HOPKINS PLANNING & ZONING COMMISSION
AGENDA
Tuesday, October 27, 2020
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.

CONSENT AGENDA
1. Minutes of the August 25, 2020 Planning & Zoning Commission
2. Minutes of the September 22, 2020 Planning & Zoning Commission Work Session
3. Minutes of the October 14, 2020 Planning & Zoning Commission Special Meeting

IV.

PUBLIC HEARING

V.

OLD BUSINESS

VI.

NEW BUSINESS
1. 2020-07 Hopkins Village II Concept Plan

VII.

ANNOUNCEMENTS

VIII.

ADJOURN

DUE TO THE COVID-19 HEALTH PANDEMIC, THE PLANNING & ZONING COMMISSION’S REGULAR MEETING PLACE IS
NOT AVAILABLE TO THE PUBLIC. MEMBERS OF THE PUBLIC WHO DESIRE TO MONITOR THE MEETING REMOTELY OR
GIVE INPUT OR TESTIMONY DURING THE MEETING CAN FIND INSTRUCTIONS AT www.hopkinsmn.com/virtualmeetings
OR BY CALLING CITY HALL AT 952-548-6342 (DURING NORMAL BUSINESS HOURS 8 AM TO 4:30 PM.)
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PLANNING & ZONING COMMISSION DRAFT MINUTES
August 25, 2020
A regular meeting of the Hopkins Planning & Zoning Commission was held on August 25, 2020, at
6:30 p.m. by video conference call through Zoom in response to the COVID-19 emergency.
Present were Commission Members Gerard Balan, Sam Stiele, Nathan White, Douglas Dyrland,
Maggie Sedoff and Jason Miller. Also present were City Planner Jason Lindahl and Mary Tietjen,
City Attorney with the firm Kennedy & Graven. Commissioner Emily Fiamova was absent.
CALL TO ORDER
Chairperson Balan called the meeting to order at 6:30 p.m.
ADOPT AGENDA
Commissioner Miller moved, Commissioner Sedoff seconded, to adopt the agenda. The motion was
approved unanimously.
OPEN AGENDA – PUBLIC COMMENTS/CONCERNS –
CONSENT AGENDA
Commissioner Dyrland moved, Commissioner Stiele seconded, to approve the minutes of the July
28, 2020 regular meeting with the correction on page three that the vote to approve Planning
Application 2020-08 should be written as 5-0 with two Commissioners abstaining. The motion was
approved unanimously.
PUBLIC HEARING
1. Planning Application 2020-04 Electronic Signs Text Amendment
Mr. Lindahl gave an overview of this item stating that the zoning code text amendment was initiated
by staff to revise and enhance the City’s zoning regulation for dynamic (electronic) signs. The
process began in late 2019 when two churches in the community asked the City for dynamic signs
that did not meet the current regulations. Since that time, staff has researched this topic, reviewed
standards in other communities, discussed it on two occasions with the Planning & Zoning
Commission and polled the City Council on the proposed changes. Based on this process, staff has
drafted the following changes to the regulations and recommend approval of the draft text.
• Allow electronic signs on public and institutional uses in residential zones subject to
approval of conditional use permit.
• Decrease the minimum display time from 24 hours to 20 minutes.
• Add text size, mode, brightness and operation standards.
Commissioner Miller questioned a discrepancy between staff’s research of minimum display times in
surrounding communities and the minimum display times noted in a comment received from a sign
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manufacturer working with one of the churches in Hopkins. Mr. Lindahl stated that the information
staff has complied from surrounding communities came directly from their websites and could not
speak to the information in the comment from the sign manufacturer but noted that it could be
related to electronic billboards.
In response to a question from Chairperson Balan, Mr. Lindahl commented that the framework for
the changes to the standards were provided through a study that was conducted by the League of
Minnesota Cities.
Commissioner Dyrland asked if there were any statistics on dynamic signs causing traffic concerns
due to the display changes. Mr. Lindahl referred to the study from LMC that noted the faster the
signs change, the more potential there is for distraction of the person viewing the sign.
Commissioner Miller commented on the brightness condition that the sign applications require
certification from the sign’s manufacturer and the settings are password protected, wondering if it
had the potential to be exclusionary to some sign manufacturers. Mr. Lindahl stated that the
standard for brightness is common for the industry and from past experience had not found it to be
an issue.
Chairperson Balan opened the public hearing. With no one from the public who wished to be heard
during the meeting, Commissioner Dyrland moved and Commissioner Stiele seconded to close the
public hearing. The motion was approved unanimously.
With no further discussion, Commissioner White moved and Commissioner Miller seconded, to
adopt Planning & Zoning Resolution 2020-07 recommending the City Council approve an
ordinance amending the city code related to dynamic sign standards. The motion was approved
unanimously. Mr. Lindahl stated that this item will move on to the City Council on September 1
with the Planning Commission’s recommendation for approval.
2. Planning Application 2020-20 Residential Fence Standards Text Amendment
Mr. Lindahl gave an overview of this item stating that this text amendment was initiated by staff to
address challenges with administering one of the most comment residential permit requests –
residential fences. Staff has found the current regulations are unnecessarily complex and result in
struggles and frustrations for many permit applicants. The issues most commonly result from fence
height and opacity (openness) standards. Staff has drafted the following changes to the regulations
and recommends approval of the draft text.
• Allow fences up to 6’ in height along side-yard property lines up to the front of the principal
building (house).
• Allow fences 4’ or less in height to be 100 percent opaque.
• Make other minor “housekeeping” revisions.
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Mr. Lindahl provided clarification on the newly added language for easements in response to a
question from Commissioner White. Mr. Lindahl also stated that the city does not regulate
landscaping and that home owners who wish for more privacy or a taller fence than is allowed, may
supplement with trees, hedges or other landscaping.
After general discussion from the Commission, Chairperson Balan opened the public hearing. With
no one from the public who wished to be heard during the meeting, Commissioner Sedoff moved
and Commissioner Stiele seconded to close the public hearing. The motion was approved
unanimously.
With no further discussion, Commissioner Miller moved and Commissioner White seconded to
adopt Planning & Zoning Commission Resolution 2020-06 recommending the City Council approve
an ordinance amending the city code related to residential fence standards. The motion was
approved unanimously. Mr. Lindahl stated that this item will move on to the City Council on
September 1 with the Planning Commission’s recommendation for approval.
OLD BUSINESS – None.
NEW BUSINESS
1. Legal Training
Mary Tietjen, Attorney with Kennedy & Graven, gave a legal training presentation covering the
duties of the Planning Commission.
ANNOUNCEMENTS –
City Planner Lindahl updated the Commission on the following items.
• Planning Application 2020-19 Backyard Chicken Ordinance was approved by the City
Council with a minor change to the size of the chicken run.
• Planning Application 2020-08 Experience-Based Businesses Text Amendment was approved
by the City Council.
• Planning Application 2020-18 7th Avenue North Variance was denied by the City Council.
• Planning Application 2020-16 425 Madison Avenue Concept Plan was reviewed by the City
Council and recommended the applicant present a formal application which has not yet been
submitted.
• Planning Commission special meeting on Wednesday, October 14 to review the
Environmental Assessment Worksheet (EAW) for the Blake Road Station development.
ADJOURN
Commissioner White moved, Commissioner Miller seconded, to adjourn the meeting. The motion
was approved unanimously. The meeting was adjourned at 9:10 p.m.
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Respectfully submitted,
Courtney Pearsall
Administrative Assistant

