that this is not an operational concern 
for CarMax, but something they are trying to do to improve the problem that has been identified.  
He noted that they would also be happy to bring back additional information in one month. 
 
Chair Kisch stated that perhaps the recommendation from the Commission is only related to the 
additional signage.  He noted that if the applicant chooses between this meeting and the meeting 
of the City Council, the applicant could still present on those two other items.  He stated that he 
appreciates the offer and believes this could be a good first step that would remove the issue from 
operations and place it in police enforcement.   
 
MOTION KISCH SECOND LEE TO RECOMMEND APPROVAL OF AMENDING CONDITIONAL 
USE PERMIT #2012-110 REGARDING VEHICLE TRANSPORT DELIVERIES AT 6900 
LAKELAND AVENUE NORTH, SUBJECT TO CONDITIONS IN THE DRAFT RESOLUTION 
STRIKING CONDITIONAL USE LANGUAGE FOR NUMBERS ONE AND TWO AND LEAVING 
NUMBER THREE TO READ THAT SIGNAGE IS THE ONLY PIECE INVOLVED. 
 
FURTHER DISCUSSION: CHAIR KISCH PROVIDED CLARITY ON THE MOTION HE MADE 
AND THE LANGUAGE INCLUDED. 
 
COMMISSIONER HUSAIN ASKED IF THE ADDITIONAL LANGUAGE RELATED TO AN 
IDENTIFIED DROP OFF AREA TO THE SOUTH SHOULD BE INCLUDED. 
 
CHAIR KISCH STATED THAT LANGUAGE HAS BEEN STRUCK FROM THE MOTION.  HE 
NOTED THAT THE COMMENTS OF THE COMMISSION WOULD REMAIN IN THE MINUTES 
FOR THE COUNCIL TO CONSIDER, SHOULD THE COUNCIL DECIDE TO TAKE ACTION ON 
MORE THAN RECOMMENDED BY THE COMMISSION. 
 
MOTION CARRIED UNANIMOUSLY. 
 
Chair Kisch stated the public hearing item is scheduled to be reviewed at the City Council meeting 
on October 25, 2021. 
 

C. NorthPark Buildings VIII-XI (Dan Salzer, Scannell Properties) – Plat and Site Plan 
Reviews for four business park buildings in the NorthPark Business Center.  The 
application includes the construction of Xylon Avenue to 109th Avenue 

 
Senior Planner Larson introduced the application for a site plan review for four building sites at 
NorthPark Building Center.  He provided an aerial photograph of the property from last year and 
provided an update on the construction that has occurred in the last 14 months.  He stated that 
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Scannell is proposing the next phase of buildings within the development.  He stated that the site 
plan review is based on the development plan which was part of the planned unit development 
overlay for the property.  He stated that these buildings would be smaller than buildings five and 
seven but still within compliance of the plan.  He stated that he has received concerns from 
neighbors related to traffic from NorthPark.  He stated that the property underwent an 
environmental review called an AUAR, noting that with the set of buildings that were constructed 
this spring, a traffic improvement was triggered.  He stated that improvement has been delayed 
to spring but would align with the occupancy for those buildings.  He stated that once the 
improvement is completed traffic would most likely follow Xylon rather than taking Winnetka.  He 
stated that they are trying to get on the agenda with the City Council of Champlin to update 109th 
but the roadway can still accommodate this level of traffic, although most traffic would be 
anticipated to go south.  He stated that at this time nothing is planned in terms of improvements 
for Winnetka but advised that in the future the County will most likely install a light at Oxbow once 
that trigger is reached.  He stated that the building permits would not be issued for these buildings 
until the Xylon improvements are underway with dirt being moved.  He stated that there is a robust 
landscaping plan, in line with the landscaping plans for the other buildings.  He stated that the 
other design principals remain in line with what has previously been approved.  He stated that the 
buildings are designed to have their own identity but consistent with the other buildings in the 
park.   
 
Dan Salzer, applicant, stated that they are excited about the continued growth in the park and 
bringing more businesses to Brooklyn Park.  
 
