HOPKINS PLANNING & ZONING COMMISSION
AGENDA
Tuesday, October 26, 2021
6:30 pm
THIS AGENDA IS SUBJECT TO CHANGE
UNTIL THE START OF THE PLANNING & ZONING COMMISSION MEETING

I.

CALL TO ORDER

II.

ADOPT AGENDA

III.

COMMUNITY COMMENT

IV.

CONSENT AGENDA
1. Minutes of the August 24, 2021 Planning & Zoning Commission

V.

PUBLIC HEARINGS
1. 2021-16 Zoning Code Text Amendment – Conditional Uses in the Residential Districts
2. 2021-18 Zoning Code Text Amendment – Accessory Uses in the Mixed Use District

VI.

OLD BUSINESS

VII.

NEW BUSINESS

VIII.

ANNOUNCEMENTS

IX.

ADJOURN
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PLANNING & ZONING COMMISSION MINUTES
August 24, 2021
A regular meeting of the Hopkins Planning & Zoning Commission was held on August 24, 2021, at
6:30 p.m. in the Council Chambers at City Hall, 1010 1st Street South, Hopkins. Present were
Commission Members Nathan White, Gerard Balan, Douglas Dyrland, Maggie Sedoff, Whitney
Terrill and Andrew Wright. Also present was City Planner Jason Lindahl. Chairperson Stiele was
absent.
CALL TO ORDER
Vice Chairperson White called the meeting to order at 6:30 p.m.
ADOPT AGENDA
Motion by Balan Second by Sedoff
Motion to Adopt the Agenda.
Ayes: All.
Nays: None. Absent: Stiele. Motion carried.
COMMUNITY COMMENT – None.
CONSENT AGENDA
Motion by Terrill Second by Wright
Motion to Approve the Consent Agenda
1. Minutes of the July 27, 2021 Planning & Zoning Commission Meeting
Ayes: All.
Nays: None. Absent: Stiele. Motion carried.
PUBLIC HEARINGS
1. Planning Application 2021-13 715 – 2nd Avenue South CUP (Kid Zone Early Learning
Center)
City Planner Lindahl gave an overview presentation of this item. The applicant is requesting a
conditional use permit to locate a daycare facility within the former Aspen Medical Clinic at 715 –
2nd Avenue South. The proposed facility will accommodate 152 children for daycare services. The
applicant plans to add new fencing and playground areas, but no significant changes will be made to
the exterior of the building. Staff received one email comment from Scott Smith at Wildamere
Capital Management, LLC in Edina, who voice support for the conditional use permit and noted the
need for additional childcare in the area. Staff is recommending approval of this request.
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Commissioner Sedoff questioned how long the existing building has been vacant. Mr. Lindahl
replied that the building has been vacant for approximately 12 months.
Vice Chairperson White opened the public hearing.
The applicant, Director of Kid Zone Early Learning Center Marcy Dearking (3938 Alabama Avenue
South, St. Louis Park), addressed the Commission to provide background information on the
daycare organization. Commissioner Sedoff questioned the reason for moving the daycare from the
existing St. Louis Park location. Ms. Dearking responded that the daycare is renting from a church
that is planning an addition of affordable housing in the space they have currently been occupying.
Mr. Wright asked if the new space will accommodate more children. Ms. Dearking replied that they
will be able to add about 60 more children along with additional staff. Commissioner Dyrland
questioned the changes made to the interior of the building. Ms. Dearking stated they will be
removing some walls and building seven classrooms and office space. Ms. Dearking also stated the
daycare hopes to be open by winter should the application be approved.
Susan Morgan with BKV Group responded to Commissioner Dyrland’s question about sound from
the adjacent highway, stating that there is already an existing natural berm along the site and there
will be no need for additional sound walls.
Motion by Balan Second by Sedoff
Motion to close the Public Hearing.
Ayes: All.
Nays: None. Absent: Stiele. Motion carried.
Motion by Wright Second by Terill
Motion to adopt Resolution 2021-19, recommending the City Council approve a conditional
use permit allowing a daycare facility for the property located at 715 – 2nd Avenue South,
subject to conditions.
Ayes: All.
Nays: None. Absent: Stiele. Motion carried.
Mr. Lindahl stated this application will be presented to the City Council at their September 7
meeting with the Planning and Zoning Commission’s recommendation for approval.
OLD BUSINESS – None.
NEW BUSINESS
1. Planning Application 2021-15 325 Blake Road Concept Plan Review
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Mr. Lindahl gave an overview presentation of this item. The applicant, Alatus, LLC on behalf of the
property owner, the Minnehaha Creek Watershed District (MCWD), requests concept plan review
for redevelopment of the property at 325 Blake Road (the former Cold Storage site). As proposed,
approximately 4-5 acres will be retained by the MCWD for creek restoration and stormwater
management with the remainder of the property available for redevelopment by Alatus. The
proposal includes five multi-story residential buildings that will be a mix of affordable and market
rate units, 33 townhomes, two restaurant pads, and recreation areas. As a concept review, this
application requires no formal action from the Planning & Zoning Commission or City Council.
The developer is requesting discussion and feedback to assist with drafting their formal applications.
Prior to the meeting, staff received two email comments after distribution of the packet materials:
• The Hopkins Housing Team voiced general support of the development and the inclusion of
affordable housing options and would like to encourage inclusion of affordable units at 30%
Area Median Income (AMI).
• Butch Johnson, resident at 140 11th Avenue North, would like to see mixed market rental
options incorporated into the development.
After staff’s overview, Chris Osmundson and Bob Lux from Alatus, LLC shared an in depth
presentation on the concept plans of the proposed development. The presentation touched on
previous development projects by Alatus, the guiding principles for redevelopment, integration of
the regional water system, sustainability enhancements, spectrum of housing opportunities, project
timeline and a detailed walk-through of the site plans.
Discussion between the Commission and developers included: traffic studies and consideration for
traffic flow, parking, setbacks and sidewalk width, focusing on the pedestrian experience and
alternative modes of transportation, mixed market rental options, project financing, family-oriented
outdoor spaces, solar energy systems, goals for prioritizing women and minority-owned
subcontractors for construction of the development, concerns over the height of the 14-story
building, the community engagement process, building design and public access to the creek.
City Planner Lindahl stated that the concept plan item will be presented to the City Council at their
September 7 meeting.
ANNOUNCEMENTS – None.
ADJOURN
Commissioner Balan moved, Commissioner Sedoff seconded, to adjourn the meeting.
Ayes: All.
Nays: None. Absent: Stiele. Motion carried.
The meeting was adjourned at 7:52 p.m.
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Respectfully submitted,
Courtney Pearsall
Administrative Assistant

October 26, 2021

Planning Application 2021-16

Zoning Code Text Amendment Related to Conditional Uses in the Residential Districts
Proposed Action: Move to adopt Planning & Zoning Resolution 2021-20, recommending the
City Council approve an ordinance amending the City Code related to conditional uses in the
Residential districts.
Overview
The applicant, Sue Gonyea, requests a zoning code text amendment to expand the conditional
uses allowed in R-4, Medium Density Multiple Family and R-5, High Density Multiple Family
residential zones. The applicant owns the former church property at 41 – 12th Avenue North
(corner of 12th Avenue North and 1st Street North) which is zoned R-4, Medium Density
Multiple Family. Ms. Gonyea is looking for additional ways to market her property. To this
end, she requests the city consider amending the zoning regulations to allow community
assembly and arts education as conditional uses allowed in R-4 and R-5 districts. Should the City
approve this request, Ms. Gonyea or any other property owner in the R-4 or R-5 district could
use their property for community assembly or arts education uses provided they received
approval of a conditional use permit. Based on the findings detailed in this report, staff
recommends the City approve the proposed zoning code text amendment.
Primary Issues to Consider
● Background
● Community Comments
● Zoning Code Text Amendment
● Potential Non-Conformity Issues
● Alternatives
Supporting Documents
● Planning & Zoning Resolution 2021-20
● Draft Zoning Ordinance
● Article V - Residential Zoning Regulations
● Section 102-94 - Conditional Use Permit Regulations

