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INTRODUCTION

I.

Bill Beard and Paul Gamst are the principals of Hopkins Mainstreet, Inc. (established in
November 1995) and The Beard Group, Inc. (established in September 1990). In 1995, Hopkins
Mainstreet, Inc. acquired the former Suburban Chevrolet site in downtown Hopkins, Minnesota
which was then re-developed by The Beard Group, Inc. to include a six-screen movie theatre
(formerly leased and operated by Mann Theatre – Hopkins Cinema 6), a 5,000 square foot
restaurant (formerly known as The Big 10 and now known as Thirty Bales), and 3,000 square feet
of commercial space (collectively “the Property”). For more than 26 years, the same ownership
group has owned the Property and continues to do so today.
On November 20, 2020, Mann Theatre – Hopkins Cinema 6 permanently closed its business
due primarily to the continuing COVID-19 pandemic. As a result of this closure, The Beard
Group, Inc. seeks to re-develop the Property as provided in its Preliminary Concept Plan for the
proposed Hopkins Apartments Multi-Family Mixed-Use Development along with certain other
improvements to the Thirty Bales restaurant (the “Project”) submitted for consideration by the City
of Hopkins (the “City”).
As detailed below, the Project is a mixed-use, market rate, luxury multi-family apartment
and commercial building offering 130 residential dwelling units and 3,155 square feet of
commercial space along with walking-paths, outdoor recreational areas, a dog park, generous
bicycle parking and storage facilities, two-floors of secure underground parking, and a remodeling
of the Thirty Bales restaurant outdoor patios. The Project is designed and developed by The Beard
Group, Inc., Momentum Design Group, LLC., and Building Construction Management, Inc., and
the apartment building will be managed by Steven Scott Management, Inc.
A.

The Beard Group, Inc.

Founded in 1990, The Beard Group, Inc. is a full-service real estate development company
specializing in redevelopment and mixed-used projects, and has officed in Hopkins, Minnesota
since 1997. For each project, The Beard Group, Inc. implements its foundational values of
community, creativity, and integrity. Specifically, The Beard Group, Inc. invests itself as a
stakeholder in the life and dreams of each community it serves. In so doing, The Beard Group, Inc.
brings a creative spirit and disciplined drive to deliver innovation that advances tradition. Finally,
The Beard Group, Inc. delivers integrity by forthrightly expressing its commitment and then
performing in accordance with expectations. For more than 30 years, The Beard Group, Inc. has
successfully developed commercial and residential projects including the following.
1.

Hopkins, Minnesota Project Resume.

Marketplace & Main Apartments and Town Homes:
https://beardgroupinc.com/projects/marketplace-main-apartments/
https://beardgroupinc.com/projects/marketplace-main-townhomes/
Regency: https://beardgroupinc.com/projects/regency/
Parkside: https://beardgroupinc.com/projects/parkside/
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Hopkins Business Center: https://beardgroupinc.com/projects/hopkins-buisness-center/
Excelsior Tech Center: https://beardgroupinc.com/projects/excelsior-tech-center/
2.

Apartment Projects.

Five Central, Osseo: https://beardgroupinc.com/projects/5-central-apartments/
Broadway Court, Robbinsdale: https://beardgroupinc.com/projects/broadway-court/
Victoria Flats, Victoria: https://beardgroupinc.com/projects/victoria-flats/
Birdtown Flats, Robbinsdale: https://beardgroupinc.com/projects/birdtown-flats/
Additional representative projects may be found at www.beardgroupinc.com/portfolio/
B.

Momentum Design Group, Inc.

Momentum Design Group, LLC is an architectural and design company based in St. Paul,
Minnesota comprised of twenty-eight design professional including four licensed architects with
more than 100 years of combined experience. For nearly fifteen years, Momentum Design Group,
LLC has designed and developed commercial, residential, industrial, and mixed-use properties
throughout the Twin Cities metropolitan area including the following projects developed by The
Beard Group, Inc.
Marketplace & Main Apartments and Town Homes – Hopkins, Minnesota:
https://mdgarchitects.com/portfolio-item/property-4/
https://mdgarchitects.com/portfolio-item/marketplace-and-main-townhomes/
Victoria Flats, Victoria, Minnesota:
https://mdgarchitects.com/portfolio-item/victoria-flats/
5 Central Phase 1 and 2, Osseo, Minnesota
https://mdgarchitects.com/portfolio-item/5-central/
Birdtown Flats, Robbinsdale, Minnesota
https://mdgarchitects.com/portfolio-item/birdtown-flats/
Additional representative projects may be found at www.mdgarchitects.com
C.

