
PLANNING COMMISSION MEETING
RICHFIELD MUNICIPAL CENTER, COUNCIL CHAMBERS

DECEMBER 9, 2019
7:00 PM

Call to Order

Approval of minutes of the regular Planning Commission meeting of November 25, 2019.

Opportunity for Citizens to Address the Commission on items not on the Agenda

Agenda Approval

1. Approval of the Agenda

Public Hearings

2. Public hearing to consider an amendment to approved development plans at Cedar Point Commons, requesting
approval of a standalone trash enclosure for the easternmost retail building at 1840 66th Street E.

19-APUD-09
3. Public hearing to consider rezoning and an amendment to the Market Plaza / Village Shores planned unit

development, requesting approval of a new building for a bank branch with a drive-up ATM.
19-APUD-08, 19-RZN-01

4. Cancel a public hearing to consider an amendment to the Richfield-Bloomington Honda Conditional Use Permit,
Final Development Plans, and Planned Unit Development.

19-APUD-05

Liaison Reports

Community Services Advisory Commission 
City Council 

Housing and Redevelopment Authority (HRA) 
Richfield School Board 

Transportation Commission 
Chamber of Commerce 

Other

City Planner's Reports

5. City Planner's Report

6. Next Meeting Time and Location

Monday, January 27, 2020, at 7:00 p.m. in the Council Chambers



7. Adjournment

Auxiliary aids for individuals with disabilities are available upon request. Requests must be made at least 96
hours in advance to the City Clerk at 612-861-9738.



Planning Commission Minutes 
November 25, 2019 

 
MEMBERS PRESENT:  Chairperson Allysen Hoberg, Commissioners Bryan Pynn, Sean Hayford Oleary, 

Peter Lavin, James Rudolph, Susan Rosenberg and Kathryn Quam 
STAFF PRESENT: Melissa Poehlman, John Stark, Julie Urban and Matt Brillhart –  

Community Development Department 
OTHERS PRESENT: Adam Seraphine and Lori Boisclair – RF64 development team 
     

Chairperson Hoberg called the meeting to order at 7:00 p.m.  
 
APPROVAL OF MINUTES 
M/Quam, S/Pynn to approve the minutes of the October 28, 2019 meeting. 
Motion carried: 7-0  
 
ITEM #1 APPROVAL OF AGENDA 
M/Rosenberg, S/Rudolph to approve the agenda. 
Motion carried: 7-0 
 
PUBLIC HEARINGS  
ITEM #2 
19-APUD-07 – Consideration of an amendment to the plans for the RF64 apartment and 
townhome project along 16th Avenue and Richfield Parkway, between Taft Park and 
65th Street. The proposed revision will reduce the number of townhomes constructed 
from 72 to 64. 
Assistant Director of Community Development Melissa Poehlman presented the staff report.  
 
Responding to a question from a resident [did not provide name/address], developer Adam 
Seraphine gave updates on the construction status of the townhomes and stated that the 
apartment phase of the project will begin after closing on the site in March 2020. 
 
M/Pynn, S/Quam to close the public hearing. 
Motion carried:  7-0 
 
Responding to a question from Commissioner Quam, Poehlman confirmed the townhomes 
would be further from the home at 6433 16th Avenue than the formerly adjacent homes.  
 
Commissioner Lavin inquired if there was a covenant or other assurance from the developer 
that they will acquire the remaining home, if it should come on the market in the future.  
 
Director John Stark stated that the development agreement with the Richfield HRA did not 
require the developer to purchase the home. Poehlman stated that the development 
agreement required the construction of 64 or more townhomes. The proposed amendment to 
reduce the number of planned townhomes from 72 to 64 would comply with the agreement. 
 
Commissioner Rudolph inquired why townhomes were built to the south of the remaining 
home. Director Stark stated that at the time Planning Commission originally considered the 
project, there were still 4 remaining homes to be acquired and it was then unknown how many 
would be acquired prior to the project beginning construction. 
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Developer Lori Boisclair stated that the first townhomes on the south end of the site were able 
to tie into utilities on 65th Street, and could stand alone from those north of the remaining 
home. She stated that the TIF agreement for the project was laid out in three phases for 
completion of the townhomes, so there was financial incentive for the developer to build the 
remaining units.  
 
Responding to a question from Commissioner Quam, Director Stark stated the development 
agreement with Richfield HRA did not require the developer to purchase the remaining home. 
 
M/Pynn, S/Hayford Oleary, to recommend approval a resolution granting an amendment to the 
Planned Unit Development, Conditional Use Permit, and Final Development Plan. 
 
Commissioners Lavin and Quam inquired if the Planning Commission could attach a 
stipulation to their recommendation that the HRA require the developer to acquire the 
remaining home. Poehlman responded that they could not, as the Planning Commission’s 
recommendation on the land use application before them only moves forward to the City 
Council and would not go to the HRA. Responding to Chair Hoberg, Poehlman stated that the 
Planning Commission’s concerns on the matter would be reflected in the minutes and the HRA 
Executive Director would share the concern with HRA members.  
Motion carried:  5-2 (Rudolph and Lavin opposed)  
 
ITEM #3 
19-APUD-05 – Continue a public hearing to consider an amendment to the Richfield-
Bloomington Honda Planned Unit Development to December 9, 2019.  
M/Pynn, S/Quam to continue the public hearing. 
Motion carried:  7-0 
 
LIAISON REPORTS 
Community Services Advisory Commission: No report. 
City Council: No report. 
HRA: Commissioner Quam provided a summary of the recent HRA meeting. 
School Board: Commissioner Rudolph shared the results of the recent school board election. 
Transportation Commission: Commissioner Hayford Oleary provided an update on MnDOT’s 494 
reconstruction planning. 
Chamber of Commerce: Commissioner Lavin stated that he met with the new Executive Director. 
 