Draft Minutes of the Planning & Zoning Commission Work Session, September 22, 2020 – Page 1

PLANNING & ZONING COMMISSION WORK SESSION MINUTES
September 22, 2020
A work session meeting of the Hopkins Planning & Zoning Commission was held on September 22,
2020, at 6:30 p.m. by video conference call through Zoom in response to the COVID-19
emergency. Present were Commission Members Gerard Balan, Sam Stiele, Emily Fiamova, Nathan
White, Douglas Dyrland, Maggie Sedoff and Jason Miller. Also present was City Planner Jason
Lindahl.
CALL TO ORDER
Chairperson Balan called the meeting to order at 6:30 p.m.
YOUR ROLE AS A PLANNING COMMISSIONER DISCUSSION
The Planning & Zoning Commission participated in a discussion related to online training on the
role of a Planning Commissioner.
ADJOURN
Commissioner Fiamova moved, Commissioner Sedoff seconded, to adjourn the meeting. The
motion was approved unanimously. The meeting was adjourned at 8:12 p.m.
Respectfully submitted,
Courtney Pearsall
Administrative Assistant
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PLANNING & ZONING COMMISSION SPECIAL MEETING MINUTES
October 14, 2020
A speicial meeting of the Hopkins Planning & Zoning Commission was held on October 14, 2020,
at 6:30 p.m. by video conference call through Zoom in response to the COVID-19 emergency.
Present were Commission Members Gerard Balan, Sam Stiele, Nathan White and Jason Miller. Also
present was City Planner Jason Lindahl. Commissioners Emily Fiamova, Maggie Sedoff and Douglas
Dyrland were absent.
CALL TO ORDER
Chairperson Balan called the meeting to order at 6:30 p.m.
NEW BUSINESS
1. Blake Road Station EAW Review
Mr. Lindahl introduced Andi Moffatt, Vice President of Environmental Services with WSB who
reviewed the EAW (Environmental Assessment Worksheet) prepared by the developer’s consultant,
Kimley Horn. Ms. Moffatt gave an overview presentation of the proposed development, the state
EAW process, responses to comments and next steps.
Ashley Payne and Trish Siegh with Kimley Horn, along with Bryan Farquhar with Trilogy Real
Estate Group were available to answer questions from the Commission. Commissioner White asked
about the phase II environmental assessment that found soil and groundwater contaminants and if
that would have any impact on the project and the environmental review. Ms. Siegh responded with
more information on the process to ensure proper mitigation of any contaminants. Chairperson
Balan questioned funding sources for the project. Bryan Farquhar with Trilogy Real Estate Group
replied that the majority of the funding will be private equity, but has not been fully determined at
this time.
After general discussion, Commissioner White moved and Commissioner Miller seconded, to adopt
Planning & Zoning Commission Resolution 2020-08, recommending the City Council make a
negative declaration of need regarding an Environmental Impact Statement for the Blake Road
Station Development. Mr. Lindahl stated that this item will be presented to the City Council at their
regular meeting on October 20 with the Planning Commission’s recommendation. The land use
applications for this project are scheduled for the October 27 Planning & Zoning Commission
agenda and the November 4 and 17 City Council agendas
ANNOUNCEMENTS
Mr. Lindahl updated the Commission on the following items:
• The land use applications for the Blake Road Station redevelopment are scheduled for the
October 27, 2020 Planning Commission meeting. Also on that agenda is a concept plan
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•
•