Building Construction Management, Inc.

Building Construction Management, Inc. is a professional construction management firm
based in Minneapolis, Minnesota with nation-wide experience managing the construction of
commercial, residential, industrial, and mixed-use projects including multi-family homes, hotels,
retail buildings, and sports facilities. For more than twenty-five years, Building Construction
Management, Inc. has partnered with The Beard Group, Inc. to successfully design, develop, and
build its projects.
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D.

Steven Scott Management, Inc.

Steven Scott Management, Inc. has successfully managed rental communities in the Twin
Cities metropolitan area for more than 50 years, and is one of the largest locally owned property
management firms in Minnesota. Steven Scott Management, Inc. manages a variety of apartment
communities for a wide range of diverse ownership groups, and specializes in market rate housing
including multi-family apartments and townhomes as well as mixed-use residential and
commercial properties. Steven Scott Management, Inc. has partnered with The Beard Group, Inc.
to successfully manage and maintain many of its residential and mixed-use projects.
II.

HOPKINS APARTMENTS, MULTI-FAMILY MIXED-USE DEVELOPMENT
A.

Project Overview and Design Challenges.

The Property is located on Mainstreet in historic Downtown Hopkins, Minnesota which
poses unique design and development challenges for the Project. Among other things, the Property
is located on a sloping grade with a high-water table in close proximity to neighboring buildings,
and the Project will become an integral part of Mainstreet’s “wall” façade and skyline comprised
of many one-of-a-kind mixed-use buildings designed and built during the past 150 years. In order
to preserve and enhance the historic aesthetics of Mainstreet, and meet the contemplated residential
and commercial needs of downtown Hopkins in the years to come, the Project has been designed
to the standards of the City’s Downtown Overlay District as well as the City’s vision for the future
development of downtown Hopkins detailed in its recent 2040 Comprehensive Plan.
The Project consists of a four-story market rate apartment building with 130 dwelling units
on the first, second, third, and fourth floors, two floors of heated and secured underground parking
with 136 stalls, a surface level parking lot, and a full-suite of interior and exterior amenities
including a dog park, exterior patio, roof-top patio/sun-deck, on-site gym, dog spa, and generous
bicycle parking and storage. The first floor also provides 3,155 square feet of commercial space
on Mainstreet, and is adjacent to Thirty Bales restaurant. See Appendix Exhibit A at X01.
The typical building found on Mainstreet includes storefront glazing at the street level,
heavy materials to establish the base of the building, and delicately designed masonry in lighter
detailing as the building extends upwards. As shown in the attached drawings, plans, and
submittals, the Project’s frontage is detailed in three separate design languages to reinforce the
existing architecture of Mainstreet. See Appendix Exhibit A at X00-X04.
The Project’s northwest corner element is designed with a heavy, rock-face masonry
material similar to salt but more durable than limestone which creates a solid base for the building.
As the building extends upward, the materials become more delicate and detailed similar to the
traditional and historic mixed-use buildings found on Mainstreet. The Project’s northeast corner
element incorporates another traditional design with panels at the commercial level and brick
above a decorative first floor cornice. This design element also steps down in mass to relate to the
adjacent one story commercial building to the east. The Project’s middle design element is
comprised of stressed metal panels to emulate the surrounding design elements found throughout
Downtown Hopkins as well as decorative steel columns along with decorative glass awnings.
These materials and heavy design elements anchor the corners of the building, and incorporate
3

historic elements found in buildings on Mainstreet and throughout Downtown Hopkins. See
Appendix Exhibit A at X00-X04.
1.