CITY PLANNER’S REPORT 
Poehlman summarized the November 14 open house on the Penn Avenue study.  
 
ADJOURNMENT 
M/Pynn, S/Rudolph to adjourn the meeting. 
The meeting was adjourned by unanimous consent at 7:43 p.m. 
 
Motion carried:  7-0  
 
 
 
__________________________ 
Planning Commission Secretary 



 AGENDA SECTION: Public Hearings

 AGENDA ITEM # 2.
 CASE NO.: 19-APUD-09

PLANNING COMMISSION MEETING
12/9/2019

REPORT PREPARED BY:  Matt Brillhart, Associate Planner

CITY PLANNER REVIEW:  Melissa Poehlman, Asst. Community Development Director
 12/2/2019 

ITEM FOR COMMISSION CONSIDERATION:
Public hearing to consider an amendment to approved development plans at Cedar Point Commons,
requesting approval of a standalone trash enclosure for the easternmost retail building at 1840 66th
Street E.

EXECUTIVE SUMMARY:
Plans for Cedar Point Commons were approved by the City Council in 2006, allowing construction of Target,
Home Depot, TCF Bank, and several standalone retail buildings. In 2016, the City Council approved an
amendment to the Planned Unit Development, granting approval of two additional retail buildings and a
childcare center, completing the nearly 30-acre development. The easternmost retail building at 1840 66th
Street is home to restaurants Five Guys and Café Zupas. In accordance with Zoning Code requirements for
new development, the building was designed with an interior trash room for dumpster storage. Hempel
Companies (Applicant) is now proposing to add a standalone dumpster enclosure in the parking lot. The
Applicant states that the interior trash room, accessible only from the rear (south) side of the building,
presents a hardship for trash haulers to access dumpsters around the perimeter of the building due to the
presence of retaining walls at the building's southeast corner. They also state that the current trash room is
not adequately sized to meet Hennepin County's new requirement mandating collection of organics, which
requires an additional container. A letter from Hempel Companies is attached to this report, along with site
plans showing the location of the proposed enclosure.
 
Since 2007, the Zoning Code (Section 544.05) has required that all refuse and recycling collection
be designed into the interior space of new buildings, while buildings constructed prior to 2007 are
permitted to use standalone trash enclosures meeting certain design requirements. The requested
deviation from Code requirements necessitates that the amendment be brought before the Planning
Commission and City Council for approval. While the proposed dumpster enclosure is a deviation from
normal Code requirements for new buildings, the building materials will complement the principal buildings of
the development. The enclosure will be positioned to minimize impacts to parking lot circulation and views
from other properties. City staff have reviewed the proposal and do not anticipate any adverse
impacts. Finding that requirements to grant an amendment are met, staff recommends approval.

RECOMMENDED ACTION:
Conduct and close a public hearing and by motion: Recommend approval of a resolution amending the
Planned Unit Development, Conditional Use Permit, and Final Development Plan for Cedar Point
Commons.

BASIS OF RECOMMENDATION:



A. HISTORICAL CONTEXT
See Executive Summary.

B. POLICIES (resolutions, ordinances, regulations, statutes, etc):
In a Planned Unit Development (PUD), variations from code requirements are processed as an
amendment to the original approvals, rather than as a standard variance request. The following
variation from code requirements is requested: Zoning Code Section 544.05 requires that all
refuse collection, recycling and utilitarian elements shall be designed into the interior space of
buildings. This requirement applies to all new construction since 2007. Existing buildings are
permitted to use standalone trash enclosures meeting the design requirements of Section
544.05 (c). A full review of PUD requirements is included as an attachment to this report.

C. CRITICAL TIMING ISSUES:
60-DAY RULE:  The 60-day clock 'started' when a complete application was received on November 25,
2019. A decision is required by January 24, 2019 OR the Council must notify the applicant that it is
extending the deadline (up to a maximum of 60 additional days or 120 days total) for issuing a decision.

D. FINANCIAL IMPACT:
None.

E. LEGAL CONSIDERATION:
Notice of this public hearing was published in the Sun Current newspaper and mailed to
properties within 350 feet of the site on November 28, 2019.
Council consideration has been tentatively scheduled for January 14, 2020.

ALTERNATIVE RECOMMENDATION(S):
Recommend approval of the attached resolution with modifications.
Recommend denial of the request with a finding that requirements are not met.

PRINCIPAL PARTIES EXPECTED AT MEETING:
Ben Krsnak, Hempel Companies (owner)

ATTACHMENTS:
Description Type
Resolution Resolution Letter
Requirements Backup Material
Developer narrative & plans Backup Material



RESOLUTION NO. ______ 
 

RESOLUTION APPROVING AN AMENDED 
 FINAL DEVELOPMENT PLAN  

AND CONDITIONAL USE PERMIT  
FOR THE CEDAR POINT COMMONS 

PLANNED UNIT DEVELOPMENT  
 

 
 WHEREAS, an application has been filed with the City of Richfield which 
requests approval of an amended final development plan and conditional use permit for 
the Cedar Point Commons planned unit development located at approximately 66th 
Street East and Richfield Parkway, property legally described as: 
 
 LOT 3, BLOCK 1, CEDAR POINT COMMONS, HENNEPIN COUNTY, 
MINNESOTA 
 
 WHEREAS, the proposed amendment requests approval of a standalone 
dumpster enclosure for use by the tenants of the building at 1840 66th Street East; and 
 
 WHEREAS, Zoning Code Section 544.05 requires that refuse collection be 
designed into the interior space of buildings; and  
 

WHEREAS, the Planning Commission of the City of Richfield held a public 
hearing and recommended approval of the requested amendment to the final 
development plan and conditional use permit at its December 9, 2019 meeting; and 