Commission Chair Kisch opened the public hearing. 
 
Peter Leiferman, 7731 Oxbow Creek Circle North, provided input on the increase in traffic on 
Winnetka Avenue over the summer.  He stated that the intersection has become a death trap 
because of the high speed of traffic and trees that block the line of sight.  He asked when the plan 
would be to extend the intersection and improve that situation.  He also expressed concern with 
the bike path and when that improvement would occur.  He stated that Winnetka is the only access 
point and vehicles are backed up at that location all the time.  He advised of a severe crash that 
occurred at that location recently.  He referenced the 2018 AUAR study that was mentioned in 
the staff report and asked if that is outdated and should be updated.  He asked why the traffic 
signal could not be installed now as that is the only access point and Xylon has not yet been built 
out.   
 
Seeing no one else approach the podium, Commission Chair Kisch closed the public hearing.  
 
Commissioner Husain asked which buildings are under construction at this time. 
 
Senior Planner Larson identified the buildings that have been completed, the building that are 
almost completed, the buildings that are currently under construction, and the buildings proposed 
in this phase.   
 
Commissioner Husain asked and received confirmation that there are tenants in place for those 
buildings.   
 
Commissioner Lee referenced the additional entrances off Winnetka and asked if those are 
necessary. 
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Senior Planner Larson provided details on previous discussion that occurred, noting that it was 
determined that an additional driveway at 106th Avenue would not be constructed at that time but 
could be added when Winnetka is reconstructed in the future.  He stated that the County does 
not want to have left turns that are not needed.  He stated that the driveway proposed at 107th 
Avenue would meet the spacing requirements of the County.  He confirmed that driveway is 
necessary.  He stated that Winnetka Avenue is a County highway and not a residential street and 
is designed to handle large amounts of traffic. 
 
Commissioner Lee asked if the majority of traffic would be funneled through Xylon once that is 
completed. 
 
Senior Planner Larson confirmed that all of the sites that front on Winnetka have their truck courts 
to the west with accesses out to Xylon.   
 
Commissioner Lee asked if access could be restricted. 
 
Senior Planner Larson commented that they would not restrict but could encourage with signage. 
 
Commissioner Lee asked if a traffic light could be placed at Oxbow. 
 
Senior Planner Larson replied that there is a permanent light planned for the future and therefore 
they would want to avoid the situation of placing a temporary signal as that causes additional 
expense.  He stated that they hope the timing will align for the road reconstruction and light 
installation to coincide.  He stated that the County only has so much funding and has to prioritize 
needs within the entire county.   
 
Commissioner Cavin commented that these are beautiful looking buildings and commended the 
landscaping plans as well.  He stated that the master plan was approved in 2015 and asked how 
that compares to the 2025 attractive city and goals or the 2040 Comprehensive Plan.  He asked 
specifically if the design proposed meets those standards.   
 
Senior Planner Larson replied that those goals do not have a specific set of criteria and design 
specifics but are instead meant to be broad and interpretive.  He stated that the extra landscaping 
along Winnetka would meet the intent as well as the buildings blending together without all being 
the same.  He stated that some of the other goals include providing jobs and creating 
infrastructure.  He stated that the land use also matches what is designated within the 
Comprehensive Plan. 
 
Commissioner Cavin asked if there would be any items that pertain to sustainability. 
 
Senior Planner Larson stated that the City does not get into the specifics of the irrigation system, 
other than requiring one.  He stated that planting species designed for the climate is also 
recommended rather than plantings that require a lot of irrigation.  He stated that the stormwater 
would also be handled onsite without an outlet.   
 
Commissioner Cavin stated that the potential blue line would stop one half mile up the road and 
asked if there would be plans to extend service to the business park.   
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Senior Planner Larson replied that the blue line station at the Oak Grove location is the northern 
most station, which is close to one mile to the south of this park.  He stated that metro transit will 
reanalysis the makeup of the bus route as development continues to occur.  He stated that they 
are also attempting to make bike connections for those that would like to bike.  He stated that the 
grade separated trail would occur when Winnetka is rebuilt.  He stated that the additional 
greenspace along Winnetka plans for additional landscaping but also provides space for the blue 
line, should that be extended north in the future. 
 