Homes

The Project consists of 130 dwelling units including studio, one bedroom, and two bedroom
apartments with standard finishes as well as upgraded finishes at different price points.
Specifically, the Project offers 36 studio apartments, 59 one bedroom apartments, 16 one bedroom
+ den apartments, and 19 two bedroom apartments. Most units offer hanging balconies or
balconies embedded into the façade of the apartment building. The 136 heated and secured
underground parking stalls are dedicated for use by the families occupying the apartments. See
Appendix Exhibit A at X02-X03.
2.

Amenities.

a.
Bicycle Parking and Storage: The Project provides interior storage for 396
bikes including locker storage for 40 bikes. The Project also provides interior parking for 268
bikes as well as 34 exterior bike racks for tenants and 68 bike racks for use by the public. See
Appendix Exhibit A at X02.
b.
Interior Community Amenities: The Project provides an interior community
room consisting of a furnished great room with a fireplace and large flat-screen televisions along
with a kitchen, dining area, beverage station, exercise room with commercial gym grade
equipment, dog spa, and bicycle repair station. See Appendix Exhibit A at X01.
c.
Exterior Patio: The Project provides a grade-level patio with a gas-fueled
fire pit and flat-screen television as well as dining areas and gas-fueled grills. See Appendix
Exhibit A at X01.
d.
Roof-Top Patio/Sun Deck: The Project provides a roof-top patio/sun deck
featuring a kitchenette with pizza oven, gas-fueled fireplace, and television as well as dining areas
and gas-fueled grills. See Appendix Exhibit A at X03.
e.
Dog Park: The Project provides a dog park with a covered shelter as well
as artificial turf for easy cleaning and maintenance. See Appendix Exhibit A at X02.
f.
Interior Storage Lockers. The Project provides 60 storage units (i.e., 20
units on the second, third, and fourth floor respectively), and the units range in size from 9.5 to 21
square feet. See Appendix Exhibit A at X03.
g.
Underground Heated and Secured Parking: The Project provides 136
heated and secured underground parking stalls dedicated for use by the families occupying the
apartments. See Appendix Exhibit A at X02.
h.
Exhibit A at X01.

Self-Service Package, Storage Lockers, and Delivery Room. See Appendix
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i.
Sidewalks. The Project perimeter provides sidewalks accessing the existing
public sidewalks. See Appendix Exhibit A at X01.
j.
Parking Lot. The Project provides a ground level shared parking lot with
31 stalls. See Appendix Exhibit A at X01.
3.

Commercial.

The Project provides 3,155 square feet of commercial space on the ground floor accessible
from Mainstreet. As designed, the Project contemplates three separate commercial spaces with
glass facing Mainstreet varying in size from 1,038 to 1,167 square feet for lease. See Appendix
Exhibit A at X01.
B.

Project Specifications.
1.

Gross Building Area by Floor.

Lower Garage
Upper Garage
1st Floor
2nd Floor
3rd Floor
4th Floor

32,516 sf
22,738 sf
33,281 sf
33,197 sf
33,190 sf
31,374 sf

Total Building Area

186,296 sf

See Appendix Exhibit A at X00.

2.

Gross Building Area Excluding Garages.

1st Floor
2nd Floor
3rd Floor
4th Floor

33,281 sf
33,197 sf
33,190 sf
31,374 sf

Total Building Area
Excluding Garages

131,042 sf

See Appendix Exhibit A at X00.
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3.

Residential Efficiency Ratio.

Common Space
Egress
Commercial
Dwelling Units
Utility

8 %
14%
3 %
72%
3 %

See Appendix Exhibit A at X00.
4.

F.A.R. Site Area.

Site Area = 82,016 sf, or 1.88 Acres
Gross Building Areas Excluding Garages = 131,045 sf w/estimated 8,665 sf
for Thirty Bales restaurant
F.A.R.= 1.70
See Appendix Exhibit A at X00.
5.

Unit Type Ratio.

One Bedroom
One Bedroom + Den
Studio
Two Bedroom

59 DUs
16 DUs
36 DUs
19 DUs

Total

130 DUs

45%
12%
28%
15%

See Appendix Exhibit A at X00.

6.

Area Per Dwelling Unit.