_____________________
Jason Lindahl, City Planner

Financial Impact: $ N/A Budgeted:
Y/N ____ Source: _____________
Related Documents (CIP, ERP, etc.): _________________________________________
Notes:
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BACKGROUND
The applicant, Sue Gonyea, requests a zoning code text amendment to expand the conditional
uses allowed in R-4, Medium Density Multiple Family and R-5, High Density Multiple Family
residential zones. Specifically, the applicant requests the city amend the R-4 and R-5 districts
regulations to allow community assembly and arts education as conditional uses.
Currently, the R-4 and R-5 districts allows for other group living, accessory retail or office,
private clubs or lodges, motels or public or quasi-public uses. The proposed zoning change
would revise the public or quasi-public use category to specifically include community assembly
and arts education uses. Generally, the applicant believes that the large open space in the former
church would be well suited to serve these types of uses.
COMMUNITY COMMENT
Under state law, zoning code text amendments require a public hearing. Accordingly, the City
published notice of this application and public hearing in the Sun Sailor. Because this is a general
zoning regulation change and not a site specific amendment, mailed notice to surrounding
property owners is not required. The Sun Sailor notice directed all interested parties to send
questions or comments to City Planner Jason Lindahl by mail, phone or email or to attend the
public hearing where they could learn about the application, ask questions and provide feedback.
As of the writing of this report, the City had received no comments or questions regarding this
application. During the public hearing, staff will provide an update on all public comments
received prior to the Planning & Zoning Commission meeting.
ZONING CODE TEXT AMENDMENT
Legal Authority. Zoning Code amendments are legislative actions in that the City is creating new
standards to regulate the development of certain types of uses and/or structures. Under the law,
cities have wide flexibility to create standards that will ensure the type of development they desire.
However, zoning regulations must be reasonable and supported by a rational basis relating to
promoting the public health, safety and welfare. Based on the findings made below, staff
recommends approval of the proposed draft dynamic sign standards.
Consistency with the Comprehensive Plan. Generally, amending the conditional uses in the
R-4 and R-5 residential districts to include community assembly or arts education uses is consistent
with the 2040 comprehensive plan. The comprehensive plan guides the areas covered by the R-4
and R-5 zones as either Downtown Center or General Urban.
The characteristics and future land use planning elements for each land use category are detailed
below. While the Downtown Center area specifically calls for this area and its uses to be the
central economic, social and civic district for Hopkins and the region, the General Urban area also
allows for accessory uses that are supportive to its context and moderate to high density residential
development pattern.
Downtown Center
• Location. The Downtown Center land use category is intended to serve as the central
economic, social and civic district for Hopkins and the region.
•

Development Type. It is intended to include moderate to high density mixed use
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development designed to complement and enhance the existing development pattern in
these areas and support the public investment in transit.
•

Urban Form. This area is expected to absorb significant amount of anticipated future
growth. Maintaining downtown Hopkins’ unique identity and sense of place must be a
central consideration when planning for future growth. Mixed uses (vertical and horizontal)
are encouraged.

•

Density & Scale. Medium to larger scale neighborhood and regional uses. Densities in this
area typically range from 20-100 units per acre, with 75-150 units per acre within ¼ mile of
an LRT station platform. Estimated 40% commercial and 60% residential.

General Urban
• Location. The General Urban category is located in three distinct areas of Hopkins: along
either side of 11th Avenue South; on either side of Highway 7 west of 5th Avenue
North/Oakridge Road; and in the southwest quadrant of the Highway 169 and Highway
7 interchange.
•

Development Type. These compact moderate to high density residential neighborhoods
include a range of attached multiple family and apartment units of varying scale and height
designed around large blocks with internal street systems that provide good vehicle
connections.

•

Urban Form. The General Urban areas are planned to have moderate to high density
residential and accessory uses. These areas should be well connected via transit and
support adjacent Centers. Scale and height should be compatible with existing and planned
character.

•

Density & Scale. Densities in this area typically range from 5-40 units per acre.

Compatibility with Present and Future Land Uses. Based on the analysis above, staff finds
the proposed zoning change to include community assembly and arts education uses to the R-4
and R-5 district consistent with the present and future land uses called for in both the Downtown
Center and General Urban future land use categories. The proposed changes would revise the
general public and quasi-public existing conditional use to more specifically include community
assembly and arts education uses.
Conformance with New Standards. This section considers how the proposed zoning change
fits in with the rest of the zoning regulations and the existing development pattern. In this case,
staff finds the proposed changes compatible with the other allowable uses in the R-4 and R-5
districts. It should also be noted that any future community assembly or arts education uses will
be required to go through the standard conditional use permit process which includes review by
both the Planning & Zoning Commission and City Council to demonstrate conformance with the
conditional use permit standards detailed in Section 102-94 (see attached).
Potential Non-Conformity Issues
Amending the R-4 and R-5 district regulations to allow community assembly and arts education
uses should not result in creating non-conformities as it creates more options for property
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owners. According to Minnesota Statute 462.357, Subdivision 1e., legal nonconformities
generally have a statutory right to continue through repair, replacement, restoration,
maintenance, or improvement but not through expansion. These rights run with the land and
are not limited to a particular landowner. If the benefited property is sold, the new owner will
have the same rights as the previous owner.
ALTERNATIVES
1. Recommend approval of the zoning code text amendment adding community assembly and
arts education as conditional uses in the R-4 and R-5 zones. By recommending approval, the
City Council will consider a recommendation of approval.
2. Recommend denial of the zoning code text amendment adding community assembly and
arts education as conditional uses in the R-4 and R-5 zones. By recommending denial, the
City Council will consider a recommendation of denial. Should the Planning & Zoning
Commission consider this option, it must also identify specific findings that support this
alternative.
3. Continue for further information. If the Planning & Zoning Commission concludes that
further information is needed, the items should be continued.

CITY OF HOPKINS
Hennepin County, Minnesota
PLANNING AND ZONING COMMISSION RESOLUTION NO. 2021-20
A RESOLUTION RECOMMENDING THE CITY COUNCIL APPROVE AN
ORDINANCE AMENDING THE CITY CODE RELATED TO
CONDITIONAL USES IN THE RESIDENTIAL DISTRICTS
WHEREAS, the City of Sue Gonyea of 41 – 12th Avenue North initiated an application to
amend the City Code related to conditional uses in the Residential Districts; and
WHEREAS, the procedural history of the application is as follows:
1. That an application to amend the City Code related to conditional uses in the Residential
Districts was initiated by Sue Gonyea on September 24, 2021; and
2. That the Hopkins Planning & Zoning Commission, pursuant to published notice, held a
public hearing to review such application October 26, 2021 and all persons present were
given an opportunity to be heard; and
3. That written comments and analysis of City staff were considered.
NOW, THEREFORE, BE IT RESOLVED that the Planning & Zoning Commission of the
City of Hopkins hereby recommends the City Council of the City of Hopkins approve an ordinance
amending the City Code related to conditional uses in the Residential Districts based on the findings of
fact detailed in the staff report dated October 26, 2021.
Adopted this 26th day of October 2021.

_________________________
Samuel Stiele, Chair

CITY OF HOPKINS
COUNTY OF HENNEPIN
ORDINANCE NO. 2021-XXXX
ORDINANCE AMENDING PART III, CHAPTERS 102 OF THE HOPKINS CITY CODE
REGARDING CONDITIONAL USES IN THE R DISTRICTS
THE CITY COUNCIL OF THE CITY OF HOPKINS HEREBY ORDAINS AS FOLLOWS:
SECTION 1. Hopkins City Code, Part II, Chapter 102, Article V, Section 102-163 is hereby
amended by adding the double-underlined language and deleting the stricken language as follows:
Sec. 102-163. - Conditional uses within R Districts.
(12) R-4 or R-5 District, public or quasi-public buildings community assembly uses such as
libraries, YMCA, museums, or arts education facility or institutes and within R-1, R-2 or
R-3 of located in a public park.
SECTION 2. The effective date of this ordinance shall be the date of publication.
First Reading:
Second Reading:
Date of Publication:
Date Ordinance Takes Effect:

ATTEST:

November 3, 2021
November 16, 2021
November 25, 2021
November 25, 2021

______________________________
Amy Domeier, City Clerk

By: ____________________________
Jason Gadd, Mayor

PART III - LAND DEVELOPMENT
Chapter 102 - PLANNING AND ZONING
ARTICLE V. RESIDENTIAL DISTRICTS

ARTICLE V. RESIDENTIAL DISTRICTS

Sec. 102-157. Residential Districts.
Within the R Districts no structure or land shall be used except for one or more of the uses so indicated as a
permitted use, an accessory use or after having received a conditional use permit if required.
(Code 1986, § 530.01)

Sec. 102-158. Manufactured single-family homes.
(a)

Defined. A manufactured single-family home is a structure transportable in one or more sections which in the
traveling mode is eight body feet or more in width and 40 feet or more in length or when erected on a site in
the proper Residential District will have an area of 320 or more square feet and which is built on a
permanent foundation or chassis and designed to be used as a dwelling for one family, and is connected to
the required utilities and includes the plumbing, heating, air conditioning and electrical systems contained
therein and complies with all of the provisions of the manufactured homes building code adopted in divisions
1 through 3 of article II of chapter 8.

(b)

Permitted location. Manufactured single-family homes may be permitted, erected, located or relocated in
the following Residential Districts under the following conditions:
(1)

In R-1 and R-2 Zoning Districts, any and all dwellings of any kind shall be subject to and governed by all
of the provisions of the state building code;

(2)

In all other R Districts manufactured single-family homes may be permitted or relocated provided they
include permanent foundations and are governed by all of the building code and other general
regulations which may be from time to time established;

(3)

In R-1 and R-2 Zoning Districts, any and all dwellings of any kind must have a minimum width of 20 feet
and a minimum height of 14 feet.

(Code 1986, § 530.03)

Hopkins, Minnesota, Code of Ordinances
(Supp. No. 5)
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Sec. 102-159. Zero lot line dwellings.
(a)

Twin homes shall be subject to the following regulations:
(1)

The required lot area for each dwelling in a twin home shall be at a minimum one-half of the minimum
lot area for two single-family attached dwellings in the relevant zoning district.

(2)

Every lot or plot upon which there is erected a dwelling as part of a twin home shall have a minimum
width of 40 feet at the building setback line.

(3)

Dwellings in a twin home shall be governed by the regulations for single-family attached dwellings in
the relevant zoning district.

(4)

Permitted in all R-1 Districts.

