
November 12, 2025 Brooklyn Park Council Chambers 
7:00 p.m. 5200 85th Avenue North 

Brooklyn Park, MN 55443  

PLANNING COMMISSION REGULAR MEETING – AGENDA #10 

For reasonable accommodations or alternative formats, please provide a 72-hour notice by calling 763-424-8000 or emailing
Asma.Jihad@brooklynpark.org. Si usted necesita esta información en español, llame al 763-424-8000 y solicite un intérprete. Yog xav 
tau kev pab, hu 763-493-8059. 

Commissioners: Chair Liam Cavin, Vice Chair Kathy Fraser, General Officer Teshite Wako, Christopher 
Udomah, Philip Gaye-Bai, Maggie Borer, Shereese Turner, Abdo Korosso, and Chukwunedu Arah. 

City Councilmember Liaison Tony McGarvey. 
Staff Liaison Paul Mogush, Erin McDermott, Cara Donovan, Matt Hayes-Regan, Ruby Davis and Asma Jihad 

 
Members of the public can monitor the meeting by watching it on CCX Media Channel 16 or by livestreaming it 
at bplive.ccxmedia.org.  

Anyone who wants to address the Planning Commission during the Public Comment period may do so in person 
or by calling 763-493-8056 or emailing planning@brooklynpark.org by 4:00 p.m. on the meeting day. You will be 
asked to provide your name, address, email, and phone number. You will then be registered to speak during the 
Public Comment period or on the agenda item and will be provided with the call-in number to address the 
Planning Commission. 

 

I. ORGANIZATIONAL BUSINESS 
 

1. CALL TO ORDER/ROLL CALL/PLEDGE OF ALLEGIANCE 
 

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

II. REQUIRED DUTIES 
 

4. CONSENT AGENDA 
 
4.1  Approval of Minutes October 8, 2025 Work Session Meeting 

 
5. PUBLIC HEARING 



 
§ 31.61 DUTIES. The Planning Commission must hear and review all petitions to amend the zoning 
classifications of this code or to obtain a special permit. The Planning Commission must then report its 
recommendations to the Council for action. 
('72 Code, § 250:10)

5.1 Planning Case #25-104 | Kwik Trip 9400 West Broadway | Zoning Text Amendment, 
Conditional Use Permit, and Site Plan Review 
  

OVERVIEW: Brent Dusek, on behalf of Kwik Trip, Inc., has submitted a proposal for development 
with applications including a Zoning Text Amendment of a Planned Development Overlay, Site Plan 
Review, and Conditional Use Permit. The proposal is for the construction of their Gen 9 
convenience store, which will operate 24 hours a day, provide 8 auto fuel stations, and general 
sales within the 40, 614 square foot structure.   

This application is amended from the previous request in which the applicant was seeking 8 
variances, as a result of a discussion item held at the September 22, 2025 City Council Regular 
Meeting in which staff was directed to work with the applicant for approvals of this proposal. 

STAFF RECCOMENDATION: The requirements of § 152.303, 152.305, and 152.803 have been 
addressed and Staff recommends approval of the Zoning Text Amendment and Resolutions 
recommending the approval of the  the Site Plan Review, and Conditional Use Permit for the 
construction and operation of a fuel station at 9400 West Broadway based on the findings of fact 
established within the draft resolutions. 

PROPOSED ACTION: 

MOTION__________ SECOND__________ TO RECOMMEND APPROVAL OF A ZONING TEXT 
AMENDMENT, AMENDING ORDINANCE 2016-1210 ORDINANCE AMENDING CHAPTER 152 
OF CITY CODE TO REZONE PROPERTY FROM BUSINESS PARK WITH HIGHWAY OVERLAY 
(BP/HO) TO BUSINESS PARK WITH PLANNED DEVELOPMENT OVERLAY (BP/PD) AT THE 
SOUTHEAST CORNER OF HIGHWAY 610 AND WEST BROADWAY.

MOTION _______ SECOND _______ TO RECOMMEND APPROVAL OF A CONDITIONAL USE 
PERMIT FOR THE OPERATION OF A FUEL STATION AT 9400 WEST BROADWAY, SUBJECT 
TO THE CONDITIONS PROVIDED IN THE DRAFT RESOLUTION.  

MOTION _______ SECOND _______ TO RECOMMEND APPROVAL OF A SITE PLAN REVIEW 
FOR THE CONSTRUCTION OF A FUEL STATION AT 9400 WEST BROADWAY, SUBJECT TO 
THE CONDITIONS PROVIDED IN THE DRAFT RESOLUTION.  
 

  Presented by: Erin McDermott, Senior Planner 
 

  
5.2 Planning Case #25-119 | Irtiqa Learning Center | Conditional Use Permit 
  

OVERVIEW: Irtiqa’ Learning Center requests a Conditional Use Permit to operate a K–12 
school within the existing religious institution at 2100 93rd Way N. The school will use a 
portion of the existing building and site improvements approved through a 2017 site plan 
review. No exterior changes are proposed. The school looks to serve five students and 
anticipates future growth. 

STAFF RECCOMENDATION: Staff recommend approval of the conditional use permit, 
subject to the conditions listed in the draft resolution. 

 
 



 PROPOSED ACTION:  
  

MOTION _______ SECOND _______ TO RECOMMEND APPROVAL OF A 
RESOLUTION APPROVING A CONDITIONAL USE PERMIT FOR A SCHOOL LOCATED 
AT 2100 93RD WAY N., WITHIN THE EXISTING RELIGIOUS INSTITUTION AND
SUBJECT TO CONDITIONS IN THE DRAFT RESOLUTION. 

Presented by: Matt Hayes-Regan, Associate Planner
 
5.3 Planning Case #25-120 | Crestview New School | Site Plan Review
 

OVERVIEW: The applicant, Wold Architects and Engineers, on behalf of Osseo Public Schools, 
has applied for a site plan review the construction of a new school, including space for community 
education. The existing school has been demolished.   
  
A site plan review is required prior to the construction of buildings. The proposal is for the 
construction of a school in conformance with the Comprehensive Plan. The proposed school will 
add classroom, office and community programming space, as well as exterior amenities that will 
be available to the public outside of school hours.  
 
STAFF RECOMMENDATION: Staff recommends approval of the above listed request with the 
conditions that are listed in the draft resolution.  

 
PROPOSED ACTION:  
 
MOTION _______ SECOND _______ APPROVING A SITE PLAN REVIEW FOR THE 
CONSTRUCTION OF A SCHOOL AT 8200 ZANE AVENUE NORTH.  
 
Presented by: Erin McDermott, Senior Planner 

  
6. OTHER BUSINESS 

 
III. DISCUSSION ITEMS 

 
IV. VERBAL REPORTS AND ANNOUNCEMENTS 

 
7. OLD BUSINESS 
8. COUNCILMEMBER LIASON COMMENTS 
9. PLANNING COMMISSIONER COMMENTS 
10. STAFF LIASON COMMENTS 

V. ADJOURNMENT 
 



UNAPPROVED MINUTES

MINUTES OF THE BROOKLYN PARK PLANNING COMMISSION 
Work Session – October 8th, 2025
 

City of Brooklyn Park 
Planning Commission Meeting Minutes 

September 25, 2024 – Work Session 
  Page 1 of 2 

I. CALL TO ORDER 
 

Commissioner Fraser called work session to order at 7:02 PM. 
 
Those present were: Commissioners Cavin, Fraser, Arah, Udomah, Turner, Gaye-Bai and Wako; 
Councilmember Liaison McGarvey; Planning Director Mogush, Senior Planner Donovan, Senior Planner 
McDermott, Planning Assistant Jihad, Associate Planner Hayes-Regan.  
 
Those absent were: Commissioner Borer 
 

II. GENERAL INFORMATION 
 
None. 
 

III. DISCUSSION ITEMS/GENERAL ACTION ITEMS 
 

1. Development Contracts, Financial Guarantees, and Cash Escrow ZCU Discussion 
i. Associate Planner Matt Hayes-Regan presented the history of bonding and 

escrow requirements, explaining how these can create barriers for emerging 
developers. He outlined the various fees and escrows required for different types 
of planning applications, emphasizing the project's goals: to empower emerging 
developers and reduce barriers to development in Brooklyn Park. Mr. Hayes-
Regan identified the internal, external, and advisory stakeholders staff would 
engage during the development of the zoning text amendment. He concluded 
with next steps, including continued stakeholder discussions, drafting 
amendments, and presenting the redlined chapter to the Planning Commission 
and City Council in late 2025 and/or early 2026. 

ii. Commissioner Wako asked why the city collects letters of credit (LOC). Staff 
explained that LOCs ensure developers complete their proposed work as defined 
in the development agreement. 

iii. Commissioner Fraser inquired whether the city would remove all surety 
requirements for all project types and how the city could hold developers 
accountable. She referenced city of Bloomington's approach of issuing temporary 
certificates of occupancy and assessing incomplete work. 

iv. Commissioner Wako and Chair Cavin commended staff for their work on this 
project, emphasizing that bonding requirements are significant challenges for 
developers and that eliminating these barriers would be beneficial. 

v. Commissioner Wako suggested two alternative fee schedule structures: first, a 
model where the city charges applicants based on the number of re-inspections 
required; and second, a refund system where escrow funds are incrementally 
returned to applicants as projects reach completion milestones. 

vi. Commissioner Fraser requested a work session to review the fee schedule 
before bringing it to the Planning Commission for approval. 
 

2. Accessory Dwelling Units (ADU) Discussion 
i. Senior Planner Cara Donovan provided her second presentation on Accessory 

Dwelling Units (ADUs), updating the Planning Commission on project progress. 
She shared feedback from internal and external discussions and summarized her 
research on other cities' zoning codes and ADU regulations. Mrs. Donovan 
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presented a geospatial analysis of the city that identified which existing homes 
could accommodate ADUs based on current construction, and explored how to 
ensure equitable opportunities across all home and parcel sizes. She then 
reviewed the draft Story Map which will educate the public on ADUs. Next steps 
include continuing with public engagement plan to gather community and 
stakeholder feedback, followed by drafting the zoning language to allow for 
ADUs. 

ii. Commissioner Fraser asked about occupancy limits for ADUs once constructed. 
Senior Planner Erin McDermott explained that building permits address 
occupancy based on the structure's footprint. 

iii. Commissioner Turner recommended engaging AARP and aging community 
nonprofits in Minneapolis. She also suggested discussing ADUs with Homeowner 
Associations to gain their support before presenting the final zoning language to 
Planning Commission and City Council. 

iv. Chair Cavin requested that staff explore drafting an ordinance immediately to 
allow for administrative review of ADUs, citing potential federal funding that might 
increase housing needs in Brooklyn Park. 
 

IV. VERBAL REPORTS AND ANNOUNCEMENTS 
 
A. COUNCILMEMBER LIASON COMMENTS 

 
September 15th council approved preferred land use plan for Northwest Growth Area Plan. 
However, staff still must determine the details of utilities and zoning code language. On 
September 22nd City Council approved inline detailing conditional use permit and kwik trip 108th

court site plan. 
 

B. PLANNING COMMISSION COMMENTS 
 

None. 
 

C. STAFF LIASON COMMENTS 
 

Senior Planner Erin McDermott informed and invited the Planning Commission to the city 
hosted civic engagement series on October 21st . 

   
V. ADJOURNMENT 

 
Commissioner Fraser adjourned the meeting at 8:28 PM.  