Gross Area Excluding Garages
130 Dwelling Units

131,045 sf
1,008.04 sf/DU

See Appendix Exhibit A at X00.
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7.

Walking, Biking, Public Transportation, and Parking.

The Project is perfectly situated for residents and the public to access stores, parks, and
other amenities on foot, by bicycle, and via public transportation. Walk Score rates the Project
site as both “Very Walkable” and “Very Bikeable,” the Project’s design encourages pedestrian and
bike travel via sidewalks and generous bike parking and storage facilities, and the Project is located
at two bus stops and within walking-distance of two contemplated light-rail stations (i.e., within
.27 and .50 miles respectively). See Appendix Exhibit A at X11.
The Project also provides generous parking without increasing the level of on-street
parking in the area. Specifically, the Project provides 136 heated and secure underground parking
stalls to its tenants as well as 30 ground level off-street parking spaces in the lot serving the Project.
Furthermore, there are no less than 717 publicly-available parking stalls maintained by the City
within a two-block radius of the Project. See Appendix Exhibit A at X13.
III.

ZONING, CONDITIONAL USE PERMIT, AND VARIANCES/EXCEPTIONS.
A.

Zoning.

The Property is located in the Downtown Overlay District which is within the B-2 Zoning
District. As provided by the City of Hopkins, Minnesota Code of Ordinances (the “Code”), a
conditional use permit is required for residential uses in the B-2 Zoning District. Code § 102-214
(b)(2), (c). As detailed below, the Project satisfies the general and particular conditional use
permit standards subject to three potential minor variances which are consistent with the City’s
2024 Comprehensive Plan as well as the Downtown Overlay District standards.
Namely, the Project contemplates 88 dwelling units per acre which is consistent with the
City’s 20 to 100 units per acre standard stated in its 2024 Comprehensive Plan. While the Project
fully complies with the City’s 2040 Comprehensive Plan for Downtown Hopkins, it exceeds the
City’s current density standard of 44 dwelling units per acre applicable to the Project under the
Code. Likewise, the Project’s apartment building meets the four-story maximum for buildings
located in the Downtown Overlay District. However, the Project’s design must accommodate the
unique nature of the Property itself including a sloping grade, high water table, and close proximity
to neighboring buildings which will require a roof-top with attendant fixtures exceeding the
corollary forty-five foot maximum height requirement for buildings located in the Downtown
Overly District. Of note, there appear to be a number of existing buildings on Mainstreet with
rooftops or rooftop fixtures which exceed this 45 foot standard including but not limited to the
Wells Fargo Bank Building, City Gables, and the Performing Arts Center. Finally, the Code
prohibits residential dwelling units abutting a right-of-way greater than 50 feet from occupying the
first floor of a building. While the first floor apartments technically abut a right-of-way greater
than 50 feet, they are situated from 7 to 11 feet above grade which would provide adequate privacy
to the tenants occupying these apartments.

7

As detailed below, the Project meets all of the aesthetic and structural standards of the
Downtown Overly District as well as the twin goals contemplated by the 2040 Comprehensive
Plan for Downtown Hopkins. Namely, (1) to maintain a viable downtown core that serves as an
economic and social center for the community, and (2) to continue to grow Downtown Hopkins’
population and job base. As designed, the Project’s mixed-used residential and commercial
components amply promote these vital goals, and enhances the historic Mainstreet “wall” façade
and skyline.
B.

Conditional Use Permit.
1.

General Standards.

Code § 102-94 provides the general standards for evaluating a conditional use permit
application and granting a conditional use permit. As detailed below, the Project satisfies each
standard.
a.

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

The Project’s mixed-used residential and commercial components promote the City’s twin
goals of maintaining a viable downtown core that serves as an economic and social center for the
community as well as growing Downtown Hopkins’ population and job base. Specifically, the
Project provides 130 market-rate apartment dwelling units with a full-suite of interior and exterior
amenities as well as 3,155 square feet of commercial space in the heart of Downtown Hopkins.
As designed, the Project meets all the applicable aesthetic and structural standards necessary for
Mainstreet’s historic “wall” façade and skyline. Likewise, the Project’s design encourages
pedestrian and bike travel via sidewalks and generous bike storage facilities, and the Project is
located at two bus stops and within walking-distance of two contemplated light-rail stations which
promotes the use of public transportation. Furthermore, the Project provides generous parking
without increasing the level of on-street parking in the area. Specifically, the Project provides 136
heated and secure underground parking stalls to its tenants as well as 30 ground level off-street
parking spaces in the lot at the Project.
b.