review for Hopkins Village II, a 44-unit apartment building to be located next to the existing
Hopkins Village building located between 6th and 7th Avenues on Mainstreet.
The City has received final approval of the Comprehensive Plan from the Met Council and
are scheduling final action on the plan for the November 17, 2020 City Council meeting.
The Zoning Ordinance Update Directions Report is almost complete. This report lays out
the basic framework of what the zoning ordinance should look like. The document will be
presented to the working group soon. The meeting will be virtual.

ADJOURN
Commissioner White moved, Commissioner Stiele seconded, to adjourn the meeting. The motion
was approved unanimously. The meeting was adjourned at 7:07 p.m.
Respectfully submitted,
Courtney Pearsall
Administrative Assistant

October 20, 2020

Planning Application 2020-07
Hopkins Village II Concept Plan Review

Proposed Action: As a concept review, this application does not require formal action by the
Planning & Zoning Commission or City Council. Rather, the applicant requests feedback on the
proposals so they can work toward preparing a future, formal submittal. Any comments
provided by the City Council or Planning & Zoning Commission shall be for guidance only and
shall not be considered binding upon the City regarding any future, formal application. Key
items for the City to consider when reviewing this application include:
•
•

Should the City consider rezoning the property from B-2, Central Business District to Mixed
Use?
Should the City consider using a Planned Unit Development (PUD) to allow deviation from
the zoning standards? If so, what would the City look for in exchange for the PUD?

Overview
The applicant, Dan Walsh with Trillas Community Housing Corporation, requests concept plan
review for the Hopkins Village II development. The subject property is located at the southwest
corner of Mainstreet and 6th Avenue South. The applicant’s plans call for a 5-story 44-unit infill
apartment building on what is currently the surface parking lot for the existing Hopkins Village
development.
Primary Issues to Consider
• Background
• Concept Plan Review
• Potential Review Process
Supporting Documents
• Site Location Map
• Applicant’s Narrative
• Plans & Elevations

_____________________
Jason Lindahl, AICP
City Planner

Financial Impact: $ N/A Budgeted:
Y/N ____ Source: _____________
Related Documents (CIP, ERP, etc.): _________________________________________
Notes:
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BACKGROUND
Development Proposal. The Hopkins Village Apartments site was originally developed in
1971. The 1.9 acre site includes an 11 story apartment building and associated 151 stall surface
parking lot. The building totals 161 units made up of a mixture of one and two bedroom
affordable apartments for seniors. In 2016, the City approved a request from the applicant to
subdivide off the existing surface parking lot for future development. The applicant has now
come forward with a concept plan for development of the newly created property, which
includes a 5-story, 44-unit, multiple family apartment building.

City Council Review. The City Council reviewed this item during their October 20, 2020
regular meeting. After some discussion, the City Council offered the following comments.
•
•
•
•
•

•
•

General support for the workforce type housing intended to house those making 60-80
percent of the Area Median Income (AMI).
Support for including eight larger 3-bedroom units
A 5-story building is ok provided the architecture fits in with Mainstreet.
The Council preferred the Version 1 design over the Version 3 design because of the
“storefront” appearance on the ground floor is more compatible with Mainstreet.
The applicant should add more “historic” architectural features to make the building more
compatible with Mainstreet including more brick on the street side corner elements, a
“storefront” appearance along the street side ground floor and the bump-outs on floors 2
through 5 should be extended to the ground floor.
The applicant should update the parking and traffic study to reflect the new site design and
unit count. The applicant should make every effort to insure parking from their
development occurs on their site and does not impact the surrounding neighborhood.
The applicant should add buffering and landscaping to help screen the parking area from
adjacent properties.