 
WHEREAS, notice of the public hearing was mailed to properties within 350 feet 

of the subject property and published in the Sun-Current on November 28, 2019; and 
 
 WHEREAS, the requested amendment to the final development plan and 
conditional use permit meets those requirements necessary for approving a planned 
unit development as specified in Zoning Code Sections 542.09, Subd. 3, and 547.09, 
Subd. 6; and as detailed in City Council Staff Report No.______; and 
 
 WHEREAS, the City has fully considered the request for approval of an amended 
planned unit development, final development plan and conditional use permit; and 
 
 NOW, THEREFORE, BE IT RESOLVED, by the City Council of the City of 
Richfield, Minnesota, as follows: 
 
1. The City Council adopts as its Findings of Fact the WHEREAS clauses set forth 

above. 
2. An amended planned unit development, final development plan and conditional 

use permit are approved, allowing construction of the standalone dumpster 
enclosure, as described in City Council Report No. ___, on the Subject Property 
legally described above. 



3. The approved planned unit development, final development plan and conditional 
use permit are subject to the following conditions: 
 

• A recorded copy of the approved resolution must be submitted to the City 
prior to the issuance of a building permit. 

• The applicant is responsible for obtaining all required permits, compliance 
with all requirements detailed in the City’s Administrative Review Committee 
Report dated November 21, 2019 and compliance with all other City and 
State regulations. 

• Unless specifically modified by this resolution, all previous conditions of 
approval remain in place. 

 
4. This amendment to the planned unit development, final development plan and 

conditional use permit shall expire one year from issuance unless the use for 
which the permit was granted has commenced, substantial work has been 
completed or upon written request by the developer, the Council extends the 
expiration date for an additional period of up to one year, as required by the 
Zoning Ordinance, Section 547.09, Subd. 9. 

 
5. The planned unit development, final development plan and conditional use 

permit shall remain in effect for so long as conditions regulating it are observed, 
and the conditional use permit shall expire if normal operation of the use has 
been discontinued for 12 or more months, as required by the Zoning Ordinance, 
Section 547.09, Subd. 10. 

 
Adopted by the City Council of the City of Richfield, Minnesota this 14th day of 

January, 2020. 
 
 
 
 
 
   
 Maria Regan Gonzalez, Mayor 
 
ATTEST: 
 
 
 
  
Elizabeth VanHoose, City Clerk 
 
 



Required Findings 
 
Part 1:  The following findings are necessary for approval of a PUD application 
(542.09 Subd. 3): 
 
1. The proposed development conforms to the goals and objectives of the City’s 

Comprehensive Plan and any applicable redevelopment plans. The 
Comprehensive Plan guides this area for regional commercial/office 
development.  
 

2. The proposed development is designed in such a manner as to form a 
desirable and unified environment within its own boundaries.  While the 
proposed enclosure is a deviation from normal Code requirements for new 
buildings, building materials will complement the principal buildings of the 
development. The enclosure will be positioned to minimize impacts to parking 
lot circulation and views from other properties. 

 

3. The development is in substantial conformance with the purpose and intent of 
the guiding district, and departures from the guiding district regulations are 
justified by the design of the development.   The development will remain in 
substantial compliance with the intent of the guiding C-2 District.    

 

4. The development will not create an excessive burden on parks, schools, 
streets or other public facilities and utilities that serve or area proposed to 
serve the development. The City’s Public Works, Engineering and Recreation 
Departments have reviewed the proposal and do not anticipate any issues.   

 

5. The development will not have undue adverse impacts on neighboring 
properties.  No undue adverse impacts are anticipated.   

 

6. The terms and conditions proposed to maintain the integrity of the plan are 
sufficient to protect the public interest.  This requirement is met; appropriate 
stipulations have been incorporated into the final resolution. 

 
Part 2:  All uses are conditional uses in the PC-2 District.  The findings 
necessary to issue a Conditional Use Permit (CUP) are as follows (Subd. 547.09, 
Subd. 6): 

 
1. The proposed use is consistent with the goals, policies, and objectives of 
the City’s Comprehensive Plan. See above – Part 1, #1. 
 
2. The proposed use is consistent with the purposes of the Zoning Code and 
the purposes of the zoning district in which the applicant intends to locate the 
proposed use.  See above – Part 1, #2. 
 



3. The proposed use is consistent with any officially adopted redevelopment 
plans or urban design guidelines.  No changes are proposed to any current 
uses. 

 

4. The proposed use is or will be in compliance with the performance 
standards specified in Section 544 of this code.  Deviation from Code 
requirements is requested as follows: 

 

Zoning Code Section 544.05 requires that all refuse collection, recycling and 
utilitarian elements shall be designed into the interior space of buildings. This 
requirement applies to all new buildings since 2007. Buildings constructed 
prior to 2007 are permitted to use standalone trash enclosures meeting the 
design requirements of Section 544.05 (c).  
 
5. The proposed use will not have undue adverse impacts on governmental 
facilities, utilities, services, or existing or proposed improvements.  The City’s 
Public Works and Engineering Departments have reviewed the proposal and 
do not anticipate any adverse impacts.   
 
6. The use will not have undue adverse impacts on the public health, safety, 
or welfare.  Adequate provisions have been made to protect the public health, 
safety and welfare. 
 
7. There is a public need for such use at the proposed location.  No changes 
are proposed to any current uses. 

 
8. The proposed use meets or will meet all the specific conditions set by this 
code for the granting of such conditional use permit.  This requirement is met. 
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 AGENDA SECTION: Public Hearings

 AGENDA ITEM # 3.
 CASE NO.: 19-APUD-08, 19-RZN-01

PLANNING COMMISSION MEETING
12/9/2019

REPORT PREPARED BY:  Matt Brillhart, Associate Planner

CITY PLANNER REVIEW:  Melissa Poehlman, Asst. Community Development Director
 12/5/2019 

ITEM FOR COMMISSION CONSIDERATION:
Public hearing to consider rezoning and an amendment to the Market Plaza / Village Shores planned
unit development, requesting approval of a new building for a bank branch with a drive-up ATM.