Consistency with this article.

As detailed below, the Project is consistent with the general standards for evaluating a
conditional use permit application and granting a conditional use permit.
c.

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

As detailed in the attached submittals, the Project creates a harmonious relationship of
buildings and open spaces with natural site features, and with existing and future buildings having
a visual relationship to the development. See Appendix Exhibit A at X00.
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d.

Creation of a functional and harmonious design for structures
and site features, with special attention to the following:
i.
An internal sense of order for the buildings and
uses on the site and provision of a desirable environment
for occupants, visitors and the general community.

As detailed in the attached submittals, the Project possesses an internal sense of order for
the buildings and uses the site, and provides a desirable environment for occupants, visitors, and
the general community. See Appendix Exhibit A at X01.
ii.
The amount and location of open space and
landscaping.
As detailed in the attached submittals, the Project provides a functional and harmonious
environment by use of open space and landscaping. See Appendix Exhibit A at L1.0, L1.1, L1.2.
iii.
Materials, textures, colors and details of
construction as an expression of the design concept and
the compatibility of the same with the adjacent and
neighboring structures and uses.
As detailed in the attached submittals, the Project provides functional and harmonious
structures and site features through the use of materials, textures, colors, and details which are
compatible with the adjacent and neighboring structures and uses. See Appendix Exhibit A at
X04-X05.
iv.
Vehicular and pedestrian circulation, including
walkways, interior drives and parking in terms of
location and number of access points to the public streets,
width of interior drives and access points, general
interior circulation, separation of pedestrian and
vehicular traffic and arrangements and amount of
parking.
As detailed in the attached submittals, the Project provides functional and harmonious
structures and site features to accommodate vehicular and pedestrian circulation on-site and to
adjacent public and private property. See Appendix Exhibit A at X01. The Project also provides
136 heated and secure underground parking stalls to its tenants as well as 30 ground level off-street
parking spaces in the lot at the Project which are available to the public as well.
e.

Promotion of energy conservation through design, location,
orientation and elevation or structures, the use and location of
glass in structures and the use of landscape materials and site
grading.
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The Project will comply with all applicable local, city, county, state, and federal rules and
regulations. The Project’s landscaping will include native perennials and annuals. See Appendix
Exhibit A at L1.0, L1.1, L1.2.
f.

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

As detailed in the attached submittals, the Project provides adequate protection to adjacent
and neighboring properties via surface water drainage, sound and site buffers, and otherwise
preserves the views, light, and air accessible to adjacent and neighboring properties. See
Appendix Exhibit A at X01.
g.
The use will not be injurious to the use and enjoyment of other
property in the immediate vicinity for the purposes already permitted,
nor tend to or actually diminish and impair property values within the
neighborhood.
The Project will not be injurious to the use and enjoyment of other property in the
immediate vicinity for the purposes already permitted, and will not diminish or impair property
values in the neighborhood.
h.

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

i.

Traffic impacts such as increases in vehicular traffic, changes in
traffic movements, traffic congestion, interference with other
transportation systems or pedestrian traffic, and traffic hazards
shall be considered by the planning commission and city council
in evaluating an application for a conditional use permit. The
applicant shall demonstrate the proposed conditional use shall
not cause unacceptable increases in vehicular traffic, traffic
congestion or interference with other transportation systems or
pedestrian traffic, and will not create traffic hazards or
excessive traffic through residential areas or otherwise cause
adverse effects on residential areas or dwellings. The city may
require the applicant to submit a traffic study prepared by a
traffic consultant approved by the city to demonstrate the
applicant's compliance with the requirements of this section. As
a condition of the issuance of a conditional use permit, the city
may require the applicant to incorporate in the applicant's
10

proposal and construct such traffic control measures and
improvements as the city may deem necessary, including, but
not limited to, directional signalization, channelization, standby turn lanes, sidewalks, removal of access points to public
streets and moving of access points to public streets.
The Beard Group, Inc. will submit a Parking and Traffic Study with its application for a
conditional use permit demonstrating compliance with all applicable standards as well as the City’s
2040 Comprehensive Plan.
j.