CONCEPT PLAN REVIEW
Land Use. The proposed 44 unit multiple family apartment building use is consistent with the
subject property’s future land use designation. The subject property is guided Commercial by
the 2030 Comprehensive Plan. According to the 2030 Comprehensive Plan, the Commercial
land use category offers a wide variety of goods and services and Commercial uses located
downtown largely to serve local needs and specialty market niches.
By comparison, the 2040 Comprehensive Plan Update – Cultivate Hopkins guides this property
as Downtown Center. The City envisions this area as the central economic, social and civic
district for Hopkins and the region. Maintaining downtown Hopkins’ unique identity and sense
of place must be a central consideration when planning for future growth. Mixed uses (vertical
or horizontal) are encouraged. Overall, this land use category should include medium to larger
scale neighborhood and regional uses at densities of 75 to 150 units an acres within one-quarter
mile of a light rail station. The estimated mix of uses throughout the land use category should
be 40% commercial and 60% residential.
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Zoning. The subject property is zoned B-2, Central Business District and is also located within
the Downtown Overlay district. Under the B-2 zoning, residential uses are a conditional use
subject to the following standards:
1. That residential dwelling units abutting a right-of-way of 50 feet or more in width cannot
occupy the first floor. As proposed, this development would not meet this standard as it
plans for residential uses on the ground floor along both Mainstreet and 6th Avenue South.
Staff recommends the applicant redesign the building so the community room covers the
Mainstreet side of the building and move the residential units to the east and west sides of
the building. This design would have the added benefit of creating a more storefront like
appearance to the first floor along Mainstreet and position the walkup units along the sides
of the building for greater privacy.
2. That there is at least one underground parking space per unit. The concept conforms with
this standards as it includes 44 units and 44 enclosed parking stalls.
3. That all dwellings must have an entrance leading directly out of the building. The concept
plan conforms to this standard as each unit will have an entrance leading directly out of the
building through the internal hallway system.
4. That the density allowed shall be as in an R-5 District. The concept plan conforms to this
standard. The R-5 district allows densities up to 44 units/acre. The subject property is 1
acre in size and the applicant is proposing to build 44 units.
The property also lies within the Downtown Overlay District, which details the site design and
architectural standards for Mainstreet and the surrounding Downtown area. The spirit and
intent of the overlay district is to preserve the small-town, unique character of Mainstreet
Hopkins; complement the existing historic architecture; enhance the pedestrian orientation of
Downtown Hopkins; encourage streetscape design that is inviting and on a human scale; and
communicate the community’s vision for the Mainstreet area.
Signage. Signage standards in the Downtown Overlay District require signs be compatible with
the style, composition, materials, colors and details of the building and with signs on other
nearby buildings. Internally illuminated, ground or rooftop signs are prohibited. Projecting
signs are allowed provided they do not exceed 12 square feet or 3 feet in width. The maximum
area of a single sign in the B-2 Central Business zoning district is 60 square feet.
The applicant has yet to finalize their sign plan; however, the building elevations do show a
rooftop sign on the Mainstreet entry feature that is not compatible with the zoning standards.
Staff recommends considering vertical wall signage more consistent with the traditional
Mainstreet environment. Sign plans should be submitted to City staff for a separate
administrative sign permit review provided they are consistent with the B-2, Central Business
district and the Downtown Overlay district standards.
Building Height. New buildings, buildings and additions and redeveloped or remodeled
buildings must complement the existing pattern of building heights. Buildings in the Overlay
District may not exceed four stories or 45 feet in height. The applicant’s plans call for a 5-story
but does not provide the exact height. The applicant provide additional building height
information to demonstrate the proposed building will be consistent with the zoning
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requirements.
Building Setback. Buildings in the Overlay District will together create the wall of buildings
effect associated with traditional Main Street areas. The applicant’s plan generally conform to
this standard with a front yard (Mainstreet) setback that ranges from 5.1 to 11 feet and a side
yard (6th Avenue South) setback that ranges from 6 to 9 feet.
In addition, the B-2 district provides more detailed setbacks for each side of the building. Those
standards require a 1 foot front, zero foot side and 10 foot rear yard setback. The proposed
building exceeds these standards. It should be noted that the building could be moved closer to
both Mainstreet and 6th Avenue and still meet the setback requirements. This would have the
added effect of providing additional room, even just a few feet, for parking behind the building.
Roofs and Parapets. Rooflines will mimic the separate yet complementary character and
design of historic Main Street buildings. Sloped roofs are not allowed unless the roof form is
concealed by a parapet or false front. Exceptions may be granted if the sloped roof is used on
top of a multi-story building to help reduce the overall height of the facade and define the
residential character of the upper floors.
The proposed building attempts to meet this standard by including slight variations in the
roofline and roofline cap architectural elements. However, these features are too slight and
widely spaced to meet this standard. The applicant should enhance these features to more
closely match the design of other Mainstreet buildings.
Utility Areas, Mechanical Equipment and Screening. Utility areas, mechanical equipment,
and screening will be designed so that they do not detract from the aesthetic appeal of the
district. The screening of exterior trash, storage areas, service yards, loading areas, transformers,
heating, and air conditioning units must use the same materials, color and/or style as the primary
building in order to be architecturally compatible with the primary building and the building it is
adjacent to. If the utility area is separate from the building it serves, it should be consistent with
the city streetscape theme. All roof equipment will be screened from public view so as not to be
visible from the street. All exterior trash and storage areas, service yards, loading, areas, heating,
and air conditioning units must be screened from view. Camouflaging heating and air
conditioning units is an acceptable screening method.
The applicant’s plans show an interior trash storage area in the new building and an existing
trash enclosure for the existing Hopkins Village building. The applicant must provide more
detail as to how and where the trash will be stored and placed for pickup. The applicant’s site
plan also shows a transformer on the south side of the building but no other information about
rooftop mechanical equipment. The applicant shall revise their plans to screen this equipment
consistent with zoning requirements.
Facades. To break up the monotonous appearance of long facades, the exterior of buildings
will be designed with visual breaks. A building more than 45 feet in width will be divided into
increments of no more than 45 feet through articulation of the facade. This can be achieved
through combinations of the following techniques: divisions or breaks in materials; window
bays, separate entrances and entry treatments; variation in roof lines; or building setbacks.
Technically, the proposed building conforms to this standard.