Commissioner Turnham asked for clarification on the statement that there are tenants for the 
buildings. 
 
Mr. Salzer replied that there are leases for all three buildings that are currently under construction.   
 
Commissioner Turnham asked if these clients would increase the traffic flow greater than it 
already is. 
 
Mr. Salzer commented that the clients are in line with the traffic study and AUAR for traditional 
light industrial.  He stated that they would not generate more than what had been originally 
planned. 
 
Chair Kisch asked if there have been any updates or conversations with the County related to 
Winnetka. 
 
Senior Planner Larson stated that if a development is adjacent to a County or State road, the 
County or State would be alerted to provide a review.  He stated that the County has been along 
for the entire length of the project and the comment continues that the plan is to update Winnetka 
someday, but not yet today.   
 
Chair Kisch referenced the work that was supposed to be done on Xylon and asked if the planning 
and engineering has been approved for construction to start. 
 
Senior Planner Larson replied that according to the City Engineer this morning, the plans are 
almost to a point where they can be approved, estimating 97 percent complete. 
 
Chair Kisch asked the construction timeline for the buildout to the south. 
 
Mr. Salzer provided background information on the planning for that project, noting that they were 
attempting to work in conjunction with the blue line project for Xylon Avenue to provide access to 
the future operations and maintenance facility.  He stated that they have spent the last year 
working on the design for that road, not just what they need to connect to NorthPark but also for 
the blue line project.  He acknowledged the expectation that it was going to be completed this 
year, but he has committed that the work would begin in the spring before they pull the permits 
for construction of these buildings.  He stated that staff has asked for intersection improvements 
at the 101st and Winnetka intersection because of their increased traffic, which includes turn lanes. 
 
Chair Kisch asked when the extension to the south on Xylon would be completed.  He stated that 
the prior approvals were approved with the understanding that would be completed before the 
buildings under construction would be occupied.  He stated that he would like to see construction 
completed in alignment with the previous site plan approvals.  He acknowledged that the 
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extension to the north is contingent upon other factors.  He stated that there is a difference 
between the full build out of the AUAR and the intermediate use and construction traffic.  He 
stated that he would only be in favor of this if the condition is changed stating that no building 
permits shall be issued until the extension of Xylon to the south is completed and identifying that 
would be the dedicated access for construction traffic.  He asked the timeline for the construction 
of that extension.   
 
Mr. Salzer believed that the construction timeline would be about two months, estimating 
groundbreaking would occur in May and it could be completed in July.  He asked if a condition of 
approval for the last phase was that occupation of the buildings could not occur until the extension 
is completed. 
 
Senior Planner Larson replied that it was not a condition of approval but was noted in the report 
that the extension was going to be built but there was not anticipation that it would lag. 
 
Chair Kisch stated that even though it was not made an official condition, the understanding was 
that it would be completed.  He stated that in order to hold the applicant responsible for completion 
of the extension, he would request that building permits not be issued until that extension is 
completed.  He noted that extension would alleviate traffic concerns on Winnetka.  He stated that 
there is a master plan that has been incrementally picked apart, he wants to be conscious about 
the environmental impact and impervious coverage of the site.   
 
Senior Planner Larson stated that certain flexibilities were granted within the overlay, including 
impervious surface, and provided additional details.  He recognized the shared driveways and 
truck courts which are not always divided equally between property lines for the individual sites.  
He stated that some sites therefore will be artificially higher in impervious surface while others are 
lower, but overall, the entire site will meet the requirements for impervious surface.   
 
Chair Kisch commented that this is in alignment with the overall master plan.  He stated that it is 
great that the park continues to build out, and quicker than originally anticipated, but also wanted 
to ensure they are properly mitigating for that rapid growth.  He did not believe the condition 
requiring completion of the road extension prior to building permit issuance would have an impact 
on building timelines because of the current lead time for building materials. 
 