City of Brooklyn Park 
Planning Commission Staff Report

Agenda Item: 5.1
 
Meeting Date: November 12, 2025

Agenda 
Section: Public Hearing 

Originating 
Department:

Community Development

Resolution: 2
 
 
 
Prepared By: 

Erin McDermott, Senior 
PlannerOrdinance: 1

Attachments:
6
 Presented By:

Erin McDermott, Senior 
Planner

Item:
1741 Kwik Trip – Zoning Text Amendment, Conditional Use Permit, and 
Site Plan Requests, #25-104 for a fuel station on a property zoned Transit 
Oriented Development – Employment (TOD-E) with a Planned 
Development Overlay.  

Proposed Action:  

MOTION__________ SECOND__________ TO RECOMMEND APPROVAL OF A ZONING 
TEXT AMENDMENT, AMENDING ORDINANCE 2016-1210 ORDINANCE AMENDING 
CHAPTER 152 OF CITY CODE TO REZONE PROPERTY FROM BUSINESS PARK WITH 
HIGHWAY OVERLAY (BP/HO) TO BUSINESS PARK WITH PLANNED DEVELOPMENT 
OVERLAY (BP/PD) AT THE SOUTHEAST CORNER OF HIGHWAY 610 AND WEST 
BROADWAY. 
 
MOTION _______ SECOND _______ TO RECOMMEND APPROVAL OF A CONDITIONAL USE 
PERMIT FOR THE OPERATION OF A FUEL STATION AT 9400 WEST BROADWAY, SUBJECT 
TO THE CONDITIONS PROVIDED IN THE DRAFT RESOLUTION. 
 
 
MOTION _______ SECOND _______ TO RECOMMEND APPROVAL OF A SITE PLAN 
REVIEW FOR THE CONSTRUCTION OF A FUEL STATION AT 9400 WEST BROADWAY, 
SUBJECT TO THE CONDITIONS PROVIDED IN THE DRAFT RESOLUTION. 
 
Summary: 
Brent Dusek, on behalf of Kwik Trip, Inc., has submitted a proposal for development with 
applications including a Zoning Text Amendment of a Planned Development Overlay, Site Plan 
Review, and Conditional Use Permit. The proposal is for the construction of their Gen 9 
convenience store, which will operate 24 hours a day, provide 8 auto fuel stations, and general 
sales within the 40, 614 square foot structure.  
 
The original submission included several variances from the standards of the TOD-E zoning 
district. In the time since the initial application was submitted, staff discovered additional 
information that changed the previous understanding of the zoning regulations applicable to the 
subject property. At the September 10, 2025 Planning Commission meeting, staff provided 
additional details and sought direction from the Planning Commission on how to proceed. 
Planning Commission unanimously recommended support of this application. A discussion item 



held at the September 22, 2025 City Council Regular Meeting resulted in staff was directed to 
work with the applicant for approvals of this proposal.  
 
Current Conditions: 
 
The subject property is undeveloped and is improved on the east side with a private street 
benefitting the adjacent parcels to the north. It has access to a private street on the south property 
line that provides public access to West Broadway. 
 
Planning and Zoning Information

Current Proposed 

Land Use Plan LRT Station Area; Community 
Commercial

No Change

Current Zoning  Transit Oriented Development-  
Employment with a Planned 
Development Overlay (TOD-
E/PDO)

Amendment to Ordinance 2016-
1210 as seen in the attachments 

Site Area 2.66 acres
Neighborhood Tessman 
Conforms to Land Use Plan – Yes

Zoning Code – Conformance will be achieved upon adoption of the 
Zoning Text Amendment 

Public Notice 12 
60-Day 
120-Day

September 30, 2025
November 29, 2025

Previous Approvals: 
This lot was created in 2016 as part of the Midas Station subdivision. The subdivision was part of 
Planning Case 16-123 in which 3 lots were created. At the time of subdivision, the parent parcel 
was zoned BP - Business Park with a Highway Overlay (HO). The subdivision process also 
included a rezoning from BP/HO to BP/PD (Business Park with a Planned Development Overlay). 
The Planned Development Overlay (PDO) is a zoning district that provides flexibility from some 
zoning districts if the development is exceeding other expectations. Due to the flexibility of the 
PDO the code also requires a development plan, which is a formal concept to show a cohesive 
neighborhood theme in multi-phased developments. This Planning Case included a development 
plan including the proposed development of hotels on Lots 2 and 3, as developed with the subject 
property described as Lot 1 depicted as three retail locations to support the hotel uses.  The hotels 
were granted Certificates of Occupancy in November and December of 2016.  
 
This property was rezoned TOD-E in 2018 as part of Planning Case 18-113 for the establishment 
of the Transit Oriented Development districts. This effort was in support of the Blue Line Extension 
Project. This property is in the 93rd Avenue Station Area, as adopted by Appendix C of the 
Brooklyn Park 2040 Comprehensive Plan. The procedure in which the property was rezoned to 
TOD-E preserved the PDO impacting the subject property.  
 
 
Land Use/Zoning and Overlay: 



The Future Land Use is designated in the 2040 Comprehensive Plan as Community Commercial 
and LRT Station Area, given the property’s proximity to the planned 93rd Avenue Station on the 
METRO Blue Line Extension.  
 
This property is zoned TOD-E/PDO, or Transit Oriented Development – Employment with a 
Planned Development Overlay. The purpose of the TOD-E is adopted in Zoning Code Section 
§152.704 as follows: 
 

(A)   Purpose. The TOD-E Transit Oriented Development Employment District is intended 
to provide walkable urbanism with complementary uses in industrial, warehousing, and 
office park areas. 
(B)   This district may be applied to those areas and land uses within the LRT Overlay 
centered on the 93rd Avenue Transit Station on the Comprehensive 2040 Comprehensive 
Plan Future Land Use Map. 

 
In 2018 the City Council adopted Transit Oriented Development (TOD) zoning districts for each 
of the five planned Brooklyn Park station areas that implement the vision outlined in the station 
area plans. TOD zoning regulates the design of buildings, sidewalks, parking, and other 
infrastructure in a manner that promotes walkability and a mixture of uses, such as office, retail, 
and residential. 
 
This zoning combines the LRT Overlay with the Community Commercial land uses by prioritizing 
high intensity over large scale through density requirements, and street facing development to 
maximize utilization of the future investment of the LRT infrastructure. Fuel stations are allowed 
as a conditional use within the TOD-E zoning district. This conditional use designation includes 
the requirement that the development be consistent with the zoning code, including dimensional 
requirements. It does not entitle the property to a specific site design for a fuel station but entitles 
them to develop a fuel station within the requirements of the zoning code, including but not limited 
to setback requirements and design minimums to meet the intent of that zoning district, in this 
case an urban and walkable fuel station.  
 
The TOD-E zoning district has design requirements established within the zoning code that 
support the intent of walkability, such as linear frontage and maximum setback requirements 
which push the principal structure up to the street and require the structure to face along the 
majority of the block, inviting pedestrians to enjoy the urban style development and make 
developments near the Station Areas more appealing. In April 14, 2025, City Council approved 
an amendment to include minimum FAR to establish a minimum expectation of density. The TOD-
E zoning district has a minimum FAR of 0.5, meaning the square footage of half of the property 
must be the equivalent of square footage of the primary structure. This square footage does not 
only need to be on the ground level, the structure could also be 2 stories high with the building 
footprint at one quarter of the property square footage, making the total square footage of the 
structure equivalent to half of the property.  
 
Planned Development Overlays (PDO) as regulated by Zoning Code Section 152.803 are 
intended to provide flexibility in exchange for accomplishing a set goal within the code. The PDO 
established in 2016 provided flexibility for the entire development, however, it limited the land 
uses of the subject property. This limitation prohibited fuel stations on the subject property, despite 
the use being conditional in the TOD-E zoning. PDOs also allow flexibility surrounding density, 
which allows for the reduction on the subject property from the 0.5 FAR requirement of the TOD-
E to the proposed 0.15 FAR. The third standard PDOs allow for flexibility is site design, in which 
setbacks, building widths, frontage buildouts and other similar standards may be reduced. The 



fourth listed flexibility, which is also needed for this application, is parking and loading standards. 
The parking areas as proposed would not meet the TOD-E zoning requirements, which can be 
allowed through the amendment of the PDO impacting the site.
 
 
Proposed Development: 
 

 
Conditional Use Permit  
Fuel stations are a conditional use in the TOD-E zoning district (§ 152.707.01). While fuel stations 
are prohibited in the existing PDO on the subject property, the proposed text amendment adds 
fuel stations as a conditional use. Conditional uses must be reviewed against the standards of 
the Code (§ 152.305). The proposed use is evaluated below: 

 
(D)  Review Standards. The request may address the following factors, although 

the City Council, the Planning Commission, and city staff has the authority 
to request additional information from the applicant concerning operational 
factors pertaining to the proposed use or to retain experts with the consent 
and at the expense of the applicant concerning operational factors, when 
necessary to establish performance conditions to effect the intent of this 
chapter. 

 
(1)  Consistency with the Comprehensive Plan; 

 
The Future Land Use of the Brooklyn Park 2040 Comprehensive Plan 
guides the property as Community Commercial with the LRT Station Area 
Overlay. The LRT Station Overlay and Appendix C of the 2040 
Comprehensive Plan, outlining the Station Area expectations, is 
implemented through the design requirements of the TOD-E Zoning 
District, of which many of these standards are not being met. Consistency 
with the Zoning Code will be achieved through the use of a Planned 
Development Overlay district, which will grant the flexibility necessary for 
this development.  

 
(2)  Traffic generation, volume, and safety associated with the use and 

driveway location on adjacent roads, sidewalks, and trail 
connections; 

 
Vehicular access to the site is provided from an existing private drive on 
the south and east sides of the property. This private drive connects this 
site to West Broadway north of 93rd Avenue. A traffic study was conducted, 
and the applicant must meet all comments made by the City Engineer, 
Hennepin County and the Blue Line Extension Project Office due to the 
proximity to the planned Light Rail line on West Broadway Avenue. 

 
(3)  The characteristics of the parking area of the use, including the 

number and design of parking spaces, landscaping, traffic 
circulation, drainage and lighting;  

 
The applicant has requested flexibility to reduce the front and side parking 
setbacks, bringing the parking area closer to the right of way and 93rd



Avenue Station Area. This flexibility will be granted through the Zoning Text 
Amendment of the existing Planned Development Overlay. As proposed 
the characteristics of the parking area do not meet the intent of the City 
Code, the LRT Station Area Plan, or the Comprehensive Plan’s future land 
use vision for this area., However, the ordinance permits the he code is to 
increase walkability of the zoning district through development facing the 
street to separate and screen parking facilities. The TOD-E zoning district 
does not include parking minimums to reduce the vehicular traffic around 
the station areas, and to encourage the use of the Blue Line Extension 
upon completion.  

 
(4)  The provision of adequate public infrastructure to the site where the 

use of Planned Development Overlays to achieve compliance. The 
intent of the use is proposed; 

 
The site has access to adequate utilities, and public streets. This site has 
access to sewer and water connections along West Broadway. This site is 
located within the 93rd Avenue Station area and will also have access to 
public transportation.  

 
(5)  The ability to screen and buffer incompatible off-site impacts of the 

proposed use on adjacent property and the surrounding 
neighborhood; 

 
The applicant provided a site plan with a landscaping proposal to screen 
the parking area from the multi-use trail along West Broadway.  

 
(6)  The degree that the site or building associated with the proposed use 

meets or exceed the architectural design standards for the district in 
which it is located; 

 
The existing structure meets the exterior architectural requirements for the 
proposed structure; however, the proposed site plan is inconsistent with 
regulations established for the zoning district in which the subject property 
is located. The applicant has submitted an application for a Zoning Text 
Amendment to amend the language of a Planned Development Overlay 
impacting this property. 