However, staff finds the
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application of the architectural techniques to divide the building and break up the appearance of
the façade lacks the same rhythm and appearance of other Mainstreet buildings. The applicant
should revisit their design to incorporate more of the traditional architectural features in other
Mainstreet buildings. This could include a wider variation in the color or type of brick or
redesign of the bump-out elements to have a more traditional window by appearance.
Windows and Doors. The Downtown Overlay District requires that a minimum of 30 percent
of the ground level façade and side of buildings adjacent to public streets consist of transparent
materials. Windows are required on upper levels, and should provide privacy while aesthetically
and functionally serving the building. Reflective glass or glass tinted more than 40 percent is not
allowed.
While the applicant provided detailed exterior material information for each elevation, they must
provide more specific ground floor building materials information to demonstrate compliance
with this standard. To help achieve this standard, as well as a ground floor elevation more
consistent with the Mainstreet pedestrian oriented storefront environment, the applicant should
bring the community room to the front Mainstreet side of the building and move the walkup
apartment units to the sides of the building. This redesign would also bring the building closer
to compliance with the conditional use permit standards for residential uses in the B-2 district
detailed above.
Materials and Detailing. The Downtown Overlay District requires building renovations be
constructed to be long lasting and use materials that maintain the distinct character and harmony
of the downtown. Staff recommends the applicant increase the amount of brick and variation of
its color on the street facing sides of the building. Specifically, the metal panel material used on
the corner/end sections of the building along both Mainstreet and 6th Avenue should be
replaced with 100 percent brick.
Franchise Architecture. To maintain the unique character of the city downtown, buildings will
not be constructed or renovated using franchise architecture. Franchise architecture is not
allowed. The term "franchise architecture" means building design that is trademarked or
identified with a particular franchise, chain or corporation and is generic or standard in nature.
This standard typically applies to commercial building and is not applicable in this case.
Streetscape. The streetscape shall be uniform so that it acts to provide continuity throughout
the downtown. When a redevelopment project disturbs existing streetscape elements, those
items must be replaced with approved city streetscape elements compatible with the character of
downtown Hopkins.
The recent Mainstreet improvement project installed sidewalk and street lighting in front of this
site that are consistent with those streetscape elements along the rest of Mainstreet and these
elements shall not be disturbed by this project. This site also has significant mature trees that
should be maintained. The applicant’s formal application shall include more detailed streetscape
and landscaping plans.
Exterior Lighting. Lighting in the Overlay District should serve to illuminate facades,
entrances, and signage to provide an adequate level of personal safety while enhancing the
aesthetic appeal of the buildings. Building and signage lighting must be indirect, with the light
sources hidden from direct pedestrian and motorist view. The district standards encourage
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shaded gooseneck lamps for sign illumination. The applicant’s plans do not include exterior
lighting details. The applicant’s formal application shall include detailed exterior lighting and
photometric plans consistent with City requirements.
Vehicle Parking. Parking standards are detailed in both Article XV – Off-Street Parking and
Section 102-560 of the Downtown Overlay district. The subject property is zoned B-2, Central
Business District which does not have off-street parking requirements for individual commercial
uses but rather manages parking in the City’s Downtown district parking system. Residential
parking requirements are detailed in the conditional use permit section above (1 underground
space for each unit). The off-street parking standards also requires senior buildings to provide at
least one-half space per unit.
The parking analysis for this site is further complicated by the fact that the subject property must
also provide off-street parking for the existing adjacent Hopkins Village building. To assist in
the parking analysis for this site, the applicant agreed to conduct a site specific traffic and
parking study. However, since conducting that study the applicant has redesigned the site and
increased the number of units in the building. As a result, the applicant must update the study
to reflect the new site and building design prior to submitting their formal land use applications.
In the interim, staff offers the following parking and access comments.
1. The redesigned site includes 92 surface parking stalls and 44 enclosed parking standards in
the Hopkins Village II building.
2. There are 161 units in the existing Hopkins Village building and 44 new units planned for
the proposed Hopkins Village II development.
3. Based on the off-street parking standards, the existing Hopkins Village development should
provide 82 stalls and the proposed Hopkins Village II development should provide 44
enclosed stalls.
4. Most of the proposed stalls do not meet the minimum stall width, length and driveway
requirements. The applicant should revisit the parking design to find greater efficiencies and
additional spaces and maneuvering area. Shifting the building closer to the minimum
setback requirements and reducing the driveways could provide additional area for parking.
5. Truck turning movements should be reviewed to ensure that garbage/delivery trucks have
adequate accommodations to negotiate internal parking lot aisles.
POTENTIAL REVIEW PROCESS
Based on the applicant’s concept plan, staff anticipates this project will need the approvals listed
below. The applicant should use feedback from the Planning & Zoning Commission and City
Council to prepare these applications.
•
•
•
•
•