(Code 1986, § 530.04; Ord. No. 87-601)
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Sec. 102-160. Standards in R Districts.
The table below lists permitted uses and minimum standards in R Districts.

Permitted
R-1-A
R-1-B
R-1-C
Uses:
1-family
P
P
P
detached
dwelling
2-family
P
dwelling
2—4-family
dwelling
Townhouse
Multiple
dwelling
HopkinsP
P
P
owned
park and
recreation
The following are minimums required:
Lot area
6,000 8,000 12,000
(sq. ft.)
Non20,000 20,000 20,000
residential
use
Lot area 1
3,500 8,000 12,000
family (sq.
ft.)
Lot width
50
60
80
(ft.)
Front yard 25
30
30
( ft.)
Side yard
(ft.) see
footnote
(1)
1-story
8
8
10

R-1-D

R-1-E

P

P

2-story
8
3-story
10
Maximum allowed:

8
10

12
14

R-2

R-3

R-4

R-5

R-6

P

P

P

P

P

P

P
P

P

P

P
P

P

P

P

P

P

20,000 40,000 12,000 16,000 20,000 24,000 16,000
20,000 40,000 20,000 20,000 20,000 20,000 20,000

20,000 40,000 3,500

2,600

1,600

1,000

2,600

100

100

100

150

150

150

150

35

35

35

35

30

30

35

10

10

10

15' or ½ the
height,
whichever is
greater

12
14

12
14

12
14

15' or ½ the
height,
whichever is
greater
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Percentage
of building
coverage
Rear yard

35

35

35

35

35

35

35

25

30

35

40

40

35

25' or ½ the
height,
whichever is
greater

1,000

1,200

1,200

Dwelling Floor Area (sq. ft.):
1-family
700
800
2-family
700
More than
2
Efficiency
1-bedroom
2-bedroom
Over 2bedroom
Building
35
35
height
Open
space ratio

30

30

35

25' or ½ the
height,
whichever is
greater

800

35

35

35

520
520
520
600
600
600
720
720
720
(700 + 120 for each
Bedroom)
35
35
45
1:1.5

1:2.5

1:1

520
600
720

520
600
720

4
story
1:1:75

4
story
1:1.25

(1)

The side yard for additions to any existing dwelling shall be the same or greater than the existing
structure, except that no side yard shall be less than five feet.

(2)

The side yard to an existing dwelling on a corner lot abutting a right-of-way has a minimum setback of
five feet in all R-1 Zoning Districts.

(3)

The side yard to the attached garage side of the home shall be a minimum of five feet. The attached
garage cannot be converted to livable space.

(4)

In all R-1 Districts, front porches are allowed to be constructed in the front yard setback with a
minimum setback of 20 feet.

(Code 1986, § 530.05)

Sec. 102-161. Nonresidential facility and residential facility.
The following are permitted in single-family districts:
(1)

Licensed nonresidential programs with a licensed capacity of 12 or fewer persons.

(2)

Licensed residential programs with a licensed capacity of six or fewer persons.

(3)

Group family day care facility licensed under Minn. Admin. Rules 9502.0315 to 9502.0445, serving 14
or fewer children.

(Code 1986, § 530.06; Ord. No. 93-722)
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Sec. 102-162. Credits and allowances: multiple dwelling lot area.
The following lot area credits and allowances shall be applied for multiple dwellings in the R-3, R-4, R-5 and
R-6 Districts but in no event shall the minimum lot area with allowances be less than 1,850 square feet, 850 square
feet, 600 square feet, or 850 square feet per dwelling.
(1)

For each parking space provided within the building or underground, subtract 300 square feet per unit.

(2)

If the site upon which the multiple dwelling is being constructed is abutting B-2 or B-3 Business District,
subtract 300 square feet.

(3)

If the abutting land is in the R-1 District, add 300 square feet per unit for that portion of the multiple
dwelling site within 150 feet of the R-1 District unless the land zoned R-1 is used for a school, public
park or some other open space declared permanent by the council, then add only 100 square feet per
unit for that portion of the multiple dwelling site within 150 feet of the R-1 District.

(4)

If total lot coverage is less than 20 percent, subtract 150 square feet per unit.

(5)

For each unit containing in excess of two bedrooms, add 300 square feet.

(6)

If it is necessary to raze existing principal buildings found by the commission to be in dilapidated
condition where economically unfeasible, there shall be provided an allowance of two dwelling units
above any other allowance permitted by this section. Upon such findings the commission the
allowance for the existing building may be given credit toward a proposed project after its removal for
a period not to exceed two years.

(Code 1986, § 530.07)

Sec. 102-163. Conditional uses within R Districts.
(a)

The following are conditional uses in R Zoning Districts and certain of the standards, restrictions and
requirements applicable to such conditional uses
(1)

Within the R-2 and R-6 Districts, only any church or place of religious worship and all structures,
facilities and physical improvements incident or accessory thereto. The front yard setback for such a
conditional use shall be the same front yard setback stated in section 102-158 for permitted uses in the
zoning district in which the conditional use is located. The side and rear yard setbacks for any such
conditional use shall be no less than 35 feet from its side and rear property lines.

(2)

Outdoor recreation areas not designed and owned as a part of a single-family home or two family
structure, or not owned or operated by the city, provided that:
a.

All accessory or ancillary structures used in connection therewith are located not less than 50
feet from all lot lines;

b.

Golf courses shall not include driving ranges and shall have an average of 130 yards or more per
hole;

c.

Country clubs shall include a golf course;

d.

Outdoor game court and swimming pools abutting upon or in any R District shall be fenced and
screened by plantings or other suitable screening material, and shall not be lighted between the
hours of 11:00 p.m. and 6:00 a.m. of the following day. The term "game court and pool" shall be
construed to include all areas bounded by the fencing in connection therewith;
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e.
(3)

All recreation facilities not a part of a PUD shall require a cost report to show the number of
families necessary to support such facility.

Municipal service structures subject to the following:
a.

Any structures involving a use in connection with the transmission of electric, telephone,
telegraph, gas, water, sewer and other public or private utilities including any fence in connection
therewith shall conform to yard requirements, architectural style and landscaping of the
immediate neighborhood;

b.

Electric power transmission lines shall be located along public street (ROW) or along railroad
ROW;

c.

Buildings in public parks provided they are 50 feet or more from all lot lines in an R District.

(4)

Within the R-2 and R-6 Districts, public or private schools provided no buildings are located less than 50
feet from any lot line and that a fence is erected along the boundary line which is common with
abutting private property.

(5)

Railroad rights-of-way for through trains only.

(6)

Off-street parking for abutting B or I uses, provided:
a.

Such parking may be extended the width of three contiguous lots or 150 feet, whichever is more,
onto land which is zoned for residential;

b.

The land is under the same ownership or control as the abutting B or I uses land which is to be
served;

c.

Said parking is not located between two existing abutting dwelling units subject to conformance
with parking lot standards in the code;

d.

Such off-street parking shall not be allowed on any lot on which a dwelling is located at the time
of application for the conditional use permit or on which a dwelling was located but has been
removed by or on behalf of the applicant at any time prior to the date of the application for the
conditional use permit; and

e.

Such off-street parking shall otherwise be subject to the standards and requirements stated in
section 102-94.

(7)

Within the R-4 or R-5 Districts, private clubs and lodges not operated for a profit.

(8)

Within the R-3, R-4 or R-5 Districts, boardinghouses provided the site shall contain not less than 1,000
square feet of lot area for each person to be accommodated.

(9)

Within the R-3, R-4 or R-5 Districts, convalescent and nursing homes provided the site shall contain not
less than 600 square feet of lot area for each person to be accommodated.

(10) R-4 or R-5 District, retail sales and service may be provided by vending devices or by personnel when
such retail area is secondary to the principal use.
(11) R-4 or R-5 District, offices on the first floor of a building other than a multiple-family dwelling for
persons engaged in one of the recognized professions, finance, insurance, real estate, religious or
philanthropic organizations.
(12) R-4 or R-5 District, public or quasi-public buildings such as libraries, YMCA, museums, art institutes and
within R-1, R-2 or R-3 of located in a public park.
(13) R-4 and R-5 Districts, motel provided the site contains 1,000 square feet for each rental unit, and site
has frontage on a major thoroughfare.
Created: 2021-09-09 10:03:01 [EST]
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(14) Foster homes shall be permitted in the R-1 or R-2 District.
(15) Licensed nonresidential program with a license capacity of 13 to 16 persons within the R-2, R-3, R-4, R5 and R-6 Districts subject to the following:
a.

Located only in proximity to a collector or arterial roadway as designated in the comprehensive
plan or otherwise located so that access can be provided without conducting significant traffic on
local residential streets;

b.

Pick-up and drop-off areas located outside of parking setback area;

c.

Outdoor recreation areas to be setback 15 feet from all property lines and screening provided to
mitigate noise and adverse visual impacts on neighboring properties;

d.

One parking space provided for each six persons based upon the license capacity of the facility.

(16) Licensed residential program in the R-2, R-3, R-4, R-5 and R-6 Districts with a licensed capacity of seven
to 16 persons subject to the following:
a.

Facilities shall comply with all applicable codes and regulations and shall have, current and in
effect, the appropriate state licenses;

b.

On-site services and treatment at residential facilities shall be for residents of the facility only,
and shall not be for nonresidents or persons outside the facility;

c.