 
(7)  Compliance with any other applicable section of this chapter or city 

code. 
 

Fuel Stations have additional standards listed in 152.903(E) as follows:  
  
  

a. An evaluation of subsurface conditions, soil resistivity and 
groundwater table conditions prepared by a professional 
engineer, licensed by the State of Minnesota.  

  
The applicant has provided a geotechnical analysis which has been 
reviewed by the Building Department. The Fire Department will witness and 



inspect installation of the underground fuel tank. In addition, the Minnesota 
Pollution Control Agency will assign a tank inspector to supervise tank 
installation.  
 

b. Information that demonstrates compliance with the installation 
requirements of the requirements of the Minnesota Pollution 
Control Agency.  

  
The applicant has indicated they will work with the Minnesota Pollution 
Control Agency.   
  

c. The minimum frontage on any street must be 150 feet for a 
station with four pump/meter stations or less, and stations 
with additional pump/meter stations may provide additional 
frontage and area to provide equivalent and sufficient space 
for servicing vehicles, off-street parking, safe vehicular 
approaches into the station, and visibility for pedestrians and 
drivers.  

  
The frontage of this property exceeds the minimum frontage.   
  

d. Canopies or other weather protection structure (free standing 
or projecting from a building).  

   
   

 
canopy is allowed. This includes a prohibition on backlit panels on 
the face of the canopy.  

 
lights must be directed downward and away from adjacent properties 

152.1014.  
 
The applicant proposes 20-foot canopies. The applicant will not have 
lighting on the face of the canopies. All lighting is recessed into the 
canopies.   
 

e. Pump/meter islands.  
   Setbacks.  

-of-way: 50 feet.  
  

  
   Vehicle stacking.  

least one car beyond the pump island in each direction in which 
access can be gained to the pump. The required vehicle stacking area 
for gas dispensing may not interfere with the internal circulation drive 
aisles or designated parking aisles.  

any public right-of-way, private access easement, or within the 
required parking setback area.  
  



The proposed pump/meter islands meet the required setbacks.

The applicant has provided a vehicle stacking diagram which meets the 
requirements. The applicant acknowledges no parking is permitted in the 
public right-of-way.  
  

f. 
surfacing to control dust and provide adequate drainage, 
designed to meet the requirements of a minimum seven-ton 
axle load.  

  
The applicant proposes concrete and bituminous on site.  
  

g. Layout of the publicly accessible areas on the site may be 
designed so that the employees of the establishment and any 
law enforcement personnel inside the business can observe 
all patrons while they have access to any merchandise offered 
for sale in the building or are at fuel pumping areas.  

  
According to the applicant, the publicly accessible portions of the store are 
designed to allow law enforcement personnel and there is camera 
monitoring on site.   
 
Outdoor sales and display are an accessory use listed in Table 152.707.1 
Principal Land Use in § 152.707 Mixed Use District Land Uses as not 
permitted. Outdoor sales and display will be permitted through the Planned 
Development Overlay amendment.  

 
The required findings of § 152.305 have been addressed and Staff recommends approval of the 
CUP upon approval of the Zoning Text Amendment, amending the existing Planned Development 
Overlay district that impacts the subject property.  
 
Site Plan Review: 
 
Site plans must be reviewed against the evaluation criteria required by the Code (§ 152.303).  

Building and Site Design Standards: 
 
Lighting: 
 
The proposed lighting meets lighting requirements as prescribed in § 152.1014.  
 
Pedestrian Connections: 
 
The proposed sidewalk improvements meet pedestrian circulation requirements as prescribed in 
§ 152.1022. 

Parking: 
The proposed parking improvements meet the requirements as prescribed in § 152.1019 and § 
152.1020.  



: 

The proposed screening meets screening requirements as prescribed in § 152.1024.  

Landscaping: 

The proposed landscaping meets landscaping requirements as prescribed in §152.1012.  

Canopy cover requirements state one large or two medium trees per 360 feet of required parking 
lot area green space are required. This proposal requires 3 trees, and provides 8 trees for canopy 
cover.  
 
Foundation Landscape requirements state at least 40% of the perimeter must be sodded or 
landscaped with approved ground cover with low level plantings in an area of no less than six feet 
in width. This plan does provide plantings meeting this requirement. 
 
Open area landscape requires a percentage of the development not be occupied by building or 
hardscape. These areas are required to be planted with trees, shrubs, flowers, native species or 
similar plantings as well as sodded or mulched where appropriate. This project is required to 
provide 30% of open space and meets this requirement. 
 
Plant diversity requires no more than 25% of any trees be planted from the same family, and no 
more than 15% of the same species. This proposal meets this requirement. 
 
Street trees are required at a minimum distance of 70 feet along public rights of way. This plan 
meets this requirement. 
 
Architectural standards: 
 
The façade is made up of 100% Class I materials and exceeds the 65% Class I requirement of § 
152.1004. 

Roadways: 

This site is accessed from a private street along the east side of the property that has access to 
West Broadway north of 93rd Avenue.  
 
 
Utilities: 
 
Staff Recommendation: 
 
The requirements of § 152.303, 152.305, and 152.803 have been addressed and Staff 
recommends approval of the Zoning Text Amendment and Resolutions recommending the 
approval of the Site Plan Review, and Conditional Use Permit for the construction and operation 
of a fuel station at 9400 West Broadway based on the findings of fact established within the draft 
resolutions.  

 
 N/A 

 
Alternatives to consider: 



1. Approve the draft Ordinance and Resolutions as presented. 
2. Approve the draft Ordinance and Resolutions with modifications. 
3. Deny the draft Ordinance and Resolutions and provide findings for the approval of the 

requests. 
 
Attachments:  
 
A. DRAFT ZONING TEXT AMENDMENT 
B. DRAFT CONDITIONAL USE PERMIT RESOLUTION 
C. DRAFT SITE PLAN REVIEW RESOLUTION 
D. LOCATION MAP 
E. PREVIOUS APPROVALS  
F. PLAN SET 



ORDINANCE #2025- ____ 
 
ORDINANCE AMENDING ORDINANCE #2016-1210 AND CHAPTER 152 OF THE BROOKLYN PARK 

ZONING CODE TO AMEND THE PLANNED DEVELOPMENT OVERLAY IMPACTING THE MIDAS 
STATION PLAT.

The City Of Brooklyn Park Does Ordain:
 

Section 1. 
 
Section 152 of the Zoning code is amended to rezone the following described properties from 
Business Park with Highway Overlay (BP/HO) to Business Park with Planned Development Overlay 
(BP/PD): 
  

Lots 1, 2, and 3, Midas Station, Hennepin County, Minnesota 
 
This Planned Development Overlay has the following requirements: 

1. Lot 1 shall be for office, retail, personal services, restaurant uses, fuel stations or other 
similar uses.  A Site Plan Review or Conditional Use Permit (as applicable) will be 
required for uses on this lot.

2. Lots 2 and 3 shall be for Hotel uses. A Conditional Use Permit will be required for uses 
on these lots.

3. The development of Lots 2 and 3 shall be regulated by Site Development Plan (page 
C3.01) dated 09-26-2016 showing the following items :

a. Shared driveways, walkways, and parking lots;  
b. General building placement, although the drive-thru shown is not guaranteed;
c. A connected internal walkway between the hotels, retail/restaurant buildings, 

and West Broadway;  
d. Shared monument and area identification signs; and 
e. Shared storm water management facilities.

4. The minimum standards of development for all buildings and sites shall include: 
a. A uniform style of parking lot lighting; 
b. High-quality building materials. Buildings must have at least two different 

building materials.   
c. Building setbacks are hereby waived to provide a connected and pedestrian-

friendly development.  
5. The maximum impervious coverage for the entire development shall not exceed 75 

percent.   
6. The number of parking spaces on Lots 2 and 3 may be reduced to a ratio of 1 space 

per guest room. 
7. A Site Plan Review or Conditional Use Permit application before the Planning 

Commission and City Council, as described in City Code, is required for each site prior 
to its construction.   



8. Other provision of the City Code not modified here shall still apply. 
9. The development of Lot 1 shall be regulated by Site Keynote Plan (page C100) dated 

May 10, 2024 and shall be entitled to the following flexibilities from the TOD-E zoning 
in which the parcel currently exists:

a. An increase to the maximum width of the northern driveway from a 20 foot 
width to a 40 foot width.

b. An increase to the maximum width of the southern driveway from a 20 foot 
width to a 35 foot width. 

c. A reduction in the frontage build out requirement of 70% to 29.3%. 
d. The parking setbacks are reduced to 10 feet along West Broadway, and 8.41 

feet along the southern property line.  
e. The minimum Floor Area Ratio is reduced for this property from 0.5 to 0.15. 
f. Outdoor Sales and Display are permitted on this site. 

 
 
Section 2. Section 152.803 of the City Code, titled “Planned Development Overlays” is amended 
to read as follows: 
 
(H) List of approved active Planned Development Overlays and ordinance numbers. 
 

Ord. number Planned Development Overlay Ord. number Planned Development Overlay 
2003-998 Unnamed
2005-1050 Unnamed
2006-1056 West Broadway and Candlewood Drive
2009-1109 Gateway 2nd Addition southwest interchange 

of Highways 169 and 610) 
2013-1156 Lakeland Avenue North 
2014-1168 North Business Center 
2014-1176 Gateway 3rd Addition (Outlot C)
2017-1178 North Cross Business Park
2014-1179 Six Ten Commerce Center Third Addition
2014-1181 Mississippi Gardens 
2015-1188 Capstone Quadrangle 2nd Addition
2015-1193 North Park Business Center
2015-1194 Six Ten Zane 
2015-1199 Villas of Rush Creek Trail 
2016-123 Midas Station
2017-1220 Six Ten Zane Second Addition 
2017-1226 Gateway 3rd Addition (Outlots B and D)
2018-1236 Villas of Rush Creek Trail 4th Addition 
2020-1252 9501 Louisiana Avenue North (unplatted)
2020-1257 9489 Winnetka Avenue Noth 
2021-1264 Six Ten Commerce Center 5th Addition





 
RESOLUTION #2025-__ 

 
RESOLUTION APPROVING A CONDITIONAL USE PERMIT FOR THE OPERATION OF A FOR A FUEL 

STATION AT THE LOCATION OF 9400 WEST BROADWAY. 
 

Planning Commission File # 25-104 
 

 WHEREAS, Brent Dusek, of Kwik Trip, has made an application for a Conditional Use Permit under the 
provisions of Chapter 152 of the Code of Ordinances on property legally described as: 
 

See EXHIBIT A 
 
 WHEREAS, the zoning of the property is Transit Oriented Development - Employment in which fuel 
stations are conditional uses; and   
 
 WHEREAS, the effect of the proposed use upon the health, safety, and welfare of surrounding lands, 
existing and anticipated traffic conditions, and its effect on the neighborhood have been considered; and 
 
 WHEREAS, the matter has been referred to the Planning Commission public hearing who have given 
their advice and recommendation to the City Council.   
 
 NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Brooklyn Park that a 
Conditional Use Permit is hereby granted for the operation of a fuel station at 8200 108th Court and as legally 
described in the attached EXHIBIT A, subject to the following conditions: 
 

1. Prior to the issuance of a building permit, a site plan meeting the conditions of 
Resolution Approving a Site Plan for the Construction of a Fuel Station at 9400 West 
Broadway must be approved. 

 
2. Prior to issuance of a Certificate of Occupancy, the Applicant must install stop signs at 

all driveway exits to City streets in accordance with §152.1020(G) of the zoning code, to 
the satisfaction of the City Engineer. 