EXECUTIVE SUMMARY:
Plans for the Market Plaza / Village Shores mixed use development ("Market Plaza") were originally approved
in 1984, and construction was completed in 1986. In 2016, the City Council approved an amendment to
the Planned Unit Development, allowing the property to make major renovations including the
addition of a medical clinic, assisted living units, and resident amenity spaces. Modifications to the
building exterior included improved facades, removal of dated building embellishments, and an
updated color scheme. It was at this time that the corner plaza and pergolas were added to the
property. At that time, staff urged the property owner to consider eliminating the surplus parking in
this area in favor of either permanent quasi-public space or an additional retail building at the corner
to activate this key downtown intersection.
 
With the renovation of Market Plaza now complete, plans have been submitted for a new retail building for a
Chase Bank branch, including a drive-up ATM lane in the parking lot. Civil Site Group (Applicant), has
submitted applications requesting approval of a major amendment to the Planned Unit Development for Market
Plaza / Village Shores, as well as rezoning the property from Planned Multifamily Residential (PMR) to
Planned Mixed Use (PMU). The comprehensive plan designates this site and the greater Lyndale Avenue &
66th Street area as "Mixed Use". However, as Market Plaza was developed prior to the creation of a Mixed
Use zoning district, the property has remained zoned PMR. State Statutes require that zoning designations
match the comprehensive plan. Staff felt it was appropriate for the property to be rezoned in conjunction with
this proposal, and recommends approval of the attached ordinance rezoning the property to PMU. 
 
The proposed use as a retail bank branch and the building design complies with all zoning code
requirements. The building would be located in place of the current plaza/pergola, with customer entrances
accessible from the parking lot and from the public sidewalk. The proposal includes high-quality architectural
design that complements the existing Market Plaza development. Due to grade differences between the
sidewalk and the existing parking lot, the building would sit lower than the sidewalk at the roundabout. To
delineate this grade change, the proposal includes a short retaining wall topped by a decorative metal railing.
Pedestrian access is maintained via stairs at the corner entrance, and an accessible ramp that lines up with
the Lyndale Avenue crosswalk. 
 
The applicant proposes to include a standalone drive-up ATM located northeast of the building, accessible via
a "slip lane" within the parking lot. All vehicle access will occur via the existing entrances and parking lot - no



additional curb cuts are proposed. Between the ATM lane and the public street, the Applicant proposes to
build a pocket park/plaza with amenities accessible to the public including attractive landscaping, benches
and natural stone seat walls, public art, a bicycle repair station, and space for bicycle parking and/or a future
bike share station (to be provided by others). In the Mixed Use zoning district, drive-up window or teller
service is a conditionally permitted use, provided that the conditions outlined in Section 537.05,
Subdivision 5 are met. The proposal meets many of these conditions, with the following exceptions:
 
The proposed drive-up ATM does not meet the following requirements:
A minimum distance of 500 feet must be maintained between substantially similar uses with drive-up
window or teller service (as measured from property line to property line).

The proposal is less than 500 feet from a substantially similar use (BMO Harris Bank at 6625 Lyndale
Avenue). Measured property line to property line across the roundabout, this distance is just 185 feet.
However, BMO Harris Bank is an unusual property in that it shares a single lot with the larger
Woodlake Centre office complex. If measured instead to the BMO Harris bank building, the distance
separating the two bank uses is approximately 350 feet, which still falls short of the buffer requirement.
Policymakers should consider if an overconcentration of drive-thru uses near the City's main
downtown intersection is a concern more specific to fast food uses, or if that concern extends to
financial institutions as well. Considerations should also include whether the proximity of the existing
BMO Harris Bank alone warrants denial of this proposal.

 
Queuing space for at least four cars (70 feet) shall be provided as measured from the drive-up service
window or teller station. Such queuing space shall not interfere with parking spaces or traffic circulation.

In the initial plan submittal, the proposal included a much larger drive-thru loop that met the queuing
requirement, but did not meet other requirements nor did it allow for any plaza space. With staff's
feedback, the loop was replaced with the proposed ATM "slip lane" that is further from the public street
and allowed for the proposed plaza amenities to be added. By code, this queuing requirement applies
equally to all drive-thru uses, including fast-food restaurants that  are likely to have longer average dwell
times per customer than an ATM. Staff finds that it is reasonable to allow a shorter queuing distance for
an ATM than other, more intense drive-thru uses. 

 
The remaining 12 (of 14) conditions to allow a drive-up facility are met, as detailed in an attached document
discussing all PUD/CUP code requirements. Planned Unit Developments may offer flexibility to code
requirements in exchange for superior building design and innovative/efficient use of land. The
proposed drive-up ATM has been designed to minimize negative impact to the existing site and to
public infrastructure. The addition of a well-designed building with active street frontage and the
pocket park amenity are a significant improvement over the existing parking lot plaza. Engineering
staff have reviewed the proposal and do not anticipate any adverse impacts. Finding that
requirements to grant an amendment are met, staff recommends approval.

RECOMMENDED ACTION:
Conduct and close a public hearing and by motion:

1. Recommend approval of an ordinance amending Appendix I of the Richfield City Code to change
the zoning designation of the Market Plaza / Village Shores property from Planned Multi-Family
Residential (PMR) to Planned Mixed Use (PMU).

2. Recommend approval of a resolution amending the Planned Unit Development, Conditional Use
Permit, and Final Development Plan for Market Plaza / Village Shores.