The conditional use permit is only valid as long as a valid state license is held by the operator of
the facility where such license is required;

d.

Traffic generated by the facility not to exceed the design capacity of the local street system or
cause a decrease in service levels of intersection, as defined by the institute of traffic engineers.
Adequate sight distance at access points shall be available;

e.

No on-street parking to be allowed. Adequate off-street parking shall be required by the city
based on the staff and resident needs of each specific facility;

f.

No external building improvements undertaken which alter the original character of the home
unless approved by the city council;

g.

Additional conditions may be required by the city in order to address the specific impacts of a
proposed facility.

(17) School buildings which are a part of the physical system of the district but which are considered
temporarily in surplus may be used as research centers, offices of a general nature or as some form of
educational activity not necessarily similar to the public school curriculum, provided:
a.

The off-street parking requirements are met;

b.

The work day of such use falls between 7:00 a.m. and 9:00 p.m.;

(18) Homes for the elderly may be located in the R-4, R-5 or R-6 Districts provided the floor area of each
such dwelling unit or apartment contains not less than 420 square feet and is inhabited by not more
than two persons;
(19) Photographic illustration studio in the R-4 and R-5 Districts.
(20) Zero lot line dwellings may be erected in such a manner that the single-family dwellings share common
side walls or that four single-family dwellings share two common walls with other dwellings and said
walls are located on the rear and side lot lines, provided such dwellings are compatible with the
surrounding land uses. At a minimum, the zoning standards shall be proportionate to the minimum
standards for single-family attached dwellings in the relevant zoning district. Each dwelling unit will
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have separate utilities. An as-built survey will be taken after completion of the units and filed with the
city.
(21) Bed and breakfasts in the R-1 District subject to the following:
a.

The bed and breakfast shall be the principal residence of the bed and breakfast property owner.

b.

Off-street parking at a ratio of one space per guestroom plus two spaces for the residence.

c.

No parking in the front yard setback.

d.

Bed and breakfasts must be located 600 feet apart.

e.

Only breakfast shall be served, and service shall be restricted to guests only, not the general
public. No separate food preparation facilities are allowed.

f.

A bed and breakfast establishment may host one special event each month for not more than 25
non-registered guests with the following requirements:
1.

At least two weeks prior to an event, the bed and breakfast owner must notify the city
planner in writing of the event. This will include the hours of the event and information on
how the property's exterior areas will be used during the event (music, temporary
structures, etc.).

2.

The applicant must notify the city of the hours of the event and whether music will be
played.

3.

Food may be furnished by and to special event guests provided all necessary local, state,
and/or federal permits, licenses or authorizations have been obtained.

4.

Alcoholic beverages may be served to special event guests only by a caterer, provided the
caterer has all required local, state and federal permits licenses or authorization for service
of alcoholic beverages.

5.

The bed and breakfast owner must be present during special events and shall provide
adequate supervision of the event.

6.

The hours of the event shall be between 9:00 a.m. and 10:00 p.m.

g.

Bed and breakfasts are allowed signage, but limited to four square feet.

h.

All exterior lighting to be concealed or screened.

(Code 1986, § 530.09; Ord. No. 87-601; Ord. No. 93-722; Ord. No. 95-777, 1-3-1996; Ord. No. 96-787; Ord. No.
2000-833, 5-17-2000; Ord. No. 08-1000)

Sec. 102-164. Accessory uses; R Districts.
The following are permitted accessory uses in R Districts:
(1)

Private garages, parking space, car port for automobiles and one truck not in excess of 9,000 pounds
rated capacity when owned by the occupant.

(2)

Garages sales, provided that no sale shall continue for more than three days and frequency shall not be
greater than twice a year.

(3)

Gardening and horticultural uses.

(4)

Home occupations.

(5)

Keeping of not more than two roomers by a resident family.
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(6)

Signs as regulated in this code.

(7)

Buildings temporarily located for the purpose of construction or for sale or lease of units.

(8)

Decorative landscape features.

(9)

The storage outside of a building but not on a parking space which was included to meet the minimum
standards of this code, one non-passenger vehicle or one building for winter ice fishing provided none
of the above mentioned items are over 22 feet in length. Said storage shall not be in the front yard
with the following exception for a boat that will be allowed to be parked in the driveway from May 1 to
October 31.

(10) Recreational equipment not otherwise prohibited in section 102-163, provided that it is so located as
to not encourage trespassing onto abutting lots or infringe on the side yard thereof.
(11) The storage outside of a building but not on a parking space which was included to meet the minimum
standards of this code, one non-passenger vehicle over 22 feet in length. This non-passenger vehicle
shall be no closer than five feet from the lot line. Screening is required. Screening requires both the use
of a fence and plants. The fence must meet the requirements of section 102-13. In addition to fencing,
landscaping must be used. The landscaping can be shrubs or trees that will grow to the height of the
vehicle when they reach maturity.
(12) Recreational vehicles can be parked on the driveway for up to 48 hours for loading, unloading or
routine maintenance. At these times, the RV must be parked in the driveway, not the street.
(Code 1986, § 530.11; Ord. No. 2002-873)

Sec. 102-165. Prohibited uses; R Districts.
(a)

Skateboard ramps or similar structures used for skateboarding or related purposes are prohibited in
residentially zoned areas.

(b)

Home occupation, massage therapy.

(Code 1986, § 530.12; Ord. No. 87-580; Ord. No. 13-1064)

Secs. 102-166—102-194. Reserved.
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Sec. 102-94. Conditional use permit.
(a)

General rule. Certain uses, may or may not be suitable in a particular zoning district, depending upon the
suitability of the circumstances. When such circumstances are found to exist, and the use will not adversely
affect the health, safety or general welfare of residents of the surrounding area or the community as a
whole, a conditional use permit may be granted. Conditions may be applied to the granting of the permit and
periodic review of the permit may be required. The permit shall be granted for a particular use and not for a
particular person. The cancellation of a conditional use permit, if not protected by non-conforming use
rights, shall be considered equivalent to a rezoning, and the procedural requirements of a rezoning apply.

(b)

A conditional use permit is required whenever:
(1)

(2)
(c)

The proposed use is specified as a conditional use, provided that a new conditional use permit or
amendment to an existing conditional use permit shall not be required for:
a.

Remodeling or improvement to the interior of an existing conditional use that does not change
the nature or increase the intensity of such use;

b.

Changes in an existing conditional use that are determined to be non-significant under the
provisions of section 102-96; or

The proposed use is listed as requiring, under either the general or special provisions of this code, a
conditional use permit.

Application. The application for a conditional use permit must contain at least the following data:
(1)

Site plan showing location of all buildings and structures with dimensions;

(2)

Planting plan showing location, species and size of all plant material;

(3)

Landscape plan showing pathway system, width and material, screening fences with detail, lighting
system, and recreational features, if any;

(4)

Drainage plan indicating catchbasins and underground improvement;

(5)

Utility systems for sanitary sewer, water, gas, telephone and electric which shall all be underground for
new construction;

(6)

Off-street parking, drives and access plan;

(7)

Off-street loading plan, if any is necessary;

(8)

Location of trash container, screening and type of material for screening of the trash container and
pick-up plan;

(9)

Plan for adjustment to existing rights-of-way, easements, utilities and new dedications; and

(10) Architectural plans showing elevations, entrances, heights, floor plans and material to be used on the
exterior.
(d)

Preliminary concept plan. The applicant may request a preliminary hearing with the commission in
connection with a conditional use permit application to explore the concept ideas and all other pertinent
general information. The request shall be accompanied with at least the same information set forth in
subdivision 2 of this division, and such other information as the zoning administrator and the building official
may require. If such preliminary plan is recommended or approved by the zoning administrator, the final
plan shall be scheduled for a public hearing.

(e)

Filing. Applications for conditional use permit shall be filed with the zoning administrator with such filing fee
as may be from time to time established by resolution of the council.
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(f)

Expiration. A conditional use permit expires one year after it has been issued unless the use for which the
permit has been granted is in effect. Extensions may be granted provided the applicant submit a letter to the
zoning administrator requesting an extension 30 days before the expiration of said approval. The letter shall
state the facts of the request, showing a good-faith attempt to utilize the permit, and it shall also state the
additional time being requested to begin the proposed construction. The city council may grant extensions
not to exceed one year.

(g)

Public hearing. At least ten days before the date of a public hearing a notice of said hearing shall be mailed to
the owners of all property within 350 feet of the subject property. The records of the city assessor shall be
deemed sufficient for determining the location and ownership of all such properties. The notice of public
hearing shall include the time and place of the hearing, the specific request to be considered, any proposed
use of the property different then its existing use, the property's current zoning classification, the legal
description of the property, and the property's street address, if applicable. The planning commission shall
hold the public hearing on an application at its first regular meeting following appropriate legal notice. The
applicant and/or his representative shall appear before the planning commission at this hearing to answer
questions regarding the request.

(h)

Commission recommendation. Within 50 days following the submission of a completed application for a
conditional use permit the planning commission shall forward a recommendation on the application to the
city council, and it shall recommend approval of the application as submitted, approval of the application
subject to certain modification or conditions therein, or disapproval of the application. The commission's
recommendation shall be in resolution form stating said findings in support or opposition to request as filed
or amended. If no action on an application is taken by the planning commission with 50 days, and there has
been no delay caused or requested by the applicant, or the city has not notified the applicant the item will be
continued for up to an additional 60 days, the application shall be forwarded to the city council without
comment.