Commissioner Lee stated that he comes back to not only traffic volumes but also speed levels.  
He commented on pedestrian and bike traffic and stated that he has a concern with safety.  He 
understands that there are plans for the trail in the future but asked how pedestrian safety could 
be ensured at this time. 
 
MOTION KISCH SECOND KLONOWSKI TO RECOMMEND APPROVAL OF SITE PLAN 
REVIEW #21-123 FOR FOUR BUSINESS PARK BUILDINGS SOUTHWEST OF 109TH AND 
WINNETKA AVENUES, SUBJECT TO CONDITIONS IN THE DRAFT RESOLUTION WITH 
MODIFICATIONS TO 4.11 MAKING “4.11.A NO PERMITS FOR BUILDING CONSTRUCTION 
SHALL BE ISSUED UNTIL CONSTRUCTION HAS BEEN COMPLETED FOR THE XYLON 
AVENUE SOUTH CONNECTION TO 101ST.  DIRECTING CONSTRUCTION TRAFFIC TO THAT 
ROUTE FOR AN ACCESS POINT FOR THE ACTIVITIES WITHIN THE DEVELOPMENT. 4.11.B 
NO BUILDING PERMITS FOR CONSTRUCTION SHALL BE ISSUED UNTIL CONSTRUCTION 
HAS COMMENCED FOR THE XYLON AVENUE NORTH CONNECTION TO 109TH.”. 
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FURTHER DISCUSSION: COMMISSIONER HUSAIN STATED THAT HE IS HAPPY WITH THE 
ORIGINAL PROPOSAL BUT COULD SUPPORT THIS MODIFICATION. 
 
MOTION CARRIED UNANIMOUSLY. 
 
Chair Kisch stated the public hearing item is scheduled to be reviewed at the City Council meeting 
on October 25, 2021. 
 

D. Outdoor Storage Code Amendment (Charlie Nestor, Hillcrest Development) – Code 
Amendments regarding accessory outdoor storage in the Business Park (BP) zoning 
district 

 
Senior Planner Larson introduced the application for a zoning text amendment related to outdoor 
storage in the business park zoning district.  He reviewed the existing regulations for outdoor 
storage within the business park zoning district and provided details on the request.  He stated 
that the change would allow 17 additional parcels to have outdoor storage.  He stated that staff 
recommends approval as the slight modification seems reasonable.  He noted that Charlie Nestor 
of Hillcrest Development, the applicant, was present if there are any questions for him.  
 
Commission Chair Kisch opened the public hearing. 
 
Seeing no one approach the podium, Commission Chair Kisch closed the public hearing.  
 
Chair Kisch stated that if five acres was chosen arbitrarily, would four acres be more suitable or 
whether that is just to meet the request.  He asked whether four acres would open up enough 
opportunity.  He stated that if you move to the other categories there are only 14 parcels between 
three and four acres and only eight parcels in the two-to-three-acre range, therefore lowering the 
requirement further would not cause a large issue. 
 
Senior Planner Larson stated that with the 15 percent building footprint, the area becomes very 
small and therefore requirements like screening becomes burdensome.  He stated that they have 
not received requests from the small acreage parcels.  He stated that the hope was that with the 
bigger parcels there would be more meaningful screening and outdoor storage of more quality 
items, while the thinking is that outdoor storage on smaller parcels could be more of a junk parcel. 
 
MOTION HUSAIN SECOND KIEKOW TO RECOMMEND APPROVAL OF CODE AMENDMENT 
#21-122 PERTAINING TO OUTDOOR STORAGE REQUIREMENTS, SUBJECT TO 
CONDITIONS IN THE DRAFT RESOLUTION. 
 
Further discussion: Commissioner Lee stated that his question would be related to proportions.  
He asked for input on the allowance for the outdoor storage area to be the same size even though 
the overall acreage of the site is smaller. 
 
Senior Planner Larson replied that the proportion is based on the building size rather than a flat 
square footage.  He stated that a smaller lot would typically result in a smaller building and smaller 
outdoor storage area allowed.  He stated that smaller lots attempt to maximize the size of the 
building and parking size which does not leave room for outdoor storage.  He stated that staff is 
comfortable only changing the allowance for four acre parcels at this time. 
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MOTION CARRIED UNANIMOUSLY. 
 