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

The Beard Group, Inc. will submit a Parking and Traffic Study with its application for a
conditional use permit demonstrating compliance with all applicable standards as well as the City’s
2040 Comprehensive Plan.
2.

Particular Standards.
a.

Standards for Residential Use in B-2 District.

As detailed below, the Project satisfies all of the following particular standards necessary
for a conditional use permit under Code § 102-216 (b)(33) for residential use in the B-2 District
save for the R-5 density standard. However, the Project’s proposed density does comply with the
new density standard under the 2040 Comprehensive Plan, and otherwise satisfies the requirements
for a variance under the Code.
i.

Residential dwelling units abutting a right-of-way of 50
feet or more in width cannot occupy the first floor.

While the first floor apartments technically abut a right-of-way greater than 50 feet, they
are situated from 7 to 11 feet above grade which satisfies the purpose of this requirement (i.e., to
provide adequate privacy to the tenants occupying these apartments). See Appendix Exhibit A at
X04.
ii.

There is at least one underground parking space per unit.

As detailed in the attached submittals, the Project provides at least one underground
parking space per dwelling unit. See Appendix Exhibit A at X00.

11

iii.

All dwellings must have an entrance leading directly out
of the Building.

As detailed in the attached submittals, all dwelling units have access to a common corridor
leading to common staircases which lead to exits from the apartment building.
iv.

The density allowed shall be as in an R-5 District.

The R-5 District density is 1,000 square feet per dwelling unit which is 43.56 dwelling
units per acre. Code § 102-160 (providing “[l]ot area 1 family (sq. ft.)” is “1,000”) for R-5
District). However, the 2040 Comprehensive Plan provides a density standard of 20 to 100
dwelling units per acre. While the Project’s proposed density of 88 dwelling units per acre would
exceed the current R-5 density standard, it is within the 2040 Comprehensive Plan’s 20 to 100
dwelling units per acre standard. To the extent the City requires a variance for this standard, the
Project satisfies the requirements for such a variance as detailed in Section C below.
b.

Standards for Downtown Overlay District

The Project is located in the “Overlay District” in Downtown Hopkins. Code § 102-546 et
seq. governs “[a]ll newly constructed buildings or structures” in the Overlay District including
“any conditional use permit, building permit, or sign permit” relating to the same. Code § 102547 (a)(1), (c). To that end, “[n]o CUP, building permit, or sign permit shall be issued until the
requirements of this chapter have been met” such that “[i]t is the applicant’s responsibility to
provide the necessary information to the city staff to determine compliance with [this] section of
the ordinance.” Code § 102-547 (c).
As detailed below, the Project satisfies all of the following Overlay District standards under
Code § 102-546 et seq. save for the building height standard. In that regard, the Project will not
exceed four stories, and otherwise complements the existing pattern of building heights, in
compliance with this standard. However, the building height for the Project is 58.54 feet when
measured from the mean grade of the Project site which is approximately 13.5 feet greater than
the building height limit of 45 feet. Of note, there appear to be a number of existing buildings on
Mainstreet with rooftops or rooftop fixtures which exceed this 45 foot standard including but not
limited to the Lot 400 Parking Ramp, the Wells Fargo Bank Building, City Gables, and the
Performing Arts Center. To the extent the City requires an exception or variance to this standard,
the Project satisfies the requirements for both as detailed in Section C below.
i.

Awnings.
Awnings may be required to enhance the historic character of
Main Street while providing sun protection for display windows,
shelter for pedestrians, and a sign panel for businesses.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.
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(1)

Length. Awnings cannot extend across multiple
storefronts and/or multiple buildings.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.
(2)
Materials. Awnings must be constructed of
durable, protective, and water repellant
materials. Plastic or fiberglass awnings are not
allowed.
As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.
(3)

Lighting. Backlit or illuminated awnings are not
allowed.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.