Updated parking study.
Site Plan Review
Planned Unit Development (PUD)
Execution of a Planned Unit Development (PUD) Agreement
Approvals from the Minnehaha Creek Watershed District

Planned Unit Development. The purpose of a planned unit development is to allow flexibility
from traditional development standards in return for a higher quality development. Typically,
the City looks for a developer to exceed other zoning standards, building code requirements or
meet other goals of the Comprehensive Plan. In exchange for the flexibility offered by the
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planned unit development, the applicant is expected to detail how they intend to provide a
higher quality development or meet other City goals. A list of items to consider when evaluating
the use of a planned unit development for this site could include, but are not limited to, the
items listed below.
•
•
•
•
•
•
•
•

Architectural design and building materials
Natural resource protection and storm water management
Pedestrian and bicycle facilities
Enhanced sustainability or livability elements
Energy conservation and renewable energy
Open space
Public art
Enhanced landscaping, streetscape or buffering

Site Location Map – Hopkins Village II Development

Memorandum
DATE:

October 2, 2020

TO:

City of Hopkins Planning

FROM:

Lisa Germann, Project Manager

RE:

Hopkins Village II - Concept Review Application
Project Narrative

Overview
Hopkins Village II is a proposed apartment building (R2) that will contain 44 total apartment units (15-1BR, 21-2BR, 8-3BR),
44 interior parking spaces, resident common areas and one elevator. It will be located on the southwest quadrant of Main
Street and Sixth Avenue South on 1.0742 acres currently used as surface parking for the adjacent high-rise apartment
building, Hopkins Village.
The building will be five stories and approximately 69,800 gross square feet. Of that 54,000 gsf is associated with residential
occupancy and 15,800 with the enclosed parking. Height will be approximately 50’-0” to top of roof deck. Basement and first
floor structure will consist of concrete plank bearing on CMU walls. Second through fifth floors will be wood framing and
floor/roof joists. Exterior cladding will include a combination of brick, fiber cement panel, and metal panel. Windows will be
fiberglass, single hung units . Roof will be fully adhered single membrane (either EPDM or TPO) with tapered insulation to
internal roof drains and overflow scuppers.
Site Work and Circulation
The site work includes reconfiguration of the existing Hopkins Village surface parking lot to accommodate the proposed
building and provide off-street parking for both buildings, construction of a new stormwater management system for this site,
creation of an outdoor courtyard for use by both buildings and landscaping of the entire site.
Parking
Parking has been designed to accommodate both the existing Hopkins Village and the proposed Hopkins Village II properties,
and has been reviewed against the local Zoning Code and the ‘Traffic and Parking Study’ by SRF, dated April 7, 2020. The
study was completed using a prior building design with 10 fewer dwelling units (34 rather than 44) and should be updated to
confirm accuracy and assumptions below.
The City of Hopkins B-2 Central Business District requires 1 covered parking space for each dwelling unit, plus 1 guest
parking space per 15 units. This equates to 44 covered spaces and 3 surface stalls for this development.
The zoning code notes standard stall size of 9’-0” x 20’-0” and compact stall size of x’-0” x x’-0”, with up to 25% compact stalls
permitted. The proposed development includes 8’-5” x 18’-0” standard stalls and 8’-0” x 18’-0” compact stalls. The proposed
standard stall size is smaller than required by the city, but in compliance with state and neighboring municipality requirements
(Minnetonka, St. Louis Park, Minneapolis, St. Paul). The below quantities are based on these stall sizes.
Covered parking spaces are provided in the basement and first floor enclosed parking area within the building, at a quantity of
44 stalls. This complies with the zoning code requirements.
Off street parking will be reduced in capacity from 151 spaces to 92 spaces to accommodate construction of the proposed
building. The parking lot will be reconfigured to include 69 standard spaces and 23 compact spaces. SRF’s report notes that
the Hopkins Village building has a peak demand of 80 spaces. With the reduced capacity of 92 surface spaces there will be
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an additional 12 spaces available to guests of either building. This is more than adequate to accommodate the 3 guest
parking spaces required for the proposed development.
The traffic engineer should review the proposed dwelling unit count to confirm parking demand at average and 85th percentile
(noted in the study). On-street parking demand is not anticipated.
Traffic
SRF’s study included traffic patterns and intersection capacity analysis at and near the proposed building site. Again, this was
completed using a prior building design with 10 fewer dwelling units. With the lower dwelling unit count all intersections