Chair Kisch stated the public hearing item is scheduled to be reviewed at the City Council meeting 
on October 25, 2021. 
 

E. Gateway (Connor McCarthy, United Properties) – Comprehensive Plan Amendment to 
redesignate property from Mixed Use to Business Park at 9500 Decatur Drive North  

 
Planning Director Mogush introduced the application for a Comprehensive Plan amendment for 
the Gateway development in the southwest corner of 169 and 610.  He stated that the history of 
the site is detailed in the staff report and provided a brief overview of the 2009 master plan process 
and vision for the property as well as the 2017 plan changes.  He stated that while the changes 
in 2017 allowed for some business park use, the mixed-use vision for this parcel was reconfirmed.  
He stated that this request would change the designation of outlot A from mixed use to business 
park.  He stated that this is a policy decision and not related to an actual development request.  
He stated that if the change were to be approved by the City Council and ultimately Metropolitan 
Council, the applicant would come forward in the future for a rezoning and related requests for a 
specific development proposal.  He reviewed the six factors that should be considered for a 
change to the future land use map and provided a brief review of the analysis provided within the 
staff report.  He stated that staff recommends denial of the request and not to change the 
Comprehensive Plan at this time as the request appears to inconsistent with the Comprehensive 
Plan goal of signature development.  He stated that there is still market viability for uses other 
than business park and other places in the city available for business park development.  He 
recognized that this is a decision that reasonable people can disagree on and therefore looked 
forward to the discussion of the Commission.  He stated that the recommendation staff is not 
reflective of the applicant, noting that United Properties is a quality developer.   
 
Connor McCarthy, United Properties, stated that staff did a good job of providing site context and 
conditions.  He stated that the site in discussion is approximately 25 acres in size, adjacent to the 
610 junction development, and reviewed the other adjacent developments.  He stated that in the 
early 2000’s all four quadrants of the 169 and 610 intersection were designated as mixed use.  
He provided background information on the rezoning requests that United Properties brought 
forward in 2014, which accomplished the goal of bringing in headquarters projects and again in 
2017 to accomplish the goal to promote strong full-time employment with landmark buildings.  He 
stated that this request would be followed with a rezoning request to support two 
office/production/light manufacturing/warehouse uses.  He explained that there is a lack of 
demand for office, housing, and retail uses for this site because of the changes in the market 
resulting from COVID and proven by over eight years of unsuccessful transactions.  He stated 
that there is a demand for production, lab, R&D, and warehouse space.  He stated that because 
of the changes in the market, supply chain issues, and material delays, it results in starting 
processes with the City like this almost two years in advance.  He stated that they have brought 
forth over 1,100 employees in this corridor and they have a great partnership with the City that 
they would like to continue.   
 
John Rausch, representing the applicant, stated that in the Twin Cities his firm represents a variety 
of different users in the market looking for space.  He stated that Brooklyn Park has become the 
poster child for business park development and is something other cities model after.  He stated 
that the City has brought jobs, tax base, and quality industrial development to its community which 
is noted by others in the metro.  He stated that they have been tracking statistics and provided an 
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overview of the lack of vacancies in the industrial quadrant.  He stated that this process began 
about 15 years ago when the first concept plan was proposed to the City for this property.  He 
stated that plan looks similar to Centennial Lakes in Edina.  He stated that currently the office 
vacancy rate is over 23 percent, which does not account for COVID vacancies, therefore that 
number will continue to increase when additional leases expire.  He stated that there is not 
currently planning for additional office buildings, noting construction planned for only one office 
building at this time in the metro.  He stated that in attempting to sell this land he has spoken with 
many retailers that do not want this site for retail because it is not desired for that use because of 
traffic patterns.  He stated that walkability is a bit too far for housing to be desired.  He stated that 
there is a however a class A business park that is very interested in the site. 
 