BASIS OF RECOMMENDATION:

A. HISTORICAL CONTEXT
See Executive Summary.

B. POLICIES (resolutions, ordinances, regulations, statutes, etc):
Planned Unit Development / Conditional Use Permit / Final Development Plan:
There are a number of sets of review criteria that apply to this proposal. A full discussion of all
requirements is included as an attachment to this report, in addition to the specific drive-thru conditions



(Section 537.05, Subdivision 5) discussed in the Executive Summary.
 
Rezoning:
The comprehensive plan designates this site and the greater downtown / Lyndale Avenue & 66th Street
area as "Mixed Use". However, as Market Plaza was developed prior to the creation of a Mixed Use
designation or zoning district, the property has remained zoned PMR. State Statutes require that zoning
designations match the comprehensive plan, and staff felt it was appropriate for the property to be
rezoned in conjunction with this proposal. Absent this application, the property would likely be rezoned
later in 2020 as City staff works to update zoning designations citywide to bring zoning designations into
conformance with the comprehensive plan.

C. CRITICAL TIMING ISSUES:
60-DAY RULE:  The 60-day clock 'started' when a complete application was received on November 29,
2019. A decision is required by January 28, 2020, or the Council must notify the applicant that it is
extending the deadline (up to a maximum of 60 additional days or 120 days total) for issuing a decision.

D. FINANCIAL IMPACT:
None.

E. LEGAL CONSIDERATION:
Notice of this public hearing was published in the Sun Current newspaper and mailed to
properties within 350 feet of the site on November 28, 2019.
Council consideration has been tentatively scheduled for January 14, 2020 (first reading of
rezoning) and January 28, 2020 (second reading of rezoning and consideration of PUD
amendment).

ALTERNATIVE RECOMMENDATION(S):
Staff recommends that the rezoning be approved. Regarding the PUD amendment, staff provides the following
alternative recommendations:

Recommend approval of the attached resolution with additional/modified stipulations.
Recommend denial of the request with a finding that Code requirements are not met.

PRINCIPAL PARTIES EXPECTED AT MEETING:
David Knable, Civil Site Group (applicant on behalf of owner)

ATTACHMENTS:
Description Type
Ordinance - rezone PMR to PMU Ordinance
Resolution - Amend PUD Resolution Letter
Requirements attachment Backup Material
Zoning maps Backup Material
Developer narrative Backup Material
Site plans 1 of 2 Backup Material
Site plans 2 of 2 Backup Material
Exterior elevations Backup Material
Rendering Birds-eye Backup Material
Rendering NW Backup Material
Rendering NE Backup Material
Rendering S Backup Material
Rendering W Backup Material



DRAFT ORDINANCE NO.  
 

AN ORDINANCE RELATING TO ZONING;  
AMENDING APPENDIX I TO THE RICHFIELD CITY CODE 
BY REZONING LAND AT THE NORTHWEST CORNER OF 

66TH STREET AND LYNDALE AVENUE  
AS PLANNED MIXED USE 

 
 
THE CITY OF RICHFIELD DOES ORDAIN: 

 
Section 1. Section 8 of Appendix 1 of the Richfield Zoning Code is amended to 

add a new Paragraph 9 to read as follows: 
 
  (9)  M-3 (NW corner, 66th and Lyndale): All tracts of R.L.S. No. 1635 

and of R.L.S. No. 1864 
 
Sec. 2. Section 9, Paragraph 3 is amended to read as follows: 
 
 [Deletion from PMR zone to be drafted prior to Council consideration.] 
 
  
Sec. 3.   This ordinance is effective in accordance with Section 3.09 of the 

Richfield City Charter.     
 

Passed by the City Council of the City of Richfield, Minnesota this 28th day of January, 
2020. 
 
 
 
   
 Maria Regan Gonzalez, Mayor 
ATTEST: 
 
 
  
Elizabeth VanHoose, City Clerk 

 
 



RESOLUTION NO. ______ 
 

RESOLUTION APPROVING AN AMENDED 
FINAL DEVELOPMENT PLAN AND CONDITIONAL USE PERMIT 

FOR A PLANNED UNIT DEVELOPMENT AT 
6501 WOODLAKE DRIVE 

 
 WHEREAS, an application has been filed with the City of Richfield which 
requests approval of an amended final development plan and conditional use permit to 
allow an additional retail building with drive-up ATM and associated site changes at the 
planned unit development commonly known as Market Plaza & Village Shores, located 
at 6501 Woodlake Drive, on property legally described in the attached Exhibit A; and 
 

WHEREAS, the Planning Commission of the City of Richfield held a public 
hearing and recommended approval of the requested amendment to the final 
development plan and conditional use permit at its December 9, 2019 meeting; and 

 
WHEREAS, notice of the public hearing was mailed to properties within 350 feet 

of the subject property and published in the Sun-Current on November 28, 2019; and 
 

 WHEREAS, the requested amendment to the final development plan and 
conditional use permit meets those requirements necessary for approving a planned 
unit development as specified in Richfield’s Zoning Code, Section 542.09, Subd. 3 and 
as detailed in City Council Staff Report No.______; and 
 
 WHEREAS, the request meets those requirements necessary for approving a 
conditional use permit as specified in Richfield’s Zoning Code, Section 547.09, Subd. 6 
and as detailed in City Council Staff Report No.______; and 
 
 WHEREAS, the City has fully considered the request for approval of an amended 
planned unit development, final development plan and conditional use permit; and 
 
 NOW, THEREFORE, BE IT RESOLVED, by the City Council of the City of 
Richfield, Minnesota, as follows: 
 
1. The City Council adopts as its Findings of Fact the WHEREAS clauses set forth 

above. 
2. An amended planned unit development, final development plan and conditional 

use permit are approved for an additional retail building with drive-up ATM and 
associated site changes as described in City Council Report No. ___, on the 
Subject Property legally described above. 