immediately adjacent to the site were at the highest (best) level of service - A or AA. For reference, the report noted LOS A
through LOS D are generally acceptable in the project area. It is not anticipated that the 10 additional proposed dwelling units
will reduce service at these intersections below an acceptable level.
SRF’s study also reviewed the previously proposed site plan and included recommendations for improvement relative to
number of driveways on Sixth Avenue South, traffic circulation through the parking lot, truck navigation through the parking lot,
and visibility at driveways. The first recommendation was to decrease the number of proposed driveways accessed from
Sixth, which has been done. Existing layout includes two driveways, previously proposed layout included four driveways,
current proposal includes one driveway. The second recommendation was to eliminate parking lot circulation via Sixth Avenue
South, which has been done. The current proposal routes all parking lot circulation on site, rather than via utilizing the public
right of way. The final recommendation was to review truck navigation within the parking lot and carefully place signage and
landscape to maintain sight lines at driveways. These have been considered and will be incorporated in the final design.

Stormwater
New storm sewer will be installed throughout the parking areas and green spaces. The internal roof drainage for the new
building will be routed to the new storm system as well. Stormwater runoff from the new parking area and building will be
routed to pretreatment before entering underground detention chambers. The site soils, below the undocumented fill, are
generally suitable for infiltration and stormwater discharge from the site will be reduced as much as possible through
infiltration, if allowed. An overflow will be provided to the existing 36” storm sewer located in 6th Avenue South to convey large
storm events.
The site has documented hydrocarbon soil contamination, and it is currently unknow if infiltration will be allowed to treat the
stormwater runoff. If infiltration is not allowed on site, the project team will peruse the following options:
• Water reuse system, if feasible.
• Infiltration off site or use of the Nine Mile Creek Watershed Distract infiltration bank.
• Obtain a variance from Nine Mile Creek Watershed Distract to use an alternative method for stormwater treatment.
The Phase II for the site is currently being update with some additional soil borings that where taken in July and August and a
RAP is being prepared. After the completion of these reports, the project team will know if infiltration will be allowed to treat the
stormwater on the site.

Utilities
Utilities are available for this project below Main Street and Sixth Avenue South. Determination of access will be made during
design development phase, by the mechanical and civil engineer team.

Landscaping and Lighting
The landscape will be designed to provide a comfortable, inviting, and low-maintenance setting for the new building, in
compliance with the requirements of the local Zoning Code. It will primarily be composed of ornamental and overstory trees,
selected for their hardiness in the local climate, within perennial gardens and turf grass lawns. The planting areas near the main

Hopkins Village II Project Narrative
October 2, 2020

Page: 3

public entry of the building and around the building perimeter will be planted to enhance the building design and provide a
welcoming experience.
Outdoor gathering areas will include a concrete patio with chairs, tables with umbrellas, and outdoor grills. A small tot lot will
provide play space for resident children. Perennial and shrub plantings around these features will provide an attractive setting
with privacy and shade. A portion of this area will be sodded with turf grass to provide an open lawn. A perennial garden and
tree line will separate the public space from the private space and act as a gateway into the courtyard, linking the existing and
proposed buildings.
Other entries and areas unsuitable for mowing will be planted with low maintenance shrubs and perennials. Shrub and perennial
beds will be planted with native or hardy adapted species, focusing on selections that provide year-round interest. All planting
areas and trees will receive hardwood mulch and metal edging. A high-efficiency irrigation system will be provided to water all
landscaped areas of the site.
Site furnishings will include mounted bike racks and sets of trash/recycling receptacles near entries. Benches, tables, chairs,
and outdoor grills will be provided in the outdoor gathering space.
New building and parking lot lighting will be added in compliance with city and state requirements. The new lighting will be
energy efficient and will provide safe, well-lit travel ways.
c: LHB File No. 190468
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CITY OF HOPKINS

HENNEPIN COUNTY, MINNESOTA
RESOLUTION 2016- 009

RESOLUTION MAKING FINDINGS OF FACT AND APPROVING
THE PRELIMINARY PLAT FOR HOPKINS VILLAGE

WHEREAS,
Development

Housing

an application for a preliminary plat has been submitted by Community
Corporation( CDHC);

and

WHEREAS, the procedural history of the application is as follows:
1.