3. Pursuant to §152.1015(C) of the zoning code, staging areas visible from the public 
rights-of-way areas must be screened.

4. Signage must comply with all requirements of City Code Chapter 150: Signs. 

5. The property must remain compliant with Title VII: Traffic Code of the City’s Code. 

6. The property must remain compliant with Title IX: General Regulations of the City’s 
Code. 

7. The property must remain compliant with Title XI: Business Regulations of the City’s 
Code. 

8. The property must remain compliant with the Minnesota State Fire Code. 

9. This resolution must be recorded with the Hennepin County Recorder’s office. 

10. If the holder of the conditional use permit fails to comply with the terms and conditions of 
this resolution, the city may impose penalties or discipline for noncompliance, which may 



include revocation of the permit in accordance with §152.035(H)(1) of the Municipal 
Code. 

 
This resolution expires one year from the date of approval unless all conditions are met.  This resolution must 
be recorded with the Hennepin County Recorder’s office within one year of the date of approval. The approvals 
can be revoked if not in compliance with the conditions stated above. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT A
 

Lot 1, Block 2, Northpark Business Center Ninth Addition, Hennepin County, Minnesota. 
 



    
 

RESOLUTION #2025-__ 
 

RESOLUTION APPROVING A SITE PLAN REVIEW FOR THE CONSTRUCTION OF A FUEL STATION AT 
9400 WEST BROADWAY. 

 
Planning Commission File # 25-104 

 
 WHEREAS, Brent Dusek, of Kwik Trip, has made an application for a Site Plan Review under the 
provisions of Chapter 152 of the Code of Ordinances on property legally described as: 
 

See EXHIBIT A 
 
 WHEREAS, the zoning of the property is Transit Oriented Development with a Planned Development 
Overlay; and   
 
 WHEREAS, the effect of the proposed use upon the health, safety, and welfare of surrounding lands, 
existing and anticipated traffic conditions, and its effect on the neighborhood have been considered; and 
 
 WHEREAS, the matter has been referred to the Planning Commission public hearing who have given 
their advice and recommendation to the City Council.   
 
 NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Brooklyn Park that the Site 
Plan Review is hereby approved at 9400 West Broadway as legally described in the attached EXHIBIT A, 
because of the following conditions: 
 

1.00 DRAWINGS 

1.01 Site, utility, landscaping, and grading plans for this development on file in the City Clerk’s office dated 
May 10, 2024 are approved, subject to the conditions listed below.   
 

1.02 Building elevations for the fuel station dated May 9, 2024 are approved to proceed to building permit, 
subject to the conditions listed below.  
 

2.00 BONDS, ESCROWS AND DIRECT PAYMENTS 
 
2.01 A Development Contract and bonding shall be required as a development bond or letter of credit in the 

amount of $945,200.00, a cash bond in the amount of $49,700.00 and a developer’s escrow in the 
amount of $29,800.00 as required by Chapter 152. The developer’s escrow must be posted with the 
City to cover engineering, legal and administrative costs incurred by the City. If this account becomes 
deficient, it shall be the developer’s responsibility to deposit additional funds. This must be done before 
final bonding obligations are complete.    

 
3.00 REQUIRED DOCUMENTS 

 
3.01 All utility construction, drainage, grading and development plans must be approved by the City 

Engineer prior to receiving a building permit.  
 

4.00 GENERAL CONDITIONS 
 
4.01 It shall be the developer's responsibility to keep active and up to date the developer's contract and 

financial surety (Letter of Credit, bonds, etc.). These documents must remain active until the developer  
 



 
has been released from any further obligation by City Council motion received in writing from the 
Engineering Department.  

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

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

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

limited to, daily watering, silt fences, and seeding. The City Engineer may impose measures to reduce 
dust and run-off.  

  
4.05 Adequate dumpsters must be on site during construction. When full, they must be emptied immediately 

or replaced with an empty dumpster.  
  
4.06 Signs must conform to the requirements of Chapter 150. The sign plans will be approved by staff to 

verify code compliance at time of building permit. 
 
4.07 A copy of this resolution shall be recorded with the Hennepin County Recorder prior to issuance of a 

building permit. 
 

5.00 CONDITIONS 
 

5.00 The City must adopt an amendment to Ordinance 2016-1210 modifying the Planned Development 
Overlay to permit for the site plan as proposed. 

 
5.01 Prior to issuance of a Certificate of Occupancy, the Applicant must install stop signs at all driveway 

exits to City streets in accordance with §152.1020(G) of the zoning code, to the satisfaction of the City 
Engineer. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



EXHIBIT A 

Lot 1, Block 1, Midas Addition, Hennepin County, Minnesota 



Rezoning, Conditional Use Permit and Site Plan
Review

Case #25-104 – KwikTrip 9400 West Broadway

Area of Request (August 2025 Air Photo)

9400 West Broadway, Brooklyn Park MN



City of Brooklyn Park 
Request for Council Action

Agenda Item: 6.2 Meeting Date: October 24, 2016
 
Agenda Section: Land Use Actions 

Originating  
Department: Community Development 

 
Resolutions: XX 

Prepared By: Todd A. Larson, Senior Planner 
 
Ordinance: X – FIRST READING 
 
Attachments:

 
8 Presented By: Cindy Sherman, Planning Director

 
Item:

Midas Brooklyn Park, LLC - Plat, Rezoning, and Conditional Use Permit #16-123 for two 
hotels at 9400 West Broadway.

City Manager’s Proposed Actions:  

MOTION _______ SECOND _______ TO WAIVE THE READING AND ADOPT ON FIRST READING AN ORDINANCE 
AMENDING CHAPTER 152 OF CITY CODE TO REZONE PROPERTY FROM BUSINESS PARK WITH HIGHWAY 
OVERLAY (BP/HO) TO BUSINESS PARK WITH PLANNED DEVELOPMENT OVERLAY (BP/PD) AT THE SOUTHEAST 
CORNER OF HIGHWAY 610 AND WEST BROADWAY.

MOTION _______ SECOND _______ TO WAIVE THE READING AND ADOPT RESOLUTION #2016-___ 
APPROVING PRELIMINARY AND FINAL PLAT OF “MIDAS STATION” SUBDIVIDING 6.986 ACRES INTO THREE 
BUSINESS LOTS AT THE SOUTHEAST CORNER OF WEST BROADWAY AND HIGHWAY 610.

MOTION _______ SECOND _______ TO WAIVE THE READING AND ADOPT RESOLUTION #2016-___ 
APPROVING CONDITIONAL USE PERMITS FOR TWO HOTELS AT 9470 AND 9490 WEST BROADWAY.

Planning Commission Recommendation: 

At its meeting on October 12, the Planning Commission unanimously (8-0) recommended approval of the 
proposal with conditions that are outlined in the attached resolutions.

Overview:

Midas Hospitality is proposing to construct two hotels at the southeast corner of West Broadway and Highway 
610.  One of the hotels, Hampton Inn, is geared towards short stays.  The other hotel, Home2Suites, is geared 
towards longer stays by featuring kitchenettes in the rooms.  Both hotels have swimming pools and offer a 
complimentary breakfast buffet.  Hotels are considered a conditional use; therefore a conditional use permit 
(CUP) is required. 

The applicant will have additional land for development.  They are envisioning retail and restaurant uses that 
will complement the hotels.  The applicant does not have any proposed retailers or restauranteurs at this 
time, but had prepared a development plan showing how these uses could fit into the site in the future.  The 
applicant worked closely with staff and MetroTransit’s Transit Oriented Development staff in laying out the 
development plan to make all the uses work well together and take advantage of the future light rail transit 
station a block south of the site.  The application is seeking a Planned Development Overlay to waive the 
building setback requirements to make the site more walkable and connected and to reduce the parking 
needs. 
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Budgetary/Fiscal Issues: Park dedication will be given with the development.

Alternatives to consider: 

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

Attachments:  

6.2A REZONING/DEVELOPMENT PLAN ORDINANCE
6.2B PLAT RESOLUTION
6.2C CONDITIONAL USE PERMITS RESOLUTION
6.2D LOCATION MAP
6.2E PLANNING & ZONING INFORMATION
6.2F LETTER FROM APPLICANT 
6.2G PLANNING COMMISSION MINUTES 
6.2H PLANS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
i:\planning\planning cases\2016\16-123 (midas hospitality)\city council\16-123 cc 2016-10-24.docx 
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ORDINANCE #2016-___
 

ORDINANCE AMENDING CHAPTER 152 OF CITY CODE TO REZONE PROPERTY 
FROM BUSINESS PARK WITH HIGHWAY OVERLAY (BP/HO) 

TO BUSINESS PARK WITH PLANNED DEVELOPMENT OVERLAY (BP/PD)  
AT THE SOUTHEAST CORNER OF HIGHWAY 610 AND WEST BROADWAY 

 
 
 
The City Of Brooklyn Park Does Ordain: 

 
Section 1. 
 
Section 152 of the Zoning code is amended to rezone the following described properties from Business Park 
with Highway Overlay (BP/HO) to Business Park with Planned Development Overlay (BP/PD): 
  

Lots 1, 2, and 3, Midas Station, Hennepin County, Minnesota 
 
This Planned Development Overlay has the following requirements: 
 

1. Lot 1 shall be for office, retail, personal services, restaurant uses, or other similar uses.  A Site Plan 
Review or Conditional Use Permit (as applicable) will be required for uses on this lot. 

2. Lots 2 and 3 shall be for Hotel uses.  A Conditional Use Permit will be required for uses on these 
lots. 

3. The Site Development Plan (page C3.01) dated 09-26-2016 showing the following items:
a. Shared driveways, walkways, and parking lots;  
b. General building placement, although the drive-thru shown is not guaranteed; 
c. A connected internal walkway between the hotels, retail/restaurant buildings, and West 

Broadway;  
d. Shared monument and area identification signs; and 
e. Shared storm water management facilities. 

4. The minimum standards of development for all buildings and sites shall include: 
a. A uniform style of parking lot lighting; 
b. High-quality building materials.  Buildings must have at least two different building 

materials.   
c. Building setbacks are hereby waived to provide a connected and pedestrian-friendly 

development.  
5. The maximum impervious coverage for the entire development shall not exceed 75 percent.   
6. Parking lots are not permitted any closer to West Broadway than the buildings. 
7. The number of parking spaces on Lots 2 and 3 may be reduced to a ratio of 1 space per guest room. 
8. All other parking setbacks must meet requirements of City Code. 
9. A Site Plan Review or Conditional Use Permit application before the Planning Commission and City 

Council, as described in City Code, is required for each site prior to its construction.   
10. Other provision of the City Code not modified here shall still apply.  
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RESOLUTION #2016-___ 

RESOLUTION APPROVING PRELIMINARY AND FINAL PLAT OF 
“MIDAS STATION” 

SUBDIVIDING 6.986 ACRES INTO THREE BUSINESS LOTS 
AT THE SOUTHEAST CORNER OF WEST BROADWAY AND HIGHWAY 610 

Planning Commission File #16-123 

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

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

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Brooklyn Park, Preliminary Plat
Request #16-123 “Midas Station” shall be approved subject to the following conditions:  

1.00 DRAWINGS

1.01 Preliminary plans on file in the City Clerk’s office dated 09-26-2016 for three lots upon compliance with 
the following requirements: 

 
2.00 BONDS, ESCROWS AND DIRECT PAYMENTS 

 
2.01 Developer's Escrow in the amount of $3,000.00 must be posted with the City to cover engineering, 

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

 
2.02 Payment of any special assessments on the property.  

 
3.00 REQUIRED DOCUMENTS 

 
3.01 Approval of Title by the City Attorney. 
 
3.02 A final plat showing the correct square footage for each lot area must be  submitted prior to recording 

of the final plat. 
 