3. The approved planned unit development, final development plan and conditional 
use permit are subject to the following conditions: 
 
• A recorded copy of the approved resolution must be submitted to the City 

prior to the issuance of a building permit. 



• Where the pedestrian route crosses a parking lot drive aisle, a distinct paving 
material shall be used. Where parking spaces abut the pedestrian route, car 
stops shall be used to prevent vehicle encroachment onto the walkway. 

• On the southwest side of the building, paved surface shall be reduced to only 
that which is necessary to facilitate trash pickup and egress from required 
building exit(s). If grades allow, an additional pedestrian route shall be added 
in this area, connecting the sidewalk on 66th Street to the existing pedestrian 
route on the property.  

• The extent of the retaining wall and railing along the right-of-way shall be 
limited to only that which is necessary for public safety, due to grade 
differences. The final design of the railing requires approval by the 
Community Development Director prior to issuance of building permits. 

• Snow storage is prohibited in the Market Plaza parking lot, and on the entire 
bank outlot. All surface parking spaces must remain available year round. 

• Customer entrances on the north and south façade shall be unlocked and 
accessible to the public during all business hours. 

• The proposed public art piece shall be installed within two years of approval. 
• Easements for cross-access, parking, and signage are required. Proof of 

recording said easements must be submitted to the City prior to issuance of a 
certificate of occupancy. 

• The property owner is responsible for the ongoing maintenance and tending 
of all landscaping in accordance with approved plans. 

• All new utility service must be underground. 
• All utilities must be screened from public view in accordance with Section 

544.05. A screening plan is required prior to the issuance of a building permit. 
• No additional freestanding signage shall be permitted, except for smaller 

directional signs as necessary. This resolution does not constitute approval of 
any signs. 

• Subdivision of the property is required and must be recorded with the County. 
• The applicant is responsible for obtaining all required permits, compliance 

with all requirements detailed in the City’s Administrative Review Committee 
Report dated November 18, 2019 and compliance with all other City and 
State regulations. 

• Prior to the issuance of an occupancy permit the developer must submit a 
surety equal to 125% of the value of any improvements not yet complete. 

• A maintenance agreement must be executed and approved by the Public 
Works Director prior to issuance of a Certificate of Occupancy. 

• As-builts or $7,500 cash escrow must be submitted to the Public Works 
Department prior to issuance of a final Certificate of Occupancy. 

• Unless specifically modified by this resolution, all previous conditions of 
approval remain in place. 

 
4. This amendment to the planned unit development, final development plan and 

conditional use permit shall expire one year from issuance unless the use for 
which the permit was granted has commenced, substantial work has been 



completed or upon written request by the developer, the Council extends the 
expiration date for an additional period of up to one year, as required by the 
Zoning Ordinance, Section 547.09, Subd. 9. 

 
5. The planned unit development, final development plan and conditional use 

permit shall remain in effect for so long as conditions regulating it are observed, 
and the conditional use permit shall expire if normal operation of the use has 
been discontinued for 12 or more months, as required by the Zoning Ordinance, 
Section 547.09, Subd. 10. 

 
Adopted by the City Council of the City of Richfield, Minnesota this 14th day of 

January, 2020. 
 
 
 
   
 Maria Regan Gonzalez, Mayor 
 
ATTEST: 
 
 
 
  
Elizabeth VanHoose, City Clerk 
  



EXHIBIT A 
LEGAL DESCRIPTION 

 

 



Code Requirements / Required Findings 
 
Part 1: The following findings are necessary for approval of a PUD application (542.09 Subd. 3): 

 
1. The proposed development conforms to the goals and objectives of the City’s 

Comprehensive Plan and any applicable redevelopment plans.  The Comprehensive 
Plan guides the area around 66th Street and Lyndale Avenue for Mixed Use 
development. Goals and objectives for the area include “continue expansion of the city 
center area by incorporating residential housing at 50 to 150 units per acre and providing 
commercial, office and recreational opportunities.”  General goals include developing 
identifiable commercial nodes and corridors, promoting development that broadens the 
tax base, encouraging shared parking between different developments, and requiring 
pedestrian connections between land uses. Goals and Policies also include 
pedestrian/bike-friendly and transit-friendly building and site design features. The 
proposed additions to the site will improve these conditions. 

 
2. The proposed development is designed in such a manner as to form a desirable and 

unified environment within its own boundaries.  This requirement is met – the proposal 
repurposes surplus parking space into development that complements the existing 
buildings and uses on the site. 

 

3. The development is in substantial conformance with the purpose and intent of the 
guiding district, and departures from the guiding district regulations are justified by the 
design of the development.   The development is in substantial compliance with the 
intent of the guiding Mixed Use (MU) District.  Requested variations to allow the drive-up 
ATM, discussed in Part 2 #8, are not inconsistent with the Comprehensive Plan. 

 

4. The development will not create an excessive burden on parks, schools, streets or other 
public facilities and utilities that serve or area proposed to serve the development. The 
City’s Public Works, Engineering and Recreation Departments have reviewed the 
proposal and do not anticipate any issues.   

 

5. The development will not have undue adverse impacts on neighboring properties.  No 
undue adverse impacts are anticipated.   

 

6. The terms and conditions proposed to maintain the integrity of the plan are sufficient to 
protect the public interest.  This requirement is met; appropriate stipulations have been 
incorporated into the final resolution. 

 
Part 2:  All uses are conditional in Planned Unit Developments, and drive-thrus are conditionally 
permitted uses (Section 537.05, Subd. 5) in the underlying Mixed Use District.  The findings 
necessary to issue a Conditional Use Permit (CUP) are as follows (Subd. 547.09, Subd. 6): 
 
1. The proposed use is consistent with the goals, policies, and objectives of the City’s 

Comprehensive Plan. See above – Part 1, #1. 
 