(i)

Purpose. The requirements are in connection with the application for a conditional use permit are deemed
necessary by the council because a substantial depreciation of values in the neighborhood where such
construction is proposed as well as in and to the city at-large, occurs or may occur to the detriment of the
general public welfare if such construction or alteration contains exterior facing materials which are either
temporary or are not of a permanent nature or have a tendency to deteriorate rapidly or may be easily
disfigured, marred or damaged, or which for any reason may rapidly become unsightly in appearance;
examples of which materials being, but not limited to, the following: concrete masonry units, common clay
tile, tar paper or other similar building composition sheet materials, either corrugated or plain and exposed
unfinished concrete unless some or all of such materials are constructed and used in a special arrangement
or combination with other materials of a permanent nature with sound architectural design.

(j)

Approval by building official. When an application is made for the building of a structure requiring a
conditional use permit, the applicant or owner may present to the building official a request for approval for
the use of such materials as hereinabove set forth, and in connection therewith shall file such preliminary or
final sketches, samples and any other information as may be necessary to indicate accurately the use to be
made of such materials and the location and appearance of such materials and of the exterior of such
structure when completed. The building official may grant approval for the use of such materials based upon
all such information, sketches and applications required hereunder, which data shall be filed by him and shall
become part of the building permit together with all other additional information required by this code or by
other ordinances of the city showing compliance therewith and in conformity with such sketches and other
information.

(k)

Appeal. When the building official denies a building permit or a request for preliminary approval, which
denial is based upon the location, use or nature of the materials intended to be used, the applicant may
submit a request on or before 30 days from the date of the denial for a review of the application and the
denial thereof to the commission without payment of any additional filing fees. The commission may
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overrule the building official or it may by negotiation and agreement amend or otherwise modify the plan or
materials to be used and thereupon grant such permit.
(l)

Land use. An application for a conditional use permit for a parcel for which the zoning is contrary to the land
use designation in the comprehensive plan must be accompanied by an application for an amendment to the
comprehensive plan. If an environmental assessment worksheet is required, no site and building plan
approval shall be granted until the environmental assessment worksheet has been received and a negative
declaration for an environmental impact statement has been made by the planning commission. If an
environmental impact statement is required, no site and building plan shall be approved until the
environmental impact statement has been prepared.

(m) Development agreement. A conditional use permit may require a development agreement to be signed by
the city and the developer.
(n)

Amendments. Holders of the conditional use permits may propose amendments to the permit at any time,
following the procedures for a new permit as set forth in this section, except where administrative approval
may be granted by the zoning administrator. No significant changes in the circumstances or scope of the
permitted use shall be undertaken without approval of those amendments by the city. The zoning
administrator shall determine what constitutes significant change. Changes include, but are not limited to,
hours of operation, number employees, expansion of structures and/or premises, different and/or additional
signage, and operational modifications resulting in increased external activities and traffic, and the like. The
planning commission may recommend, following the procedures for hearing and review set forth in this
section, and the city council may approve significant changes and modification to conditional use permits,
including the application of additional or revised conditions.

(o)

Standards. In evaluating a conditional use permit application and granting a conditional use permit, the
planning commission and city council shall consider and require compliance with the following standards,
conditions and requirements:
(1)

The consistency with the elements and objectives of the city's development plan, including the
comprehensive plan and any other relevant plans at the time of the request;

(2)

Consistency with this article;

(3)

Creation of a harmonious relationship of buildings and open spaces with natural site features and with
existing and future buildings having a visual relationship to the development;

(4)

Creation of a functional and harmonious design for structures and site features, with special attention
to the following:

(5)

a.

An internal sense of order for the buildings and uses on the site and provision of a desirable
environment for occupants, visitors and the general community;

b.

The amount and location of open space and landscaping;

c.

Materials, textures, colors and details of construction as an expression of the design concept and
the compatibility of the same with the adjacent and neighboring structures and uses; and

d.

Vehicular and pedestrian circulation, including walkways, interior drives and parking in terms of
location and number of access points to the public streets, width of interior drives and access
points, general interior circulation, separation of pedestrian and vehicular traffic and
arrangements and amount of parking.

Promotion of energy conservation through design, location, orientation and elevation or structures,
the use and location of glass in structures and the use of landscape materials and site grading;
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(6)

Protection of adjacent and neighboring properties through reasonable provision for surface water
drainage sound and sight buffers, preservation of views, light and air and those aspects of design not
adequately covered by other regulations which may have substantial effects on neighboring land uses;

(7)

The use will not be injurious to the use and enjoyment of other property in the immediate vicinity for
the purposes already permitted, nor tend to or actually diminish and impair property values within the
neighborhood;

(8)

In institutional zoning districts, the conditional use permit application shall comply with the standards,
conditions and requirements stated in section 102-307;

(9)

Traffic impacts such as increases in vehicular traffic, changes in traffic movements, traffic congestion,
interference with other transportation systems or pedestrian traffic, and traffic hazards shall be
considered by the planning commission and city council in evaluating an application for a conditional
use permit. The applicant shall demonstrate the proposed conditional use shall not cause unacceptable
increases in vehicular traffic, traffic congestion or interference with other transportation systems or
pedestrian traffic, and will not crate traffic hazards or excessive traffic through residential areas or
otherwise cause adverse effects on residential areas or dwellings. The city may require the applicant to
submit a traffic study prepared by a traffic consultant approved by the city to demonstrate the
applicant's compliance with the requirements of this section. As a condition of the issuance of a
conditional use permit, the city may require the applicant to incorporate in the applicant's proposal
and construct such traffic control measures and improvements as the city may deem necessary,
including, but not limited to, directional signalization, channelization, stand-by turn lanes, sidewalks,
removal of access points to public streets and moving of access points to public streets; and

(10) A development in the B-2 Zoning District may require a parking study. If it is determined that a project
requiring a conditional use permit will have a parking shortage, the city may require that the applicant
provide on-site parking, enter into an agreement to pay the costs of off-site parking, or a combination
of both.
(p)

Conditions on issuance. The council may impose conditions and require guarantees in the granting of
conditional use permits. Any use permitted under the terms of any conditional use permit shall be
established and conducted in conformity to the terms of such permit and of any conditions designated in
connection therewith.

(q)

Expiration of use. If a use granted by conditional use permit to operate ceases to exist for six months, the
conditional use granted for that property will expire.

(Code 1986, § 525.13; Ord. No. 87-601; Ord. No. 93-727; Ord. No. 94-747; Ord. No. 95-777, 1-3-1996; Ord. No. 97797; Ord. No. 2000-833; Ord. No. 2000-841; Ord. No. 2002-874; Ord. No. 04-913)

Created: 2021-09-09 10:03:01 [EST]

(Supp. No. 5)
Page 4 of 4

Planning Application 2021-18

October 26, 2021

Zoning Code Text Amendment Related to
Accessory Uses in the Mixed Use Zoning District
Proposed Action: Move to adopt Planning & Zoning Resolution 2021-21, recommending the
City Council approve an ordinance amending the City Code related to accessory uses in the
Mixed Use zoning district.
Overview
This zoning code text amendment was initiated by staff as a “housekeeping” item to revise the
City Code related to accessory uses in the Mixed Use zoning district. It is intended to create an
accessory uses category within the Mixed Use district which was inadvertently overlooked when
the district was created. The proposed text amendment would create an accessory use section in
the Mixed Use regulations and establish hotels as an accessory use in the Urban Neighborhood
subsection of this zoning district. Based on the findings detailed in this report, staff
recommends the City approve the proposed zoning code text amendment.
Primary Issues to Consider
● Background
● Community Comments
● Zoning Code Text Amendment
● Potential Non-Conformity Issues
● Alternatives
Supporting Documents
● Planning & Zoning Resolution 2021-21
● Draft Zoning Ordinance
● Mixed Use Zoning Regulations

_____________________
Jason Lindahl, City Planner

Financial Impact: $ N/A Budgeted:
Y/N ____ Source: _____________
Related Documents (CIP, ERP, etc.): _________________________________________
Notes:
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BACKGROUND
The Mixed Use district was created in 2011 to facilitate transit supportive mixed use
development around Hopkins’ 3 light rail transit stations. According to the Mixed Use zoning
standards, the primary purposes of the Mixed Use Zone are to:
•
•
•
•
•

Provide appropriate areas for and facilitate quality mixed use development in activity centers
that are consistent with the comprehensive plan's land use and transportation goals,
objectives, policies and strategies;
Accommodate intensities and patterns of development that can support multiple modes of
transportation, including public transit, biking and walking;
Group and link places used for living, working, shopping, schooling, and recreating, thereby
reducing vehicle trips, relieving traffic congestion, improving air quality in the city and
encouraging active living principles;
Provide a variety of residential housing types and densities to assure activity in the district
and support a mix of uses, and enhance the housing choices of city residents; and
Integrate new mixed use development with its surroundings by encouraging connections for
pedestrians and vehicles and by assuring sensitive, compatible use, scale, and operational
transitions to neighboring uses.