3.03 Cross-Access and maintenance agreements between all three lots must be reviewed and approved by 
the City Attorney and recorded with the final plat. 
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3.04 A signal assessment agreement for one-quarter of one-half the cost of a future traffic signal at the 
private roadway access with West Broadway.  The agreement may divide the share between the three 
parcels. 

 
4.00 GENERAL CONDITIONS 

 
4.01 It shall be the developer's responsibility to keep active and up to date the developer's contract and 

financial surety (Letter of Credit, bonds, etc.). These documents must remain active until the developer 
has been released from any further obligation by City Council motion received in writing from the 
Engineering Department. 

 
II. FINAL PLAT 

 
5.01 NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Brooklyn Park, Final Plat Request 

#16-123 “Midas Station” shall be approved subject to the following conditions: 
 

a. Title review by the City Attorney and all conditions therein. 

b. Easement review by the City Engineer and all conditions therein. 

c. Per requirements set forth above or as subsequently amended by motion, approving the 
preliminary and final plat of “Six Ten Commerce Center 2nd Addition” which is part of this 
resolution by reference and is on file and can be examined in the City Clerk's office.

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

e. Submission of a CAD copy of the plat.   

f. Park dedication in the amount of $55,888 (6.986 acres at $8,000 per acre).

BE IT FURTHER RESOLVED that such execution of the certificate upon said plat by the Mayor and City 
Manager shall be conclusive showing of proper compliance therewith by the sub divider and City officials and 
shall entitle such plat to be placed on record forthwith without further formality, all in compliance with M.S.A. 
462 and the Ordinance of the City.
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RESOLUTION #2016-___ 

RESOLUTION APPROVING CONDITIONAL USE PERMITS 
FOR TWO HOTELS AT 9470 AND 9490 WEST BROADWAY 

 
Planning Commission File #16-123 

 
WHEREAS, Midas Hospitality has made application for conditional use permits on properties legally 

described as: 
  

Lot 2, Block 1, Midas Station, Hennepin County, Minnesota, and 
Lot 3, Block 1, Midas Station, Hennepin County, Minnesota 

 
WHEREAS, the proposed development is consistent with the purposes of the Zoning District and the 

Comprehensive Plan; and 
 
WHEREAS, the matter has been referred to the Planning Commission public hearing and who have 

given their advice and recommendation to the City Council; and 
 
WHEREAS, the effect of the proposed use upon the health, safety and welfare of surrounding lands, 

existing and anticipated traffic conditions, and its effect of property values in the neighborhood have been 
considered. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF BROOKLYN PARK: that two 
Conditional Use Permits are hereby approved for one hotel on each of the above-described parcels, subject to 
the following: 

 
1.00 PLANS AND DRAWINGS 

 
Exterior and site improvements must conform to the following plans and drawings: 

 
1.01 Site Plans, Utility Plans, and Landscaping Plans dated 09-26-2016; and 
 
1.02 Building Elevations dated 08-29-2016. 
 

 
2.00 REQUIRED DOCUMENTS 

 
2.01 A cross-access and maintenance agreement for joint use of the driveways and parking areas. 

 
2.03 Approval from the West Mississippi Watershed Management Organization and all conditions therein. 
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3.00 BONDS, ESCROWS AND DIRECT PAYMENTS

3.01 A Development Contract and bonding shall be required in the amounts of $353,400.00 (Lot 2) and 
$320,500.00 (Lot 3) as a development bond or letter of credit, a $18,600.00 (Lot 2) and $16,800.00
(Lot 3) cash bonds, and a $11,100.00 (Lot 2) and $10,100.00 (Lot 3) developer’s escrows as required by 
Chapter 152.  The developer's escrow must be posted with the City Treasurer to cover engineering, 
legal and administrative costs incurred by the City. If this account becomes deficient, it shall be the 
developer's responsibility to deposit additional funds. This must be done before final bonding 
obligations are complete. This bonding must include the following: 
 
a. Earthwork 
b. Erosion Control 
c. Site Utilities 
d. Concrete curb, gutter, and walks. 
e. Paving and striping of parking and driveways 
f. Landscaping and irrigation 
g. Site lighting 
h. Rooftop Screening 

 
4.00 GENERAL CONDITIONS 

 
4.01 Outdoor storage, display, and sales are prohibited, unless there is a valid special event permit. 

 
4.02 The waste enclosures must be constructed out of masonry materials complementary to the building 

with an opaque wood or metal gate.  The enclosure must be large enough to house trash and 
recyclables.  
 

4.03 Signs require sign permits and must conform to the design standards in Chapter 150. 
 

4.04 Each hotel is required to maintain a valid lodging license, pool license, and food service license. 
 

4.05 Each hotel may apply for a hotel liquor license, if so desired.  
 

4.06 Parking lot lighting is limited to 25 feet in height per City Code Section 152.111(C)(3). 

4.07 Signs require permits and must conform to the design requirements of Chapter 150 and the approved 
development plan.

 
This Conditional Use Permit must be recorded with the Hennepin County Recorder’s Office (Taxpayer 
Services).  All conditions must be met and adhered to at all times in order for this permit to be valid.  
Recording must be made before December 31, 2017, otherwise a time extension must be requested in the 
manner listed in City Code.



6.2D LOCATION MAP
Page 8



6.2E PLANNING & ZONING INFORMATION
Page 9

Development Plan
The applicant has provided a development plan that shows two hotels and three retail/restaurant buildings, 
an internal roadway, and parking lots.  The retail/restaurant buildings are conceptual in nature—these uses 
are not proposed at this time.  In the future, the number and size of the buildings are likely to change, but the 
connectivity of these building with the hotels and the multi-use trail along West Broadway is the important 
design element that will be emphasized with the development.  A drive-through is shown around one of the 
buildings, but that is conceptual—no drive-thru will be guaranteed with the development plan. 
 
The rezoning of the property from the Highway Overlay to the Planned Development Overlay will set the 
development expectations for the future.  The development plan shows reduced setbacks from the Highway 
Overlay and Business Park standards to promote the connectedness and walkability of the development.   
 
Hotel Designs 
Two hotels are proposed for the site.  Both hotels will be four stories in height.  Each hotel will reflect the 
brand’s contemporary image.  The western hotel (Hotel A, Lot 2) will be a Hampton Inn with brick, EIFS, 
Nichiha panels (a brand of decorative fiber cement), and metal panels.  The eastern hotel (Hotel B, Lot 3) will 
be a Home2Suites with tile, cement fiber board, EIFS, and metal panels.  The two hotels are not intended to be 
identical, but have some similar architectural treatments that will complement each other. 
 
 
 

Land Use Plan   Business Park

Current Zoning   Business Park with Highway Overlay (BP/HO) 
 
Surrounding Zoning  East – Business Park with Highway Overlay (BP/PD) 
     Vacant 
    South – Business Park with Planned Development Overlay (BP/PD) 
     CSM’s 610 Commerce Center future expansion site 
    North – Planned Unit Development (PUD) 
     Target North Campus – across Highway 610 
    West – Business Park with Highway Overlay (BP/HO) 
     Takada Pharmaceuticals  
 
Neighborhood   Tessman 
 

Total Site Hampton Inn (Lot 2) Home2 Suites (Lot 3)
Site Area 6.986 acres 2.30 acres 2.03 acres
Number of Rooms  207  100   107 
Parking Spaces   217  103   114 
 
Conforms to: 
 Land Use Plan – Yes 
 Zoning Code – Yes 
 Variances Needed – None 
 
Notification Distance  500 feet 
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Access and Parking
The entire site will share an existing access to West Broadway.  In the future, a traffic signal is expected in this 
location.  This intersection will be where the proposed light rail line will transition from center-running to west 
side-running.  A signal assessment agreement is in place on the adjacent CSM property to cover three-quarters 
of one-half the cost.  An agreement covering the remaining quarter of one-half the cost will be required.  In 
the event the light rail project does not go forward (and therefore not covering the signal costs), the cost of 
this signal will be covered by the property owners.  The City Attorney will prepare this agreement. 
 
From the intersection with West Broadway, a shared internal roadway will provide access to both hotels and 
the future retail/restaurant development site.  A cross-access and maintenance agreement is required for this 
roadway.   
 
The applicant is requesting a modification in the number of parking spaces that are required by City Code
through the development plan.  City Code requires 1.25 spaces per room plus additional parking for 
restaurants, meeting rooms, and banquet facilities.  The applicant has operated dozens of hotels across the 
country and has found that one parking space per room is adequate for their needs.  In the future, light rail is 
expected to bring some guests and employees to the hotels further reducing the demand for vehicle parking.  
Between both hotels, this is a total reduction of 42 spaces.   

Pedestrian Connections
The site is located along West Broadway where there is a multi-use trail today.  The development plan’s first 
phase will show a connection by the Hampton Inn and at the entrance drive.  In the future, other connections 
could be made with the retail buildings.  A sidewalk is proposed along the internal roadway as well. 
 
Landscaping and Screening 
The proposed landscaping plan meets the requirements for the site.  The retail/restaurant site will be seeded 
with low-maintenance turf grass until the time of its development.   
 
Utilities 
The utility plan shows how the site will be served with City water and sanitary sewer.  Water was envisioned to 
be extended from Louisiana Avenue to east across the CSM property with a future phase of the 610 
Commerce Center.  In advance of that, water is available from the west side of West Broadway near the 
Holiday gas station.  A connection is shown across Lot 3 to loop the water back to Louisiana at the time of 
development of the BPP LLC property to the east.
 
Storm Water Management
The applicant is proposing an underground storm water management system to assist in maximizing the 
development of the site.  Two small infiltration basins are shown on the site.  Several additional shrubs should 
be added to these basins for bank stabilization and aesthetics. The West Mississippi Watershed Management 
Commission reviews and approves the storm water plans prior to construction.  

Signs
The development plan shows the locations of signs.  A monument sign is shown near the access to West 
Broadway and a development sign is shown near the intersection of West Broadway and the eastbound 
Highway 610 ramps.  A third monument sign is shown internal to the site.  The signs have not been designed 
at this time, but it is recommended that they are allowed in those locations while meeting the design 
requirements of the Sign Code. 
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Lighting
The applicant prepared a lighting plan.  All of the lights shown are downcast and shielded to prevent glare.  
The pole heights shown, however, are 30 feet.  City Code limits freestanding lighting to 25 feet.  The lighting 
plan must be adjusted at the time of building permit.

Public Safety 
The Fire Department is requesting two additional fire hydrants on the site—one near the northwest corner of 
the Hampton Inn and one near the northeast corner of Home2Suites.  These hydrants will provide coverage 
around each building and for the parking lots.  
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1. CALL TO ORDER 

The meeting was called to order at 7:03 p.m.

2. ROLL CALL/ PLEDGE OF ALLEGIANCE 
 

Those present were: Commissioners Fletcher, Hanson, Jacobson, Kisch, Schmidt, Stuewe, West-Hafner and 
Vosberg; Senior Planner Larson; and Planning Director Sherman  
 
Those not present: Commissioner Morton-Spears 
 

6. PUBLIC HEARING  
 

    6C. Midas Brooklyn Park, LLC- Case# 16-123 Plat, Rezoning, and Conditional Use Permit for two 
hotels at 9400 West Broadway

Senior Planner Larson stated that the two hotels are each proposed to be four stories in height, not the same 
design, but in complementary materials so they work well together. There is a concept plan for the southern 
part of the property but nothing has been decided yet. The applicant is a hotel company, not a retail company, 
so they hope to be working with some other users in the future. Light rail will be important to this site and the 
applicant has been working with Metropolitan Transit to make sure all of the buildings work together and 
guests and hotel workers can take advantage of the light rail if they choose to. The landscaping plan addresses 
the whole site instead of looking at it as two separate sites. There will be more landscaping in the future as 
other users are identified.  
 