2. The proposed use is consistent with the purposes of the Zoning Code and the purposes 

of the zoning district in which the applicant intends to locate the proposed use.   
The proposed building design and proposed use as a retail bank branch complies with 
all zoning code requirements and with the purposes of the zoning code. The building 
activates the street frontage with a customer entrance and large windows, as well as a 
new pocket park/plaza area with amenities available to the public. See #8 below for 
requirements that are not met by the proposed drive-thru ATM. 
 

3. The proposed use is consistent with any officially adopted redevelopment plans or urban 
design guidelines.  N/A   



 

4. The proposed use is or will be in compliance with the performance standards specified in 
Section 544 of this code.  The proposed development is in substantial compliance with 
City performance standards.   
 

5. The proposed use will not have undue adverse impacts on governmental facilities, 
utilities, services, or existing or proposed improvements.  The City’s Public Works and 
Engineering Departments have reviewed the proposal and do not anticipate any adverse 
impacts.   

 
6. The use will not have undue adverse impacts on the public health, safety, or welfare.  

Adequate provisions have been made to protect the public health, safety and welfare. 
 
7. There is a public need for such use at the proposed location.  See above – Part 1, #1. 
 
8. The proposed use meets or will meet all the specific conditions set by this code for the 

granting of such conditional use permit.  In the Mixed Use zoning district, drive-up 
window or teller service is a conditionally permitted use, provided that the conditions 
listed below are met, as outlined in Section 537.05 Subd. 5.  

  
A minimum distance of 500 feet must be maintained between substantially similar uses 
with drive-up window or teller service (as measured from property line to property line). 

This requirement is not met. The proposal is less than 500 feet from a substantially 
similar use (BMO Harris Bank at 6625 Lyndale Avenue). Measured property line to 
property line across the roundabout, this distance is just 185 feet. However, BMO Harris 
Bank is an unusual property in that it shares a single lot with the larger Woodlake Centre 
office complex. If measured instead to the BMO Harris bank building, the distance 
separating the two bank uses is approximately 350 feet, which still falls short of the 
buffer requirement. Policymakers should consider if an overconcentration of drive-thru 
uses near the City's main downtown intersection is a concern more specific to fast food 
uses, or if that concern extends to financial institutions as well. Considerations should 
also include whether the proximity of the existing BMO Harris Bank alone warrants 
denial of this proposal. 

Uses with drive-up window or teller service may not be located adjacent to a property 
with an existing drive-up window or teller service unless an applicant can demonstrate 
that the use will not be detrimental to pedestrian, bicycle or vehicle movements  
 
This requirement is met. While the property is directly adjacent to a Wendy’s restaurant 
with drive-thru (6500 Lyndale Avenue), the proposed drive-up ATM will not be 
detrimental to pedestrian, bicycle or vehicle movements. All vehicle access occurs within 
the existing parking lot and no new curb cuts are proposed. Separate pedestrian routes 
are provided throughout the property.  
 
No drive-up window or lane shall be adjacent to a public street. 

While the proposed lane runs parallel to a public street, it is not located between the 
building and street, nor is it closer to the street than the nearest parking lot drive aisle. 
Without more specificity in the Code regarding adjacency, it is reasonable to consider 
this requirement is met, as the drive-thru lane is 26 feet from the nearest property line. 

Drive-up uses shall be limited to one service window which is part of a primary structure 
and a single queuing lane. The City may consider one additional service lane for 
automated teller machines (ATMS) or similar facilities. 



In this case, the ATM is not part of the structure. However, there is no "primary" teller 
service window. As the ATM is the only drive-up feature, it is reasonable to consider this 
requirement met, as the ATM would otherwise be in compliance with this requirement. 

Drive-up facilities must be designed to minimize impacts to the pedestrian environment 
and adequately address circulation issues and potential noise or light pollution. 
This requirement is met.  
 
Drive-through canopies and other structures, where present, shall be constructed from 
the same materials as the primary building and with a similar level of architectural quality 
and detailing. 
This requirement is met. 
 
There shall be no curb cuts on public streets exclusively for the use of drive-up queuing 
or exit lanes. Drive-up traffic shall enter and exit from internal circulation drives 
This requirement is met.  
 
Queuing space for at least four cars (70 feet) shall be provided as measured from the 
drive-up service window or teller station. Such queuing space shall not interfere with 
parking spaces or traffic circulation. 

This requirement is not met. In the initial plan submittal, the proposal included a much 
larger drive-thru loop that met the queuing requirement, but did not meet other 
requirements nor did it allow for any plaza space. With staff's feedback, the loop was 
replaced with the proposed ATM "slip lane" that is further from the public street and 
allowed for the proposed plaza amenities to be added. By code, this queuing 
requirement applies equally to all drive-thru uses, including fast-food restaurants that are 
likely to have longer average dwell times per customer than an ATM. Staff finds that it is 
reasonable to allow a shorter queuing distance for an ATM than other, more intense 
drive-thru uses.  

Any drive-up service window, teller or order station, or exterior loudspeaker shall be 
located at least 150 feet from any parcel with residential uses on the first floor. 
N/A.  
 
The applicant shall demonstrate that such use will not significantly lower the existing 
level of service on streets and intersections 
This requirement is met. No new curb cuts are proposed and the proposal is not 
expected to generate significant amount of traffic. 
 
The City shall encourage operators to permit bicyclist use of sales and service windows. 
This requirement is met. Nothing in the plans would prohibit bicyclist use of the ATM. 
 
Alcoholic beverages shall not be served through a drive-up window. 
N/A. 
 