That an application for preliminary plat was submitted by Community Development
Housing Corporation( CDHC), on December 23, 2015; and

2.

That the Hopkins Zoning and Planning Commission, pursuant to mailed and published
notice, held a public hearing on the application and reviewed such application on January
26, 2016: all persons present were given an opportunity to be heard; and

3.

That the written comments and analysis of City staff were considered; and

4.

The legal description of the parcel is as follows:
Lots 1 — 10, 40, 41, &

42, Block 2, West Minneapolis, according to the recorded plat
thereof, Hennepin County, Minneapolis, Minnesota
Together

with all

that

part of

the

vacated

alley

lying

adjacent to said

Lots 1 — 6, inclusive;

and together with the vacated alley lying adjacent to Lots 7, 8 , 41 and 42, which lies
of the North line of the South
Twenty- One ( 21) feet of said Lots 8 & 41 and the
same line as extended Easterly and Westerly.

North

NOW, THEREFORE BE IT RESOLVED, that the City Council of the City of Hopkins
hereby approves the preliminary plat for Hopkins Village based on the following Findings of Fact:
1.

That the preliminary plat conforms to the requirements of the City' s Comprehensive
Plan, zoning regulations and subdivision standards.

BE IT FURTHER RESOLVED, that the City Council of the City of Hopkins hereby approves
the preliminary plat for Hopkins Village based on the following conditions:
1.

Conformance with all requirements of the City' s Comprehensive Plan, zoning regulations,
and subdivision standards.

2.
3.

Payment of all applicable development fees including, but not limited to, park dedication
prior to issuance of a building permit for Lot 2.
Record with Hennepin County a parking and access easement over both Lots 1 and 2,
Block 1, Hopkins Village in a form acceptable to the City Attorney. This easement shall

remain in place until such time as the applicant receives approval from the City for a
development

on

Lot 2 that includes

sufficient

parking for both Lots 1

and

2.

4.

Development of Lot 2 shall require separate approvals from the City applicable to the
proposed development.

5.
Adopted

by

Conformance with all requirements of the City Engineer and City Attorney.
the

City

Council

of the

City

of

Hopkins this 2"

d

day of February 2016.

MollylCummings, Mayor
ATTEST:

OJL&PJLM
Amy

Domeier,

City

Clerk

CITY OF HOPKINS

HENNEPIN COUNTY, MINNESOTA
RESOLUTION NO: 2016- 010

RESOLUTION MAKING FINDINGS OF FACT AND APPROVING
THE FINAL PLAT FOR HOPKINS VILLAGE

WHEREAS, an application for a final plat has been submitted by Community Development
Housing

Corporation( CDHC);

and

WHEREAS, the procedural history of the application is as follows:
That an application for final plat was submitted by Community Development Housing

1.

Corporation( CDHC), on December 23, 2015; and

That the Hopkins Zoning and Planning Commission, pursuant to mailed and published

2.

notice, held a public hearing on the application and reviewed such application on January
26, 2016: all persons present were given an opportunity to be heard; and
3.

That the written comments and analysis of City staff were considered; and

4.

The legal description of the parcel is as follows:
Lots 1 —

42, Block 2, West Minneapolis, according to the recorded plat

10, 40, 41, &

thereof, Hennepin County, Minneapolis, Minnesota
Together

with all

that

part of the vacated

alley

lying

adjacent

to said Lots 1 —

6, inclusive;

and together with the vacated alley lying adjacent to Lots 7, 8 , 41 and 42, which lies
Twenty- One ( 21) feet
same line as extended Easterly and Westerly.

North

of the

North line

of the

South

of said

Lots 8 &

41 and the

NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of Hopkins

hereby approves the final plat for Hopkins Village based on the following Findings of Fact:
1.

The final plat is consistent with the design of the preliminary plat.

BE IT FURTHER RESOLVED, that the City Council of the City of Hopkins hereby approves
the final plat for Hopkins Village based on the following condition:
1.

Adopted

by

Conformance with all terms and conditions of the preliminary plat.
the

City

Council

of

the

City

of

Hopkins this

2nd

day of February 2016.

ATTEST:

00Pit/ VAM
Amy

Domeier,

City

Clerk

Molly

Cummings,

Mayor