Senior Planner Larson stated that the site is currently zoned Business Park with a Highway Overlay. The 
request is to change it a Planned Development Overlay so the buildings can be linked together with shared 
driveways, parking, and the future plans for the rest of the site. The second part of the application is to 
separate the property into three lots, and the third part of the application is a Conditional Use Permit for each 
of the hotels. The applicant has found in doing business across the country that one parking space per room, 
instead 1.25 parking spaces, is adequate. Staff is comfortable with their analysis and if things turn out 
differently, the retail area can accommodate more parking. Staff is recommending approval. 
 
J.T. Norville with Midas Hospitality stated that he is one of the co-founders and they are an eleven year old 
company based in St. Louis, Missouri. He stated that they have over seven hundred employees company-wide 
and hotels are their only focus. They have twenty seven hotels in thirteen states and they currently have eight 
other hotels under construction in four states. He stated that the first phase of this development will bring a 
$30,000,000 investment to Brooklyn Park. It will add sixty permanent jobs, not counting the temporary jobs 
related to the construction. There are 2,100 Hampton properties worldwide and it is one of the strongest 
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hotel brands in the industry. Amenities will include complimentary breakfast for about one hundred rooms, a 
fitness room, indoor pool, free wi-fi and a spacious lobby. The Home2 suites brand was launched in 2009 by 
Hilton and is focused on the long-term stay customer. Every room is a suite and will contain a full kitchen and 
separate living space. 

Toby Heddinghaue, the architect on the project, stated that they have a unique opportunity here to be 
building two hotels at the same time that are owned by the same company. He showed samples of the 
materials they will be using for the hotels. The products they are using are upgraded from what Hilton would 
require. 

Commissioner Chair West-Hafner opened the public hearing.  

Nancy Niznick, 7544 103rd Circle, asked how they know that two hotels are sustainable in that spot and how 
that was determined. Her husband, David Niznick, asked if all of the hotels in Brooklyn Park are full. 
 
Commissioner West-Hafner stated that there are only two hotels in Brooklyn Park at this time and she does 
not know how full they are.

Seeing no one else approach the podium, she closed the public hearing. 
 
Commissioner Hanson stated that she is really glad to see this come into Brooklyn Park as hundreds of jobs 
have come in along the Highway 610 corridor. As an executive assistant and meeting planner, she is always 
looking for a place for people to stay when they come to visit. Downtown hotels fill up very quickly and she 
ends up putting their visitors in Maple Grove hotels. She stated that she is happy that she will be able to put 
these visitors in a hotel in Brooklyn Park. Since they do not have a meeting space, she stated that she agrees 
that they do not need all the extra parking they would for events and she likes the addition of more green 
space. 
 
Commissioner Kisch stated that he is also happy with the increased greenspace as opposed to more parking 
spaces. He stated that they need to watch the percentage of impervious surface because they are right up 
against it without development of the rest of the site. He stated that re recommends the applicant have the 
figures for City Council showing the percentage of impervious surface for each lot. He stated that a condition 
should be added for a cross-access agreement, that the rooftop equipment needs to be well screened, and 
that the entry into the hotels is at the back of the CSM building, and not the best view for hotel customers. 
 
Senior Planner Larson stated that there will not be much roof top screening on the hotels as all of the rooms 
have separate units next to or below the window of each room. He stated that the cross-access is identified in 
the Conditional Use Permit as well as on the plat resolutions. He also stated that currently people entering the 
hotels would see the back of the existing CSM building but there is a sister building identified in the CSM 
development plan with the front of that building being what people would see when entering the hotels. 
 
Commissioner Jacobson asked Mr. Norville what is their plan for the retail development if all they do is hotels. 
 
Mr. Norville stated that they currently have the retail property listed with Colliers but they currently do not 
own the property and will not close on it until January of 2017. They expect to begin construction in April and 
will be working with other developers to find the right kind of tenants to complement their hotels. 
 

6.2G Page 14



6.2G Page 15

Commissioner Schmidt stated that the city has waited a long time for a project like this to come to Brooklyn 
Park and he is excited to see this come. He stated his only concern is echoing a little of what Commissioner 
Kisch said about what the tenants are going to see coming into the property or being in the hotel and looking 
out. He stated that he does not want to see an overgrown empty lot on that third parcel but he will leave it to 
the applicant to deal with because if it looks bad people will not come. 

Commissioner Vosberg stated that she completely agrees that we need hotels in the City of Brooklyn Park. She 
likes the layout, the concept, and that they will bring in some of the local flair. 

Commissioner Stuewe stated that this is something we need in the Highway 610 corridor. She stated that the 
applicant might look at a possible bar or restaurant type of tenant as there are not a lot of close places for the 
guests to go close by if they do not have transportation.

Commissioner West-Hafner stated that she is excited that this project is coming and she agrees with 
Commissioner Stuewe that they need a restaurant there since there really are none within walking distance.

Commissioner Jacobson stated that she agrees the hotels need a restaurant but she also wishes there was a 
banquet facility because the city is in need of that also. 

MOTION KISCH, SECOND JACOBSON TO RECOMMEND APPROVAL OF REZONING 16-123 AT THE SOUTHEAST 
CORNER OF HIGHWAY 610 AND WEST BROADWAY FROM BUSINESS PARK WITH HIGHWAY OVERLAY TO 
BUSINESS PARK WITH PLANNED DEVELOPMENT OVERLAY. 

MOTION CARRIED UNANIMOUSLY

MOTION KISCH, SECOND JACOBSON TO RECOMMEND APPROVAL OF PLAT 16-123 OF MIDAS STATION AT THE 
SOUTHEAST CORNER OF HIGHWAY 610 AND WEST BROADWAY SUBJECT TO CONDITIONS IN THE DRAFT 
RESOLUTION. 

MOTION CARRIED UNANIMOUSLY

MOTION KISCH, SECOND JACOBSON TO RECOMMEND APPROVAL OF CONDITIONAL USE PERMIT 16-123 FOR 
HOTELS AT 9470 AND 9490 WEST BROADWAY SUBJECT TO CONDITIONS IN THE DRAFT RESOLUTION. 

MOTION CARRIED UNANIMOUSLY 

Commissioner Chair West-Hafner stated that this application will be considered by the City Council on 
September 26, 2016. 



City of Brooklyn Park 
Request for Council Action

Agenda Item: 4.2 Meeting Date: November 14, 2016
 
Agenda Section: Consent 

Originating  
Department: Community Development 

 
Resolutions: X

Prepared By: Todd A. Larson, Senior Planner 
 
Ordinance: X – SECOND READING 
 
Attachments:

 
4 Presented By: Cindy Sherman, Planning Director

 
Item:

Midas Brooklyn Park, LLC - Rezoning #16-123 for two hotels at 9400 West Broadway and 
release of conditions and restrictions.

City Manager’s Proposed Actions: 
 
MOTION _______ SECOND _______ TO WAIVE THE READING AND ADOPT ON SECOND READING AN 
ORDINANCE AMENDING CHAPTER 152 OF CITY CODE TO REZONE PROPERTY FROM BUSINESS PARK WITH 
HIGHWAY OVERLAY (BP/HO) TO BUSINESS PARK WITH PLANNED DEVELOPMENT OVERLAY (BP/PD) AT THE 
SOUTHEAST CORNER OF HIGHWAY 610 AND WEST BROADWAY. 
  
MOTION _______ SECOND _______ TO WAIVE THE READING AND ADOPT RESOLUTION #2016-___ RELEASING 
CONDITIONS AND RESTRICTIONS. 
  
Overview: 
 
At the October 24 meeting, the Council approved the Conditional Use Permits, plats, and the first reading of 
the rezoning ordinance for Midas Hospitality who is proposing to construct two hotels at the southeast corner 
of West Broadway and Highway 610 in the spring of 2017.  One of the hotels, Hampton Inn, is geared toward 
short stays.  The other hotel, Home2Suites, is geared toward longer stays by featuring kitchenettes in the 
rooms.  Both hotels have swimming pools and offer a complimentary breakfast buffet.   
 
Tonight’s first motion is the second reading of the rezoning ordinance to remove the Highway Overlay and 
replace it with the Planned Development Overlay.  The second motion is to release an old conditional use 
permit from the property title.  The CUP was granted in 1986 for mining and reclamation.  This CUP has not 
been used in several years and by City Code expires, but the document remains on the title of the property.  
These are the last two actions related to the development of the property. 
 
Budgetary/Fiscal Issues: Park dedication will be given with the development. 
 
Alternatives to consider: 
 

1. Approve the proposal as presented. 
2. Approve the proposal with modifications.
3. Deny the proposal based on certain findings.
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ORDINANCE #2016-___
 

ORDINANCE AMENDING CHAPTER 152 OF CITY CODE TO REZONE PROPERTY 
FROM BUSINESS PARK WITH HIGHWAY OVERLAY (BP/HO) 

TO BUSINESS PARK WITH PLANNED DEVELOPMENT OVERLAY (BP/PD)  
AT THE SOUTHEAST CORNER OF HIGHWAY 610 AND WEST BROADWAY 

 
 
 
The City Of Brooklyn Park Does Ordain: 

 
Section 1. 
 
Section 152 of the Zoning code is amended to rezone the following described properties from Business Park 
with Highway Overlay (BP/HO) to Business Park with Planned Development Overlay (BP/PD): 
  

Lots 1, 2, and 3, Midas Station, Hennepin County, Minnesota 
 
This Planned Development Overlay has the following requirements: 
 

1. Lot 1 shall be for office, retail, personal services, restaurant uses, or other similar uses.  A Site Plan 
Review or Conditional Use Permit (as applicable) will be required for uses on this lot. 

2. Lots 2 and 3 shall be for Hotel uses.  A Conditional Use Permit will be required for uses on these 
lots. 

3. The Site Development Plan (page C3.01) dated 09-26-2016 showing the following items:
a. Shared driveways, walkways, and parking lots;  
b. General building placement, although the drive-thru shown is not guaranteed; 
c. A connected internal walkway between the hotels, retail/restaurant buildings, and West 

Broadway;  
d. Shared monument and area identification signs; and 
e. Shared storm water management facilities. 

4. The minimum standards of development for all buildings and sites shall include: 
a. A uniform style of parking lot lighting; 
b. High-quality building materials.  Buildings must have at least two different building 

materials.   
c. Building setbacks are hereby waived to provide a connected and pedestrian-friendly 

development.  
5. The maximum impervious coverage for the entire development shall not exceed 75 percent.   
6. Parking lots are not permitted any closer to West Broadway than the buildings. 
7. The number of parking spaces on Lots 2 and 3 may be reduced to a ratio of 1 space per guest room. 
8. All other parking setbacks must meet requirements of City Code. 
9. A Site Plan Review or Conditional Use Permit application before the Planning Commission and City 

Council, as described in City Code, is required for each site prior to its construction.   
10. Other provision of the City Code not modified here shall still apply.  
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RESOLUTION #2016-___ 

RESOLUTION RELEASING CONDITIONS AND RESTRICTIONS 

This instrument is made by and between the CITY OF BROOKLYN PARK, a Minnesota municipal 
corporation, and Midas Brooklyn Park, LLC, a Missouri limited liability company. 
 