Exterior speakers shall comply with the noise control limits set by Subsection 930 of the 
City Code. 
N/A. 
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6501 Woodlake Drive, Richfield MN 

Amended PUD and Subdivision Waiver Application – Project Narrative 

PID: 2702824230103 

 

 

November 27, 2019 

 

Project Narrative 

 

The property owners of 6501 Woodlake Drive are seeking approval of a Planned Unit Development 

Amendment and a Subdivision Waiver. The property owner will be subdividing a portion of their 

property to facilitate the construction of a new bank building and associated parking and landscaping 

improvements. 

 

The property is currently 4.59 acres and will be split into two new tracts. 

 

Tract A = 4.16 AC 

Tract B = 0.43 AC 

 

The property is currently zoned PMR - Planned Multi-Family and will be rezoned to PMU - Planned 

Mixed Use.  

 

The anticipated completion date for the project is Fall of 2020. 

 

Site Design 

 

The proposed site is located in the northwest corner of 66th Street and Lyndale Avenue. The site is 

currently a parking lot for the Market Plaza Shopping Center. There currently is a grade change between 

the front entry of the proposed building and the sidewalk in the 66th Street and Lyndale Avenue Right-

of-Way. In the current parking configuration, this grade change is accommodated with a retaining wall 

north of the stalls adjacent to the intersection. To accommodate this grade change with the proposed 

building, a retaining wall and railing will need to be constructed along the 66th Street and Lyndale 

Avenue Right-of-Way. This wall and railing will maintain a minimum of three feet of separation 

between the existing sidewalk to meet City and County requirements. To access the site, an accessible 

sloped sidewalk will be constructed to the entry off the south side of the building. This sidewalk will 

line up with the crosswalk on Lyndale Avenue north of 66th Street.  

 

The project is requesting the City to allow a drive-up ATM in coordination with the construction of the 

bank building. The City has indicated that this drive-up ATM would typically not be allowed because 

the City does not allow drive-thrus adjacent to public streets and also does not allow drive-thrus within 

500 feet of similar uses. To mitigate the issues of the proposed drive-thru, the project will be making 

some concessions to their typical design standards and providing some additional site amenities to 

benefit the public. 

 

The concessions that the project is making is that they are willing to reduce the amount of vehicle 

stacking that they typically like at their drive-up ATM locations. This reduction will allow the drive-up 
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ATM location to shift away from the public street and allow room to provide the additional site 

amenities to benefit the public. 

 

The amenities that the project will be constructing to benefit the public include: 

 

• Pocket Park with benches. 

• Space for public art. 

• Concrete pad to accommodate a future bike share station or bicycle parking. 

• A bicycle repair station. 

• Decorative fencing and natural stone piers. 

• Additional complementary decorative planting beds 

• Additional landscaping to screen the proposed drive-thru. 

 

These additional site amenities will not only help mitigate the construction of the drive-up ATM, but 

they will also enhance the public experience at the recently upgraded intersection. 

 

Architectural Design 

 

The design intent of the proposed Chase Bank is to compliment the surrounding architecture of the 

recently renovated Market Plaza and the newer adjacent commercial developments. The proposed 

Banking Center is comprised of a thin limestone veneer, aluminum composite panels and fiber cement 

architectural wall panels that are designed to achieve the refined look of wood. All of the exterior 

cladding options are modern finishes and are long lasting cladding materials that will mesh well with the 

development growth of the area. In addition, the floor to ceiling glazing was incorporated to provide 

connectivity to the retail customers navigating the Plaza and pedestrians traversing the adjacent public 

thoroughfare. 

 

This project will fit in with the character of the neighborhood and will bring a new service to this area. 

This project should have positive impacts to neighboring properties and will be a benefit to the City of 

Richfield for years to come. 

 

Sincerely, 

 

David Knaeble 

Civil Site Group 

 









































 AGENDA SECTION: Public Hearings

 AGENDA ITEM # 4.
 CASE NO.: 19-APUD-05

PLANNING COMMISSION MEETING
12/9/2019

REPORT PREPARED BY:  Melissa Poehlman, Asst. Community Development Director

CITY PLANNER REVIEW:  Melissa Poehlman, Asst. Community Development Director
 12/2/2019 

ITEM FOR COMMISSION CONSIDERATION:
Cancel a public hearing to consider an amendment to the Richfield-Bloomington Honda Conditional
Use Permit, Final Development Plans, and Planned Unit Development.

EXECUTIVE SUMMARY:
On June 25, 2013, the City Council approved a Planned Unit Development (PUD) for a new Richfield-
Bloomington Honda and Mitsubishi dealership at 501 - 77th Street West.  A stipulation of the approval was for
the ownership to meet annually with staff to discuss the construction of a structured parking ramp that would
provide additional service bays and inventory storage area, and also bring the property into compliance with
minimum building coverage requirements. Richfield-Bloomington Honda (Applicant) has requested removal of
this stipulation; however, the Applicant is still working to complete their application.  Staff recommends
cancelling the public hearing and re-publishing when the Applicant is ready to move forward.

RECOMMENDED ACTION:
By Motion: Cancel a public hearing to consider an amendment to the Conditional Use Permit, Final
Development Plans, and Planned Unit Development at 501 - 77th Street West (Richfield-Bloomington
Honda).

BASIS OF RECOMMENDATION:

A. HISTORICAL CONTEXT
None

B. POLICIES (resolutions, ordinances, regulations, statutes, etc):
None

C. CRITICAL TIMING ISSUES:
None

D. FINANCIAL IMPACT:
None

E. LEGAL CONSIDERATION:
Notice of this public hearing was published in the Sun Current newspaper on October 17.
Postcards were mailed to properties within 350 feet of the property on November 12.

ALTERNATIVE RECOMMENDATION(S):



None

PRINCIPAL PARTIES EXPECTED AT MEETING:
None

ATTACHMENTS:
Description Type
Context Map Exhibit
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