Mike Gresser, representing the applicant, stated that he is one of the owners of the property that 
has been involved since 2005.  He agreed that the plan for the Gateway development was exciting 
but that was prior to the expansion of 610 and the Target headquarters going in, along with 
additional factors that have come forward since that time.  He stated that there is a tough hand 
dealt because of access, noting that retail and housing demand moved to the Zane area.  He 
stated that if they could find any mixed use or retail users for the property, they would have found 
them within the last 17 years.  He stated that when the property went into bankruptcy and 
foreclosure, half the original investors remained and new investors joined in, all with the 
understanding that the vision for the parcel needs to change.  He stated that in 2017, changing 
the guiding of the southwest parcel was viewed as dipping a toe in the water to determine if the 
proposed vision could be delivered.  He stated that the headquarters development that has 
occurred is still considered signature development.  He stated that they have waited from the 
2017 change to prove that they can deliver what they promise in terms of quality development.  
He stated that they believed there was unified direction in working together to continue to change 
the intent of the parcels and therefore was caught off guard by the recommendation of staff.  He 
stated that while the original vision was great and wonderful, it went bankrupt.  He stated that they 
have high-end parties that are interested and would be a compliment to the City.  He stated that 
he would appreciate the ability to continue to provide quality development.  He agreed that 
suburban office development is dead and will not come back in this lifetime.  He referenced an 
early case where there was a conflict between residential and commercial development and noted 
that this would prevent a similar situation from continuing to occur.  He believed that they could 
work with staff to continue to create class A signature development that would meet the demands 
of the market. 
 
Commission Chair Kisch opened the public hearing. 
 
Seeing no one approach the podium, Commission Chair Kisch closed the public hearing.  
 
Commissioner Lee referenced the statements made related to job creation, tax base and other 
demographic data and business park development has provided to the City.  He asked if staff has 
that data available as the 610 corridor has built out. 
 
Planning Director Mogush stated that in terms of job growth there are some general numbers, but 
he did not have that information with him.  He stated that in terms of a Comprehensive Plan 
change it would be what is expected from this time forward and the land relied on to meet those 
goals.  He stated that while he highlighted the goals for housing, there are also goals for 
employment which rely on the areas designated for those purposes.  He stated that in terms of 
tax base, residential multi-family development would create a higher value per square foot of land 
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and would therefore contribute more to the tax base, but residential land use also relies on more 
City services.   
 
Commissioner Kiekow asked staff to remind the Commission what the Comprehensive Plan 
designates the northeast corner of the corridor. 
 
Planning Director Mogush replied that is shown as mixed use as well, at the corner of 169 and 
Jefferson.   
 
Commissioner Kiekow commented that is the entry into Brooklyn Park at the western border.  He 
asked if the vision coming into the City is warehouses or whether that should be more appealing.  
He stated that currently there are warehouses to the south of 610, which is a good use for the 
area, but it is also a gateway into the City from 610.  He asked whether there should be more 
appealing development in that area. 
 
Commissioner Turnham stated that he agrees with the desperate need for housing in the 
community.  He stated that thinking about almost every major intersection between freeways, he 
cannot think of one instance where residential exists.  He stated that the 610 raceway is a constant 
complaint from residents because of the noise generated.  He stated that if additional residential 
development is placed in that location, it would increase the number of complaints.  He stated 
that he likes the idea of a large building that would be similar to the Tesla building, as that looks 
very nice.  He stated that having another similar facility for manufacturing would be a good fit for 
that location.  He noted that bringing manufacturing back to the USA and into Brooklyn Park is a 
good thing.   
 
Commissioner Udomah stated that he is also torn on this issue.  He stated that the master plan 
is not a static document and is meant to flow as things change.  He stated that Brooklyn Park is 
lacking in employment opportunities, even though they have made an effort to change that.  He 
stated that as employment is brought into the community, it will attract housing opportunities as 
well.  He stated that there are nice employment opportunities in this area, and he would have no 
objection to continuing that vision on this parcel as it would fit well in that area.  He stated that he 
would support the request from the applicant.   
 