 WHEREAS, Midas Brooklyn Park, LLC, is the fee owner of that certain real property located in the City 
of Brooklyn Park, County of Hennepin, State of Minnesota, described as follows (the “Property”): 
 

Outlot A, Six Ten Commerce Center Second Addition 
 
 WHEREAS, the Property is subject to the terms and conditions of the following conditional use permit 
issued by the City of Brooklyn Park (the “CUP”):   

 
Resolution Number 1986-325 granting Conditional Use Permit No. 1986-3354, dated September 22, 
1986, filed March 4, 1987, as Document No. 5235119 

 
  WHEREAS, the CUPs were granted in connection with the development of other real estate of which 
the Property is no longer a part; and 
 
  WHEREAS, the City and Midas Brooklyn Park, LLC, desire to release the Property from the terms and 
conditions of the CUPs. 
 
  NOW, THEREFORE, it is hereby agreed by and between the parties that the Property is hereby released 
from the terms, conditions and restrictions of the Conditional Use Permit identified above.  
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City of Brooklyn Park 
Planning Commission Staff Report
 
Agenda Item: 5.2 Meeting Date: November 12, 2025
 
Agenda Section: Public Hearing

Originating 
Department: Community Development

Resolution: X

Prepared By: Asma Jihad, Program AssistantOrdinance: N/A 
 
Attachments:

 
3 Presented By: 

Matt Hayes-Regan, Associate 
Planner 

 
Item:

DEV25-119 (Irtiqa’ Learning Center) – Conditional Use Permit (CUP) for a school
located at 2100 93rd Way N.

Proposed Action:
 
MOTION _______ SECOND _______ TO RECOMMEND APPROVAL OF A RESOLUTION APPROVING A 
CONDITIONAL USE PERMIT FOR A SCHOOL LOCATED AT 2100 93RD WAY N., WITHIN THE EXISTING 
RELIGIOUS INSTITUTION AND SUBJECT TO CONDITIONS IN THE DRAFT RESOLUTION.
 
Summary:   
 
Irtiqa’ Learning Center requests a Conditional Use Permit to operate a K–12 school within the existing religious 
institution at 2100 93rd Way N. The school will use a portion of the existing building and site improvements 
approved through a 2017 site plan review. No exterior changes are proposed. The school looks to serve five 
students and anticipates future growth. 
 
Future Land Use Plan Institutional 

Current Zoning Public Institution

Proposed Zoning No proposed change 

Site Area 6.37 acres

Building/Site Modifications None proposed 

Conforms to

Land Use Plan Yes

Zoning Code Yes

Subdivision Ordinance Yes

Notification 
Legal notice was published in the Sun Post,
40 notices were mailed to properties within 500 feet,  
A Neighborhood email was sent to the Willowstone neighborhood.

60- and 120- Days (§15.99) November 22, 2025 and January 21, 2026

Previous Approvals:  

The subject property, located at 2100 93rd Way N., is currently unplatted.  
 



On September 25, 1995, the City approved Conditional Use Permit #95-174.50 to allow a building addition.
The CUP included approval of a site plan review for the addition. 
 
On September 25, 2017, the City approved an additional site plan review for the property. 
 
The current proposal would utilize the existing building and site conditions. 
 
Land Use/Zoning and Overlay: 
 
The site is zoned Public Institution (PI), which provides public and quasi-public uses such as schools, libraries, 
and religious institutions (§152.606(A)).  
 
The zoning code defines a school as public or private educational institutions approved by the Minnesota 
Board of Education (§152.105) and are allowed as a conditional use in nonresidential districts. 
Schools are allowed conditionally as a principal use in nonresidential districts via a CUP.  
 
Surrounding zoning includes Open Space and Parks (north/east), Public Institution (south), and R-1 Single-
Family Estate (west). The property is not located in an overlay district. 
 
Conditional Use Permit: 
 
Pursuant to §152.305 of the zoning code, the Planning Commission and City Council shall consider the 
following factors when deciding on a CUP application:  
 

1. Consistency with the Comprehensive Plan. 
 
The 2040 Comprehensive Plan guides the property as Institutional, which supports civic and 
educational uses such as schools. The proposed use is consistent with this designation. 
 

2. Traffic generation, volume, and safety associated with the use and driveway location on 
adjacent roads, sidewalks, and trail connections. 
 
The school will operate weekdays from 7:30 a.m. to 4:30 p.m. with parent/guardian drop-off and pick-up 
via the existing 93rd Way N access. No traffic or circulation issues are anticipated. 
 

3. The characteristics of the parking area of the use, including the number and design of parking 
spaces, landscaping, traffic circulation, drainage, and lighting. 
 
The 2017 site plan provided 47 parking stalls (2 accessible). Based on expected enrollment and drop-
off operations, staff finds existing parking sufficient. School operations do not anticipate interfering with 
other activities in the building.  
 

4. The provision of adequate public infrastructure to the site where the use is proposed. 
 
Existing infrastructure adequately serves the site. No new utilities or street improvements are required. 
 

5. The ability to screen and buffer incompatible off-site impacts of the proposed use on adjacent 
property and the surrounding neighborhood. 
 
Existing landscaping and screening remain adequate to buffer adjacent residential areas. No additional 
screening is required. 
 

6. The degree that the site or building associated with the proposed use meets or exceeds the 
architectural design standards for the district in which it is located. 
 



The building complies with existing design standards. Future expansions will be subject to site plan 
review. 

7. Compliance with any other applicable section of this chapter or the city code.  
 
Schools are a specific principal use regulated under §152.903, Nonresidential Performance Standards. 
The code outlines additional standards for school uses, summarized below: 
 
1. Open Space and Recreation. 
 
Schools must provide open space and recreational areas consistent with State of Minnesota minimum 
guidelines. 
 
2. Landscaping. 

 
Landscaping must meet the standards for business zoning districts; in the Public Institution (PI) District, 
the B-3 standards apply. 
 
3. Compatibility and Safety (when zoned in a business district). 
 
The use must be compatible with surrounding land uses. 
 
Traffic speeds and volumes on adjacent streets must not pose safety hazards. 
 
The site must provide adequate space for drop-off, pick-up, and vehicle circulation. 
 
Sidewalks or other pedestrian facilities must be provided for student safety. 
 
4. Location and Context. 
 
The school will operate within an existing religious institution, consistent with §152.903(4), which allows 
non-affiliated schools by conditional use permit within such buildings. 
 
While §152.903(3)(b) states that K–8 schools should be adjacent to a public elementary school and 
grades 9+ schools within 1,000 feet of a public park, this standard is intended to ensure proximity to 
safe outdoor and recreational spaces. The subject property shares property lines with Willowstone Park 
to the north, which satisfies the intent of this standard. 
 
5. Non-Affiliated Schools.  
 
Schools may operate by conditional use permit within a building primarily used as a religious institution. 
 

Planning staff reviewed the application against these standards and finds that the proposed use meets or is not 
subject to the above requirements. 
 
Specifically, the school will operate within an existing religious institution, the property has adequate parking 
and pedestrian circulation for the number of students being served, and nearby parks meet the intent of the 
locational requirements. 
 
Compliance with applicable Building and Fire Code provisions will be verified during the building permit review 
process and is not part of this land use approval. 
 
Conditions of Approval for the operation of a school at 2100 93rd Way N., within the existing religious 
institution: 
 



1. All requirements of the International Building Code (IBC) must be satisfied before the space may be 
occupied, including obtaining a building permit, paying all necessary fees, completing work, and 
obtaining a Certificate of Occupancy.  
 

2. Future enrollment increases must remain compliant with all applicable Building and Fire Code 
requirements. Any enrollment increases that exceed building occupancy beyond the approved 
Certificate of Occupancy shall require review and approval by the City’s Building and Fire Departments. 
 

3. Signage must comply with all requirements of City Code Chapter 150: Signs. 
 

4. The property must remain compliant with Title VII: Traffic Code of the City’s Code. 
 

5. The property must remain compliant with Title IX: General Regulations of the City’s Code. 
 

6. The property must remain compliant with Title XI: Business Regulations of the City’s Code. 
 

7. The property must remain compliant with the Minnesota State Fire Code. 
 

8. This resolution must be recorded with the Hennepin County Recorder’s office. 
 

9. If the holder of the conditional use permit fails to comply with the terms and conditions of this resolution, 
the city may impose penalties or discipline for noncompliance, which may include revocation of the 
permit in accordance with § 152.035(H)(1) of the Municipal Code. 

 
Staff Recommendation: 
 
Staff recommend approval of the conditional use permit, subject to the conditions listed in the draft resolution. 
 
Primary Issues/Alternatives to Consider:   

 
1. Approve the Conditional Use Permit with modifications. 
2. Deny the Conditional Use Permit based on certain findings. 
 
Budgetary/Fiscal Issues: N/A 
 
Attachments:   
 
5.2A DRAFT RESOLUTION 
5.2B LOCATION MAP 
5.2C APPLICANT’S SUBMITTAL 
5.2D 2017 APPROVED SITE PLAN 



 
RESOLUTION #2025-__ 

 
RESOLUTION APPROVING A CONDITIONAL USE PERMIT FOR A SCHOOL LOCATED AT 2100 93RD WAY 

N., BROOKLYN PARK, MN 55444, WITHIN THE EXISTING RELIGIOUS INSTITUTION 
 

Planning Commission File # 25-119 
 

 WHEREAS, Hebba Aburia, of Irtiqa’ Learning Center, has made an application for a Conditional Use 
Permit under the provisions of Chapter 152 of the Code of Ordinances on property legally described as: 
 

See EXHIBIT A 
 
 WHEREAS, the zoning of the property is public institution in which schools are conditional uses; and   
 
 WHEREAS, the effect of the proposed use upon the health, safety, and welfare of surrounding lands, 
existing and anticipated traffic conditions, and its effect on the neighborhood have been considered; and 
 
 WHEREAS, the matter has been referred to the Planning Commission public hearing who have given 
their advice and recommendation to the City Council.   
 
 NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Brooklyn Park that a 
Conditional Use Permit is hereby granted for the operation of a school at 2100 93rd Way N., Brooklyn Park, MN 
55444, as legally described in the attached EXHIBIT A, subject to the following conditions: 
 

1. All requirements of the International Building Code (IBC) must be satisfied before the 
space may be occupied, including obtaining a building permit, paying all necessary fees, 
completing work, and obtaining a Certificate of Occupancy.  

 
2. Future enrollment increases must remain compliant with all applicable Building and Fire 

Code requirements. Any enrollment increases that exceed building occupancy beyond 
the approved Certificate of Occupancy shall require review and approval by the City’s 
Building and Fire Departments 

 
3. Signage must comply with all requirements of City Code Chapter 150: Signs.

4. The property must remain compliant with Title VII: Traffic Code of the City’s Code. 

5. The property must remain compliant with Title IX: General Regulations of the City’s 
Code. 

6. The property must remain compliant with Title XI: Business Regulations of the City’s 
Code. 

7. The property must remain compliant with the Minnesota State Fire Code. 

8. This resolution must be recorded with the Hennepin County Recorder’s office. 

9. If the holder of the conditional use permit fails to comply with the terms and conditions of 
this resolution, the city may impose penalties or discipline for noncompliance, which may 
include revocation of the permit in accordance with § 152.035(H)(1) of the Municipal 
Code. 



This resolution expires one year from the date of approval unless all conditions are met.  This resolution must 
be recorded with the Hennepin County Recorder’s office within one year of the date of approval. The approvals 
can be revoked if not in compliance with the conditions stated above. 