The Mixed Use district is divided into 3 subareas that correspond to the community’s 3 light rail
transit stations – Downtown (Downtown Station), Commuter Town Center (Shady Oak Station)
and Urban Neighborhood (Blake Road Station). The Mixed Use regulations include both
general standards for the overall district and detailed regulations for each of the 3 subareas. As a
result, the permitted uses table details permitted and conditional uses in each of the 3 subareas
but currently does not address accessory uses.
Originally, the Mixed Use district limited hotel uses to the Downtown subarea as a principal use.
This limitation was purposeful and intended to guide hotel uses to Hopkins’ central business
district. Since these regulations were drafted in 2011, the hotel and hospitality industry has
evolved to include a variety of different hotel types ranging from traditional standalone hotels to
short-term rental units to smaller options embedded in other buildings. While staff still believes
the city should focus traditional standalone hotels as principal uses exclusively in downtown, it is
also permissible to allow for smaller hotels as an accessory use in residential multiple unit
buildings in the Urban Neighborhood subarea of the Mixed Use zone.
COMMUNITY COMMENT
Under state law, zoning code text amendments require a public hearing. Accordingly, the City
published notice of this application and public hearing in the Sun Sailor. Because this is a general
zoning regulation change and not a site specific amendment, mailed notice to surrounding
property owners was not applicable. The Sun Sailor notice directed all interest parties to send
questions or comments to City Planner Jason Lindahl by mail, phone or email or to attend the
public hearing where they could learn about the application, ask questions and provide feedback.
As of the writing of this report, the City had received no comments or questions regarding this
application. During the public hearing, staff will provide an update on all public comments
received prior to the Planning & Zoning Commission meeting.
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ZONING CODE TEXT AMENDMENT
Legal Authority. Zoning Code amendments are legislative actions in that the City is creating new
standards to regulate the development of certain types of uses and/or structures. Under the law,
cities have wide flexibility to create standards that will ensure the type of development they desire.
However, zoning regulations must be reasonable and supported by a rational basis relating to
promoting the public health, safety and welfare. Based on the findings made below, staff
recommends approval of the proposed zoning text amendment creating an accessory use section
in the Mixed Use zone.
Consistency with the Comprehensive Plan. Creating an accessory use category in the Mixed
Use district and establishing hotels as an accessory use in the Urban Neighborhood subareas of
this zone is consistent with the Activity Center Future Land Use guiding in the 2040
Comprehensive Plan. Activity Centers surrounds and supports the planned Blake Road and Shady
Oak light rail stations along the Southwest LRT Green Line Extension. These areas are planned
to include moderate to high density mixed use development designed to complement and enhance
the existing development pattern in these areas and support the public investment in transit.
The Activity Center areas are expected to experience significant reinvestment and redevelopment
to absorb a substantial portion of the city’s anticipated future growth. Development in the Activity
Center areas is expected to be medium to larger scale neighborhood and regional uses with an
approximate mix of 75% residential and 25% commercial. Densities in these areas will typically
range from 20-60 units per acre, with 75-150 units per acre within ¼ mile of an LRT station
platform.
Compatibility with Present and Future Land Uses. Based on the analysis above, staff finds
the proposed zoning change to create an accessory use category in the Mixed Use district and
establish hotels as an accessory use in the Urban Neighborhood subareas is compatible with
present and future land uses in the activity center zone. The proposed changes would update the
City’s zoning regulations to address the changing needs of the hospitality industry while still
guiding full standalone hotel uses to the City’s Central Business District.
Conformance with New Standards. This section considers how the proposed zoning change
fits in with the rest of the zoning regulations and the existing development pattern. In this case,
staff finds the proposed changes well suited to both the needs of the community and hospitality
industry. Adding hotels as an accessory use in the Urban Neighborhood subarea of the Mixed
Use district will allow a compatible commercial use in this district and provide another option for
developers to meet the City’s mixed use goals for the Activity Center future land use category.
Potential Non-Conformity Issues
Formally creating an accessory use section in the Mixed Use district and establishing hotels as an
accessory use in the Urban Neighborhood subarea of this zone allows more options for property
owners and should not result in non-conforming issues. According to Minnesota Statute
462.357, Subdivision 1e., legal nonconformities generally have a statutory right to continue
through repair, replacement, restoration, maintenance, or improvement but not through
expansion. These rights run with the land and are not limited to a particular landowner. If the
benefited property is sold, the new owner will have the same rights as the previous owner.
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ALTERNATIVES
1. Recommend approval of the zoning code text amendment creating an accessory use section
in the Mixed Use district and establishing hotels as an accessory use in the Urban
Neighborhood subarea of this zone. By recommending approval, the City Council will
consider a recommendation of approval.
2. Recommend denial of the zoning code text amendment creating an accessory use section in
the Mixed Use district and establishing hotels as an accessory use in the Urban
Neighborhood subarea of this zone. By recommending denial, the City Council will
consider a recommendation of denial. Should the Planning & Zoning Commission consider
this option, it must also identify specific findings that support this alternative.
3. Continue for further information. If the Planning & Zoning Commission concludes that
further information is needed, the items should be continued.

CITY OF HOPKINS
Hennepin County, Minnesota
PLANNING AND ZONING COMMISSION RESOLUTION NO. 2021-21
A RESOLUTION RECOMMENDING THE CITY COUNCIL APPROVE AN ORDINANCE
AMENDING THE CITY CODE RELATED TO ACCESSORY USES IN THE MIXED USE
DISTRICT.
WHEREAS, the City of Hopkins initiated an application to amend the City Code related to
accessory uses in the Mixed Use District; and
WHEREAS, the procedural history of the application is as follows:
1. That an application to amend the City Code related to accessory use in the Mixed Use
District was initiated by the City of Hopkins on September 24, 2021; and
2. That the Hopkins Planning & Zoning Commission, pursuant to published notice, held a
public hearing to review such application October 26, 2021 and all persons present were
given an opportunity to be heard; and
3. That written comments and analysis of City staff were considered.
NOW, THEREFORE, BE IT RESOLVED that the Planning & Zoning Commission of the
City of Hopkins hereby recommends the City Council of the City of Hopkins approve an ordinance
amending the City Code related to accessory use in the Mixed Use District based on the findings of fact
detailed in the staff report dated October 26, 2021.
Adopted this 26th day of October 2021.

_________________________
Samuel Stiele, Chair

CITY OF HOPKINS
COUNTY OF HENNEPIN
ORDINANCE NO. 2021-XXXX
ORDINANCE AMENDING PART III, CHAPTERS 102 OF THE HOPKINS CITY CODE
REGARDING ACCESSORY USES IN THE MIXED USE DISTRICT
THE CITY COUNCIL OF THE CITY OF HOPKINS HEREBY ORDAINS AS FOLLOWS:
SECTION 1. Hopkins City Code, Part III, Chapter 102, Article XI, Section 102-339 is hereby
amended by adding the double-underlined language and deleting the stricken language as follows:
Secs. 102-339—102-364. – Reserved The following are permitted accessory uses in the specific
subcategories of the Mixed Use District.
(1) Urban Neighborhood
a. Hotels. Limited to no more than 15 percent of a multiple unit residential principal use.
Hotel accessory uses are subject to all applicable zoning and licensing requirements.
SECTION 2. The effective date of this ordinance shall be the date of publication.
First Reading:
Second Reading:
Date of Publication:
Date Ordinance Takes Effect:

ATTEST:

November 3, 2021
November 16, 2021
November 25, 2021
November 25, 2021

______________________________
Amy Domeier, City Clerk

By: ____________________________
Jason Gadd, Mayor

PART III - LAND DEVELOPMENT
Chapter 102 - PLANNING AND ZONING
ARTICLE XI. MIXED USE

ARTICLE XI. MIXED USE
Sec. 102-337. Mixed use.
The primary purposes of the Mixed Use Zone Districts are to:
(1)

Provide appropriate areas for and facilitate quality mixed use development in activity centers that are
consistent with the comprehensive plan's land use and transportation goals, objectives, policies and
strategies;

(2)

Accommodate intensities and patterns of development that can support multiple modes of
transportation, including public transit, biking and walking;

(3)

Group and link places used for living, working, shopping, schooling, and recreating, thereby reducing
vehicle trips, relieving traffic congestion, improving air quality in the city and encouraging active living
principles;

(4)

Provide a variety of residential housing types and densities to assure activity in the district and support
a mix of uses, and enhance the housing choices of city residents; and

(5)

Integrate new mixed use development with its surroundings by encouraging connections for
pedestrians and vehicles and by assuring sensitive, compatible use, scale, and operational transitions to
neighboring uses.

(Code 1986, § 543.01; Ord. No. 2011-1031, 8-11-192011)

Sec. 102-338. Permitted and conditional uses.
(a)

Permitted uses.
Zoning Designation and
Use
Residential
1. Multi-unit dwellings
2. Townhomes
Commercial
3. Bar/tavern
4. Antiques
5. Art gallery
6. Artisan shop
7. Bakery
8. Bank and financial
services
9. Beauty/barber shop
10. Bike sales
11. Books, office supplies
12. Boutiques
13. Butcher

UN (Blake)

DT (8th Ave.)