Commissioner Klonowski stated that one of the factors to consider in amending the 
Comprehensive Plan would be changes to the neighborhood.  She stated that while the original 
plan was wonderful, it was changed since that time.  She commented that she could not imagine 
putting housing on that site as there are complaints generated when residential is adjacent to 
commercial.  She stated that a car wash would be an allowed use but would not be the highest 
and best use.  She stated that this would be a capstone development and is a beautiful space to 
continue the vision of United Properties in bringing high quality industrial development.  She 
stated that she would support the amendment for this site.  She believed that there are better 
areas for high density housing, which is needed, but she did not believe this is the right site for 
that development. 
 
Commissioner Cavin stated that he is also torn on this issue.  He stated that in 2009 the residents 
recommended a vision for this area, which was a beautiful plan.  He stated that plan was modified 
in 2017 for a reason.  He stated that in 2017 they also somewhat modified what the mixed use 
could look like and noted that a lot of things have changed since the original vision.  He stated 
that this developer is bringing forward an opportunity to do something with this parcel.  He stated 
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that the business side of him is saying to support this request, partly because of the decision 
made in 2017 that the original vision did not work.  He stated that the developer is spot on in 
stating that the market for office and mixed use does not exist and it may never come back.  He 
stated that this is an opportunity for manufacturing and R&D on an available space.  He stated 
that there are also spaces for the mixed-use vision on other parcels.  He stated that he would 
support the proposal from United Properties. 
 
Commissioner Husain stated that on one hand this property has been sitting on the market for 17 
years with no residential proposals coming forward.  He stated that he agrees that they should 
probably take this opportunity that has presented itself.  He noted that perhaps there would be 
opportunity to blend this property with the property to the north to create a large mixed-use area.  
He was unsure which way he was leaning at this time. 
 
Chair Kisch commented that this would come down to the current market reality versus a City 
vision that was developed over time.  He stated that he was part of the building to 2030 and 2040 
Comprehensive Plan processes, as well as the review of the 2020 Comprehensive Plan.  He 
stated that at that time the vision for this parcel was confirmed.  He stated that Jefferson is much 
different than this parcel because of the adjacent uses that create a walkable area to Osseo.  He 
recognized that signature development means something different to everyone.  He stated that 
he tends to go back to the overall vision rather than being reactive to a proposal.  He stated that 
the vision for this parcel was just reaffirmed last year.  He stated that in 2017 when they looked 
at the other rezoning request, some of that was predicated by the direct access to 169.  He stated 
that this current site location does not have direct access to 169.  He did not believe that the 
transportation changes have an impact on this property.  He agreed that putting townhomes and 
residential would continue to create conflicts between residential and business park districts.  He 
stated that if something of this nature were to be developed, he did not doubt it would be high 
quality.  He believed that part of the reason the parcel has sat vacant was a lack of City utilities. 
 
Senior Planner Larson provided details on the utility connection which was provided to the entire 
area in 2008 or 2009.  He stated that he still leans towards the longer community vision process.  
He noted that the past zoning request did not involve a Comprehensive Plan amendment.  He 
stated that he would be interested in knowing the users and/or type of development in order to 
support the decision.  He noted that his decision could be swayed by the type of development 
that would occur rather than opening up that area to the entirety of what could be allowed under 
that designation.  He stated that perhaps if all the requests were brought forward (Comprehensive 
Plan amendment, rezoning, and site plan), his decision would be different. 
 
Mr. McCarthy stated that their current project is exactly what was described in limiting the allowed 
uses.  He stated that they would agree to the conditions that were placed on the last round of 
rezoning.   
 
Chair Kisch stated that the difference is that those conditions can be placed upon rezoning rather 
than a Comprehensive Plan amendment.  He noted that this would be the difference between 
verbal commitment versus what can be put in writing.  He stated that this action does not provide 
the right vehicle to place those same conditions. 
 
Planning Director Mogush stated that if the Comprehensive Plan amendment were to go through, 
there would still be leverage points to ensure some of the things the applicant has talked about, 
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and the concerns expressed by the Chair.  He stated that some of those conditions exist in the 
overlay on the property and could be added in the rezoning request that would follow.   
 