EXHIBIT A 
 

That part of the South 650 feet of the East half of the Southwest quarter of the Southeast 
quarter lying Northerly of Parcel 14 as shown on MN/DOT Right-of-Way Plat Number 27-29, 
except Parcel 214 as shown on MN/DOT Right-of-Way Plat Number 27-88, Hennepin County, 
Minnesota   

 
 

 



Conditional Use Permit 

Case #25-119 – Irtiqa Learning Center

Area of Request (August 2025 Air Photo)

2100 93rd Way N, Brooklyn Park MN











 
 

 
 

 
 

 
 

 

 

 

 

 

 

 

 

 



City of Brooklyn Park 
Planning Commission Staff Report

Agenda Item: 5.3
 
Meeting Date: November 12, 2025

Agenda 
Section: Public Hearing 

Originating 
Department:

Community Development

Resolution: X
 
 
 
Prepared By: 

Erin McDermott, Senior
PlannerOrdinance: N/A 

Attachments: 3 Presented By:
Erin McDermott, Senior
Planner

Item:
Crest View New School – An application by Wold Architects and 
Engineers for Site Plan Review at 8600 Zane Ave N for the Construction of 
a New School

Proposed Action:  
MOTION _______ SECOND _______ APPROVING A SITE PLAN REVIEW FOR THE 
CONSTRUCTION OF A SCHOOL AT 8600 ZANE AVENUE NORTH. 

Staff Recommendation: 
 
Staff recommends approval of the above listed request with the conditions that are listed in the 
draft resolution. 
 
Summary: 
 
The applicant, Wold Architects and Engineers, on behalf of Osseo Public Schools, has applied 
for a site plan review the construction of a new school, including space for community education. 
The existing school has been demolished.  
 
A site plan review is required prior to the construction of buildings. The proposal is for the 
construction of a school in conformance with the Comprehensive Plan. The proposed school will 
add classroom, office and community programming space, as well as exterior amenities that will 
be available to the public outside of school hours. 
 
Current Conditions: 
 
Planning and Zoning Information 

Current Proposed 

Land Use Plan Institutional Institutional
Current Zoning PI – Public Institution PI – Public Institution
Site Area 15.2 acres 15.2 acres 
Neighborhood Central
Conforms to Land Use Plan – Yes

Zoning Code – Yes
Public Notice Notices were mailed to 51 properties within 500 feet.



Legal notice was published in the Sun Post on March 19th, 2025.
60-Day 
120-Day

November 22, 2025 
January 21, 2026 

Previous Approvals: 

This site was originally developed as an elementary school by Osseo Public Schools in 1969, 
predating the adoption of the Brooklyn Park Zoning Code. Schools are a Conditional Use within 
the Zoning Code, however, due to the legal establishment of the use prior to the adoption of the 
Code, no Conditional Use Permit is necessary to continue operating a school on this site. 
 
Land Use/Zoning and Overlay: 
 
The site is zoned PI – Public Institution, with a future land use designation in the 2040 
Comprehensive Plan of Institutional. Schools are consistent with both the zoning and future land 
use and are listed as Conditional Uses in Table 152.609.1 Principal Uses in Nonresidential 
Districts. There are no Overlay Districts impacting this site. 
 
The property to the north of the subject property is zoned R5 – Multiple Family Residential. The 
properties to the west of the subject property, across Zane Avenue, are zoned R1 – Detached 
Single-Family Estate District and PI – Public Institution. The properties to the south are zoned R5 
– Multiple Family Residential and R3 – Detached Single-Family and Two-Family District and to 
the east are properties zoned R1 – Detached Single-Family Estate District. 
 
Proposed Development: 
 
A new 38,559 square foot school is proposed on Zane Avenue between 80th and 85th Avenues to 
replace the recently demolished school on the subject property. 
 
The facility includes standard classrooms and office spaces, as well as a community kitchen, 
parent classrooms, an American Indian Community Center Museum space, and a commercial 
kitchen space to serve the needs of the school and district at large. The exterior space of the site 
will be improved with an outdoor classroom, ceremonial fire pit, and unique cultural sporting 
facilities.  
  
Site Plan Review: 
 
Site plans must be reviewed against the evaluation criteria required by the Code (§ 152.303).  

Lighting: 

A photometric plan will need to be submitted for approval to meet the intensities required at the 
entrances and along the sidewalks as prescribed in § 152.1014. The applicant has requested a 
Zoning Text Amendment of § 152.1014, as they have proposed lighting consistent with schools 
they operate in other municipalities. Staff is currently reviewing the request and will be bringing 
an amendment forward at a future meeting. If no amendment is passed prior to building permitting, 
the applicant will meet the language of the existing code.  
 
Pedestrian Connections: 
 



The site has an existing pedestrian connection along Zane Avenue, as well as a connection on 
the south property line connecting Zane and Yates Avenues. The proposal includes pedestrian 
connections through the site to amenities that will be publicly accessible outside of school hours. 
There is an existing stoplight on Zane Avenue that includes a pedestrian crossing, at this time the 
applicant is working with Hennepin County, who has jurisdiction over Zane Avenue, to determine 
if the existing signal would be the best pedestrian connection to the west side of Zane Avenue or 
if there is a better alternative, as the applicant is proposing to close the existing southern vehicular 
access to the site. The proposed sidewalk improvements meet Code requirements as prescribed 
in § 152.1022. 

Parking: 

There are multiple uses within the proposed structure with separate parking requirements listed 
in § 152.1019 Parking of the Zoning Code. Schools are not a listed use in the parking 
requirements table, however, a substantially similar use is listed, which is the use of preschool. 
For the use of a preschool, there is 1 stall required per employee, as well as 1 stall per 7 children, 
for a total of 44 stalls required for this use. For the use of Business, Trade, Non-academic College, 
there is a requirement of 3.5 stalls per 1,000 square feet of space for a total of 125 stalls required 
for this use. The total number of spaces required is 169 for the types of occupancy, the proposal 
exceeds this requirement with a total of 253 stalls.  

Enclosures and Screening: 

All rooftop and mechanical equipment are required to be screened in accordance with the 
requirements of § 152.1024, and proof of screening will be required at time of mechanical permit. 
All waste must be stored inside or a waste enclosure meeting screening requirements for 
consistent with the screening requirements of § 152.1028 must be constructed. 

Landscaping: 

A landscape plan was submitted which proposes a variety of trees, shrubs, grasses, and ground 
covers. The code analysis provided indicates that this plan meets the requirements of § 152.1012, 
there are 434,000 square feet of open space on the subject parcel, which necessitates 145 
overstory trees, 145 evergreens, and 4,345 shrubs minimum for the site.  

Architectural standards: 

The building materials include brick, architectural metal panels, stone and glass. The façade is 
made up of 100% Class I materials and exceeds the 65% Class I requirement of § 152.1005. 

Roadways: 

The existing north access to the site on Zane Avenue will be relocated to align with Zane Court. 
The existing south vehicular access to Zane Avenue will be closed with pedestrian crossings to 
remain. A new access on Yates Avenue for school district vehicles is proposed.  
 
Utilities: 
 
Sewer and water services will be provided through improvements to the existing service to the 
property. City services were deemed to be adequate for this development.  
 



Grading and Drainage:
  
The applicant works with the Engineering Division as well as the West Mississippi Watershed 
Management Organization to ensure that the infiltration basin and other factors meet all 
necessary requirements. Approval of the grading plan and a recorded Stormwater Maintenance 
Agreement are required prior to the issuance of the building permit.    
 
Conditions of Approval: 
 
Staff recommends the adoption of a resolution subject to the conditions listed in the attached draft 
resolution. 
 
Staff Recommendation: 
 
The required findings of § 152.303 have been addressed and Staff recommends approval of the 
resolution approving the Site Plan Review for the construction of a two-story youth center at 8600 
Zane Avenue North, subject to the conditions as written in the attached resolution. 

 
Budgetary/Fiscal Issues: N/A 
 
Alternatives to consider: 
 
1. Approve the site plan as presented. 
2. Approve the site plan with modifications. 
3. Deny the requests based on certain findings. 
 
Attachments:  
 
A. DRAFT SITE PLAN REVIEW RESOLUTION 
B. LOCATION MAP 
C. PLAN SET 



  
 

RESOLUTION #2025-__ 
 

RESOLUTION APPROVING A SITE PLAN REVIEW FOR THE CONSTRUCTION OF A SCHOOL LOCATED 
AT 8600 ZANE AVENUE, BROOKLYN PARK, MN 55445. 

 
Planning Commission File # 25-120 

 
 WHEREAS, Makayla Lakeman, of Wold Architects and Engineers, has made an application for a Site 
Plan Review, on behalf of Osseo Public Schools, under the provisions of Chapter 152 of the Code of 
Ordinances on property legally described as: 
 
See EXHIBIT A 
 
 WHEREAS, the zoning of the property is Public Institution in which schools are conditional uses; and   
 
 WHEREAS, the effect of the proposed use upon the health, safety, and welfare of surrounding lands, 
existing and anticipated traffic conditions, and its effect on the neighborhood have been considered; and 
 
 WHEREAS, the matter has been referred to the Planning Commission public hearing who have given 
their advice and recommendation to the City Council.   
 
 NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Brooklyn Park that the Site 
Plan Review is hereby granted at 8600 Zane Avenue as legally described in the attached EXHIBIT A, subject 
to the following conditions: 
 

1.00 DRAWINGS 

1.01 Site, utility, landscaping, and grading plans for this development on file in the City Clerk’s office dated 
October 2, 2025 are approved, subject to the conditions listed below.   
 

1.02 Building elevations for the car wash dated May 12, 2025 are approved to proceed to building permit, 
subject to the conditions listed below.  
 

2.00 BONDS, ESCROWS AND DIRECT PAYMENTS 
 
2.01 A Development Contract and bonding shall be required as a development bond or letter of credit in the 

amount of $736,000.00, a cash bond in the amount of $38,700.00, and a developer’s escrow in the 
amount of $23,200.00 as required by Chapter 152. The developer’s escrow must be posted with the 
City to cover engineering, legal and administrative costs incurred by the City. If this account becomes 
deficient, it shall be the developer’s responsibility to deposit additional funds. This must be done before 
final bonding obligations are complete.    

 
3.00 REQUIRED DOCUMENTS 

 
3.01 All utility construction, drainage, grading and development plans must be approved by the City 

Engineer prior to receiving a building permit.  
 

 
 
 
 

4.00 GENERAL CONDITIONS 



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

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

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

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

limited to, daily watering, silt fences, and seeding. The City Engineer may impose measures to reduce 
dust and run-off.  

  
4.05 Adequate dumpsters must be on site during construction. When full, they must be emptied immediately 

or replaced with an empty dumpster.  
  
4.06 Signs must conform to the requirements of Chapter 150. The sign plans will be approved by staff to 

verify code compliance at time of building permit. 
 
4.07 A copy of this resolution shall be recorded with the Hennepin County Recorder prior to issuance of a 

building permit. 
 
4.08 A stormwater maintenance agreement is required to be recorded with Hennepin County. 
 

5.00 CONDITIONS 
 

5.00 Applicant shall provide an updated Lighting Plan meeting the requirements of City Code  § 152.1014 
prior to building permitting. 

 
5.01 Applicant is responsible for obtaining right-of-way permits from Hennepin County for all modifications to 

access on Zane Avenue. 
 
5.02 A right-of-way permit from the City of Brooklyn Park is required for the addition of a driveway on Yates 

Avenue  
 
5.03 All rooftop and mechanical equipment are required to be screened in accordance with the requirements 

of § 152.1024.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT A 
 

Lot 1, Block 1, Northpark Business Center Ninth Addition, Hennepin County, Minnesota. 
 



Site Plan Review

Case #25-120 – Crest View New School

Area of Request (August 2025 Air Photo)

8200 Zane Ave N, Brooklyn Park MN
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