CTC (Shady Oak)

x
x

x

x
x

x
x
x
x
x(a)

x
x
x
x
x
x(a)

x
x
x
x
x

x
x
x
x
x

Hopkins, Minnesota, Code of Ordinances
(Supp. No. 5)

x
x(a)
x

x
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14. Camera, photographic
15. Clothing store
16. Clubs (private,
nonprofit)
17. Coffee shop
18. Collectibles (cards,
coins, comics, stamps,
etc.)
19. Costume and formal
wear rental
20. Day nursery
21. Delicatessen
22. Dry clean and laundry
23. Educational facilities
24. Electronics
25. Employment agency
26. Essential public
service and utility
structures
27. Fabric and sewing
store
28. Florists
29. Garden and landscape
30. Gifts and novelties
31. Glassware, china,
pottery
32. Health club
33. Hobby, craft,
instruction
34. Hotel
35. Karate, dance, studio
36. Ice cream
37. Indoor sports and
recreation facility
38. Interiors, decoration
studio
39. Jewelry
40. Leather goods,
luggage
41. Liquors, off-sale
42. Locksmith and fixit
shop
43. Medical service
44. Music store
45. Neighborhood market
46. Offices
47. Optical
48. Paint and wallpaper

x
x

x
x
x

x
x

x
x

x

x

x
x
x
x
x(d)
x
x

x
x
x
x(c)
x(d)
x
x

x

x

x
x(e)
x

x
x(e)
x
x

x
x

x
x
x
x
x
x

x

x
x

x

x
x
x

x
x
x
x(f)

x

x

x
x

x
x

x
x

x
x

x
x

x

x
x
x
x
x
x

x

x
x
x

x

x
x

x
x
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49. Parking ramps and
lots
50. Pet grooming
51. Pet store
52. Pharmacy, drug store
53. Photography, studio
54. Picture framing, art
shop
55. Pipe, tobacco shop
56. Print shop
57. Restaurant,
traditional
58. Restaurant, carry-out
and delivery
59. Shoes, boot store
60. Sporting goods
61. Stationery, card shop
62. Street food vendors
63. Tailoring
64. Travel agent
65. Variety store
66. Vet clinic
67. Video/DVD, sales,
rental
Civic
68. Transit station
69. Park and ride facility
70. Public open
space/park
(b)

x

x

x
x
x

x
x(g)
x
x

x
x

x
x
x

x
x
x

x
x
x

x

x

x

x
x
x
x
x
x
x
x
x

x
x
x
x
x
x
x
x
x

x
x
x

x
x
x

x
x
x
x
x
x

x
x
x

Conditional uses.
a.

Bank and financial services, provided:
1.

The applicant must show that the drive thru in an integral part of the building and the traffic and
queuing will not interfere with the pedestrian experience. It shall be at the sole discretion of the
city council to allow a drive thru.

b.

Reserved:

c.

Educational facilities, provided:
1.

d.

Electronics, provided:
1.

e.

Less than 5,000 square feet.

Garden and landscape, provided:
1.

f.

Use shall not be located on first floor.

Outside display limited to area in front of store.

Indoor sports and recreation facility, provided:
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1.
g.

Less than 5,000 square feet.

Pharmacy, drug store, provided:
1.

Less than 5,000 square feet.

(Code 1986, § 543.02; Ord. No. 2017-1125, § 4, 11-21-2017)

Secs. 102-339—102-364. Reserved.

ARTICLE XII. DEVELOPMENT STANDARDS FOR MIXED USE
Sec. 102-365. Parking.
Parking within the mixed use district must be located in multi-level structures or in shared parking lots where
feasible and with approval of the city. The following requirements will apply to all permitted uses located within
the Mixed Use Zoning District if a travel demand management plan (TDM) or shared parking study has not been
completed and approved by the city council:
(1)

A minimum of one and a maximum of 1.5 parking spaces per multifamily unit is permitted; one guest
space per 15 units is permitted.

(2)

All uses other than residential shall require a parking study to determine the necessary parking
required.

(3)

Where practicable, ingress and egress from parking must be from side streets or alleys.

(Code 1986, § 543.03)

Sec. 102-366. Travel demand management plan (TDM)/mass transit links.
Off-street parking requirements may be reduced subject to approval by the city council, where a TDM plan,
parking and transportation study is submitted. The TDM plan, parking and transportation study is conducted in
accordance with accepted methodology approved by the city staff, prepared by an independent traffic engineering
professional under the supervision of the city, and paid for by the applicant. These plans must address the
transportation impacts of the development and proposed TDM mitigating measures and show that parking
demand will be decreased by access to nearby transit. Where a TDM plan is approved, a properly drawn legal
instrument, executed by the parties concerned, must be filed on the property in the county recorder's or register's
office. Five acres commercial, office or retail development or 100 residential units require a TDM study.
(Code 1986, § 543.04)

Sec. 102-367. Shared parking.
The city council may approve the use of shared parking where:
(1)

The applicant demonstrates with a parking study that the hours, size, and mode of operation of the
respective uses does not create a substantial conflict in the peak parking demands of the uses for
which shared parking facilities is proposed, and there is adequate parking to meet the needs for each
use. A shared parking plan must be submitted where shared parking is proposed that includes specific
analysis on the peak characteristics of the various uses indicated.
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(2)

Where a shared use of parking exists with the same site or across sites, a properly drawn legal
instrument, executed by the parties concerned, must be filed as a deed restriction on all impacted
properties in the county recorder's office. A parking study is required to be conducted in accordance
with accepted methodology approved by the city staff, prepared by an independent traffic engineering
professional under the supervision of the city and paid for by the applicant, demonstrating that there is
not a present need for the portion of parking for which the applicant is requesting shared parking
flexibility.

(3)

Shared parking shall be no more than 500 feet from the front doors of the buildings sharing the
parking.

(Code 1986, § 543.05)

Sec. 102-368. Bicycle parking.
(a)

Bicycle parking facilities must be provided for all office and multifamily structures and freestanding
commercial uses.

(b)

The required number of bicycle parking spaces will be based on the following:
Zoning Designation
Multifamily residential
Retail

Long-Term
1 per 2 units
0.50 space per employee

Office

0.25 space per 1,000 square feet of
net building area
10 spaces an acre

Park and ride facilities

Short-Term
1 per 20 units
0.50 space per 1,000 square feet of
net building area
1 per 40,000 square feet of net
building area
10 percent of parking stalls

(c)

Bicycle parking facilities must be located in a well-lighted area.

(d)

All bicycle racks, lockers, or other facilities must be securely anchored to the ground or to a structure.

(e)

All required bicycle parking must be located within 50 feet of central or well-used building entrances.

(f)

Long-term bicycle parking facilities that provide parking for bike storage lasting eight or more hours shall be
located inside buildings or a bike storage facility for added security.

(g)

The required amount of short-term bicycle parking required for bike storage lasting less than two hours must
be provided for at each building.

(h)

In buildings that have several uses, shared short-term bicycle parking facilities are encouraged and should be
centrally located between uses.

(Code 1986, § 543.06)

Sec. 102-369. Shadow study.
A shadow study is required for all buildings four stories or higher. The shadow study will indicate the
shadows cast at the shortest and longest days of the year. Impacts of a shadow on the surrounding property may
be a reason to lower and/or adjust the location or height of buildings.
(Code 1986, § 543.07)
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Sec. 102-370. Exterior.
The primary exterior treatment of walls facing a public right-of-way or parking lot on a structure shall be
brick, cast concrete, stone, marble or other material similar in appearance and durability. Regular or decorative
concrete block, float finish stucco, EIFS-type stucco, cementitious fiber board, or wood clap board may be used on
the front facade as a secondary treatment or trim but shall not be a primary exterior treatment of a wall facing a
public right-of-way.
(Code 1986, § 543.08)

Sec. 102-371. Building orientation.
(a)

Orientation. Buildings within the mixed use district must be oriented toward the pedestrian by providing a
direct link between each building and the pedestrian walking system, with emphasis on directing people to a
transit station.

(b)

Facade. The primary street side facade of a building shall not consist of an unarticulated blank wall, flat front
facades or an unbroken series of garage doors. The front of a building shall be broken up into individual bays
of a minimum of 25 feet and maximum of 40 feet wide.

(c)

Blocks. Blocks must not exceed 600 feet in length and must provide pedestrian connectors. These pedestrian
connectors can be pedestrian easements and pathways or through-building linkages at least every 300 feet.

(d)

Height. All nonresidential floor space provided on the ground floor of a mixed use building must have a
minimum floor-to-ceiling height of 11 feet.

(Code 1986, § 543.09)

Sec. 102-372. Transparency.
(a)

Required. A minimum of 60 percent to a maximum of 75 percent of the front street-facing facade between
two feet and eight feet in height must comprise clear windows that allow views of indoor nonresidential
space or product display area. Side facades abutting a public right-of-way shall have a minimum of 30
percent clear windows.

(b)

Height. The bottom edge of any window or product display window used to satisfy the transparency
standard of subsection (a) of this section may not be more than three feet above the adjacent sidewalk.

(c)

Display. Product display windows used to satisfy these requirements must have a minimum height of four
feet and be internally lighted.

(d)

Windows. Transparent windows allowing visual access into and out of nonresidential buildings shall be
required on the first floor frontage along the front yard.

(e)

Fenestration. Thirty percent fenestration for windows above the first floor for all sides that abut a public
right-of-way.

(Code 1986, § 543.10)

Sec. 102-373. Sidewalks.
(a)

Required. Sidewalks shall be constructed along the frontage of all public streets and within and along the
frontage of all new development or redevelopment.
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(b)

Width. Sidewalks may range in width from a minimum of five feet to a maximum of 20 feet, depending on
expected pedestrian traffic.