Chair Kisch stated that he is torn because he agrees this could be great but wants to ensure the 
levers are in place to ensure the development would continue to align with the highest priorities 
of the vision. 
 
Mr. Rausch commented that the distribution world has changed substantially from where it was 
pre-COVID.  He provided examples of distribution centers that are under construction.  He stated 
that these sized buildings would not be desired by distribution centers.  He stated that there are 
also interior design elements within the overlay which provides additional regulation.   
 
Commissioner Lee stated that he is also torn but goes back to population growth as well as the 
business park uses being constructed on Winnetka.  He stated that he does not want to limit the 
housing potential because he believes the City will continue to have a large growth in population 
over the next ten years and wants to ensure there is sufficient stock available.  He agreed that 
Jefferson is different, and he likes the concept of mixed use.  He stated that perhaps commercial 
buildings develop on the eastern plot, but he could not support changing this to all business park, 
as they need to keep the potential for housing stock.   
 
Commissioner Cavin stated that there was a vision in 2009 which has been modified to include 
additional business park area.  He stated that three quarters of this area is either institutional or 
business park, so to think residential would want to come to this area is tough.  He stated that in 
thinking of the population growth in the 2040 Comprehensive Plan, it included a beautiful 
downtown vision in the northeast section near Target and that the housing density would be 
provided in that area.  He believed housing is more appropriate in that corridor.  He stated that 
the northwest corner could still remain for the possibility of residential.  He believed that the 2040 
vision could be met in the right way, without creating additional conflict between residential and 
business park uses. 
 
Chair Kisch recalled the lens in which the Commission must review a Comprehensive Plan 
amendment request, as the request must also be reviewed by the Metropolitan Council.  He stated 
that there has been no change to City policy since the adoption of the plan.  He stated that 
changes in the marketplace may be the only single factor but did not believe the market has 
changed significantly in the past year.  He wished that this conversation would have occurred 
prior to approving the Comprehensive Plan as it is an informed conversation about the market 
conditions.   
 
MOTION KISCH, SECOND LEE TO RECOMMEND DENIAL OF COMPREHENSIVE PLAN 
AMENDMENT #21-121 TO REDESIGNATE PROPERTY FROM MIXED USE TO BUSINESS 
PARK AT 9500 DECATUR DRIVE NORTH. 
 
A ROLL CALL VOTE WAS PERFORMED: 
 
COMMISSIONER TURNHAM NAY 
COMMISSIONER UDOMAH  NAY 
COMMISSIONER KLONOWSKI NAY 
COMMISSIONER HUSAIN  NAY 
COMMISSIONER KIEKOW  AYE 
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COMMISSIONER LEE  AYE 
COMMISSIONER CAVIN  NAY 
CHAIR KISCH    AYE 
 
MOTION FAILED. 
 
MOTION HUSAIN, SECOND TURNHAM TO RECOMMEND APPROVAL OF 
COMPREHENSIVE PLAN AMENDMENT #21-121 TO REDESIGNATE PROPERTY FROM 
MIXED USE TO BUSINESS PARK AT 9500 DECATUR DRIVE NORTH. 
 
MOTION CARRIED 5-3 (KISCH, KIEKOW, AND LEE OPPOSED). 
 
Chair Kisch stated the public hearing item is scheduled to be reviewed at the City Council meeting 
on October 25, 2021. 
 
7. OTHER BUSINESS 
 
No other business. 

 
8. DISCUSSION ITEMS  

 

A. Zoning Code Update  
 
No comments. 
 
9. INFORMATION ITEMS 
 

A. Council Comments 
 
Planning Director Mogush provided an update on August City Council actions. 
 

B. Commission comments 
 
No comments. 
 

C. Staff Comments 
 
Planning Director Mogush provided details on the scheduled Commission workshop. 
   
10. ADJOURNMENT 
 
Commission Chair Kisch adjourned the meeting at 10:41 PM.  
 
Respectfully submitted, 
 
Todd A. Larson 
Senior Planner  