(Code 1986, § 543.11)

Sec. 102-374. Pedestrian/streetscapes.
(a)

Required. Street trees in grates or planters are required along sidewalks for all new platted streets. Existing
streets may not allow sufficient right-of-way for street trees. If the existing right-of-way does not allow for
street trees, landscaping, trees, planters or street furniture will be added to the interior side of the sidewalk
where the setback will allow.

(b)

Improvements. Pedestrian improvements of at least 25 percent of the landscaping budget shall be included
in the development. These improvements shall create a high quality pedestrian experience through the
provision of benches, planters, drinking fountains, waste containers, median landscaping, etc. Said
improvements shall be on all public streets that lead directly to the station.

(c)

Lighting. Pedestrian-scale light fixtures that shine downward on the sidewalks and walkways shall be no
greater than 12 feet in height and must be provided along all sidewalks and walkways to provide ample
lighting during nighttime hours for employees, residents, and customers.

(d)

Maintenance. It shall be the responsibility of the owner of the abutting building to maintain the streetscape.

(Code 1986, § 543.12; Ord. No. 2015-1100)

Sec. 102-375. Landscaping.
All open areas of a lot that are not used or improved for required parking areas and drives shall be
landscaped with a combination of over-story trees, under-story trees, shrubs, flowers and ground cover materials.
The plan for landscaping shall include ground cover, bushes, shrubbery, trees, sculptures, fountains, decorative
walks or other similar site design features or materials. The following table is a minimum value for the landscaping:
Project Value
Below $1,000,000.00
$1,000,000.00—$2,000,000.00 of project value in
excess of $1,000,000.00
$2,000,000.00—$3,000,000.00 of project value in
excess of $2,000,000.00
$3,000,000.00—$4,000,000.00 of project value in
excess of $3,000,000.00
Over $4,000,000.00 value in excess of $4,000,000.00

Minimum
2 percent
$20,000.00 + 1 percent
$30,000.00 + 0.75 percent
$37,500.00 + 0.25 percent
1 percent + .10 percent of project

(1)

Documentation showing an estimated dollar amount of landscaping shall be provided to the city prior
to any approval.

(2)

All new over-story trees shall be balled and burlapped or moved from the growing site by tree spade.
Deciduous trees shall have a minimum caliper of 2.5 inches. Coniferous trees shall be a minimum
caliper of 1.5 inches.

(3)

All site areas not covered by buildings, sidewalks, parking lots, driveways, patios or similar hard surface
materials shall be covered with sod or an equivalent ground cover approved by the city. This
requirement shall not apply to site areas retained in a natural state.
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(4)

An underground sprinkler system shall be provided as part of each new development. A sprinkler
system shall be provided for all landscaped areas except areas to be preserved in a natural state. The
sprinkler system is required to have a sensor for an automatic shut-off to prevent the system from
operating when it is raining.

(Code 1986, § 543.13; Ord. No. 2015-1100)

Sec. 102-376. Indoor/outdoor operations.
All permitted uses in the mixed use district must be conducted within a completely enclosed building unless
permitted by a conditional use permit. This requirement does not apply to off-street parking or loading areas,
automated teller machines, or outdoor seating area, alone or in connection with restaurants.
(Code 1986, § 543.14)

Sec. 102-377. Wall signs.
(a)

Limitations. Each tenant other than those in multi-tenant buildings may have one flat wall sign, not extending
more than 18 inches from the face of the building, except that such signage may extend from the face of the
roof over a covered walk. Such wall signs shall not exceed two times of the linear frontage of the wall to
which the business is located, to a maximum of 96 square feet. Signs shall not be internally illuminated.

(b)

Canopies and awnings. The design of canopies shall be in keeping with the overall building design in terms of
location, size, and color. No canopies with visible wall hangers shall be permitted. Signage on canopies
maybe substituted for allowed building signage and shall be limited to 25 percent of the canopy area.
Canopies shall not be internally illuminated.

(c)

Projecting. Projecting signs will have a maximum size of 12 square feet and a maximum width of three feet.
Projecting signs cannot extend beyond the first floor of the building. No less than ten feet of clearance shall
be provided between the sidewalk surface and the lowest point of the projecting sign. Maximum distance
between sign and building face is one foot.

(d)

Monument signs. One monument sign shall be permitted for each multi-tenant building provided the surface
area of the sign does not exceed two square feet per front foot of lot. No sign shall be over 150 square feet,
20 feet in height and have a setback in no case less than 20 feet from the property lines.

(Code 1986, § 543.15)

Sec. 102-378. Drive-through.
A one-lane drive-through may be permitted with a conditional use permit. The applicant must show that the
drive-through is an integral part of the building and the traffic and queuing will not interfere with the pedestrian
experience.
(Code 1986, § 543.16)

Sec. 102-379. Urban Neighborhood (UN).
(a)

Location This area is primarily located around the Blake Transit Station. The Urban Neighborhood District is
intended primarily for mixed pedestrian-scaled, neighborhood-serving, nonresidential uses and high density
residential uses in the same structure or in close proximity to one another. Nonresidential uses may include
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small-scale retail, service, and professional offices that provide goods and services to the residents of the
surrounding neighborhood.
(b)

(c)

(d)

(e)

Height.
(1)

Height: Three to four stories for residential structures.

(2)

Mixed use:
a.

Five to six stories (retail on the first floor).

b.

Four to five stories for office structures.

Floor area ratio.
(1)

Residential minimum FAR: 2.

(2)

Residential maximum FAR: 3.

(3)

Mixed use building minimum FAR: 3.

(4)

Mixed use building maximum FAR: 5.

(5)

Office building minimum FAR: 3.

(6)

Office building maximum FAR: 4.

Front yard setbacks along Blake Road and Excelsior Boulevard
(1)

Residential building: 15 feet to 25 feet.

(2)

Office building: 25 feet to 40 feet.

Front yard setbacks along 2nd Street.
(1)

Residential building: Five feet to 15 feet.

(2)

Structured parking: Five feet to 15 feet.

(3)

Office building: Five feet to 15 feet.

(4)

Side yard: Ten feet.

(5)

Rear yard: Ten feet.

(Code 1986, § 543.17)

Sec. 102-380. Downtown (DT).
(a)

Location. This area is primary located from the downtown transit station to Main Street. The Downtown
District provides for development of high density residential and vertically-integrated, mixed uses over
ground-floor, nonresidential uses on lots fronting Eighth Avenue from Excelsior Boulevard to Main Street.
This district acts as a transition from the transit station to Main Street and to draw people to Main Street.

(b)

Development standards. Each off-street parking area is encouraged to be designed and located so that
parking lots on adjacent parcels may be linked. The principal functional doorway for public or direct-entry
access into a building shall face the fronting street. Corner entrances shall be provided on corner lot buildings
or have dual entries. A secondary entrance may be oriented towards off-street surface parking.

(c)

Outdoor gathering space. Outdoor gathering space shall have direct access to the sidewalk. All outdoor
Gathering Spaces will have a treatment such as a wrought iron fence, hedge, or a one to three feet wall
following the building line of the abutting buildings. The space may have the following:
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(d)

(e)

(1)

Lighted bollards.

(2)

Movable or unmovable tables and chairs.

(3)

Fountains or other water features.

(4)

Benches.

(5)

Seat walls and/or landscape planters.

(6)

Shade trees.

(7)

Pots or hanging baskets filled with seasonal plant material.

(8)

Information kiosks.

(9)

Sculptures or other public art features.

Height.
(1)

Minimum height: Three stories from alley south of Main Street to Main Street.

(2)

Minimum FAR: 2.

(3)

Maximum FAR: 3.

(4)

Minimum height: Four stories from Excelsior Blvd to alley south of Main Street.

(5)

Minimum FAR: 3.

(6)

Maximum FAR: 5.

Setbacks.
(1)

Front yard minimum: One foot.

(2)

Maximum: Five feet, except for the following:
a.

A portion of the building may be set back to provide an articulated facade or accommodate a
building entrance feature, provided that the total area of the space created must not exceed one
square foot for every linear foot of building frontage.

b.

A building may be set back to accommodate an outdoor eating area. To preserve the continuity
of the street wall, the building may be set back no more than 12 feet from the front or street side
property line, or at least 40 percent of the building facade must be located abutting a street. The
total area of an outdoor eating area that is located between a public sidewalk and the building
facade may not exceed 12 times the buildings street frontage in linear feet.

(3)

Minimum side yard setback: Zero feet.

(4)

Minimum rear yard setback: Ten feet.

(5)

Rear yard setback abutting a public right-of-way: 50 feet or more in width:
a.

Minimum rear yard: Zero feet.

b.

Maximum rear yard: One foot.

(Code 1986, § 543.18; Ord. No. 2015-1091)

Created: 2021-09-09 10:03:02 [EST]

(Supp. No. 5)
Page 10 of 11

Sec. 102-381. Commuter Town Center (CTC).
This area is primary located around the Shady Oak Transit Station in the west side of the city. The Commuter
Town Center District is intended to support a variety of housing types and compatible vertically-integrated mixed
uses composed of street-level nonresidential and upper-story residential uses. High-density, attached residential
use types that are supportive of transit are encouraged.
(Code 1986, § 543.19)

Secs. 102-382—102-406. Reserved.
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