(4)

Projecting. Awnings must project a minimum of
36 inches from the building.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.

ii.

Signs.
Signs will be architecturally compatible with the style,
composition, materials, colors, and details of the building to
which they are affixed and with other signs on nearby buildings,
while providing for adequate identification of the business.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.
(1)

Lighting. Internally illuminated signs (not
including neon) are prohibited except for
theater signage.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.
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(2)

Prohibited. Pylon and monument signs are
prohibited on Main Street.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X01.
(3)
Projecting. Projecting signs will have a
maximum size of 12 square feet and a
maximum width of three feet. Projecting
signs cannot extend beyond the first floor
of the building. No less than ten feet of
clearance shall be provided between the
sidewalk surface and the lowest point of
the projecting sign.
As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.
(4)

Design details. Signs cannot block or
obliterate design details, windows or
cornices of the building upon which they
are placed.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.
iii.

Building height.
New buildings, buildings and additions and redeveloped or
remodeled buildings will complement the existing pattern of
building heights. Buildings in the Overlay District may not
exceed four stories or 45 feet in height.

As detailed in the submittals, the Project satisfies the four-story requirement. See
Appendix Exhibit A at X04-X05. However, the building height for the Project is 58.54 feet
which is approximately 13.5 feet greater than the building height limit of 45 feet. This is due to
the unique nature of the Property itself including a sloping grade, high water table, and close
proximity to neighboring buildings which necessitates a higher rooftop and attendant rooftop
fixtures. See Appendix Exhibit A at X10. As designed, the Project in general, and the rooftop
design in particular, complements the existing historic “wall” façade and skyline inherent to
Mainstreet. See Appendix Exhibit A at X04.
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iv.

Buildings.
Buildings in the Overlay District will together create the wall of
buildings effect associated with traditional Main Street areas.
The project design pushes the mass to the perimeter of the site,
thus creating the desired wall of building effect.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.
(1)

Setback. New construction and infill buildings
must maintain the existing alignment of facades
along the street front. Exceptions may be granted
if the setback is pedestrian-oriented and
contributes to the quality and character of the
streetscape. An example would be outdoor dining.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X01.
(2)

Parking lots. In instances where there are parking
areas abutting the street, the sidewalk edge must
be delineated with landscaping.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at L1.0, L1.1, L1.2.
v.

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.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.
vi.

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.
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As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X01-X02
(1)

Materials. 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.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.
(2)

Roof equipment. All roof equipment will be
screened from public view so as not to be visible
from the street.

All roof equipment will be screened from public view so as not to be visible from the street.
There are two elevator rooftop overruns located at the center of the roof which are 3 to 5 feet in
height, and are thus not visible from the street.
(3)

Screening. 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 Project does not include exterior trash, storage areas, service yards, or loading areas.
All roof equipment will be screened from public view so as not to be visible from the street.
vii.

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:
(1)

Divisions or breaks in materials.

As detailed in the attached submittals, the Project’s façade incorporates three distinct visual
breaks satisfying this requirement. See Appendix Exhibit A at X04-X05.
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(2)

Window bays.

As detailed in the attached submittals, the Project’s façade incorporates three distinct visual
breaks satisfying this requirement. See Appendix Exhibit A at X04-X05.
(3)

Separate entrances and entry treatments.

As detailed in the attached submittals, the Project’s façade incorporates three distinct visual
breaks satisfying this requirement. See Appendix Exhibit A at X04.
(4)

Variation in roof lines.

As detailed in the attached submittals, the Project’s façade incorporates three distinct visual
breaks satisfying this requirement. See Appendix Exhibit A at X04-X05.
(4)

Building setback.

As detailed in the attached submittals, the Project’s façade incorporates three distinct visual
breaks satisfying this requirement. See Appendix Exhibit A at X04-X05.
viii.

Windows and doors.
(1) Open views. It is encouraged and may be required that
windows and doors be incorporated in building designs to
provide large open views into the commercial space enhancing
the pedestrian experience by providing a visual connection to
the use inside the building.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.
(2) Upper level windows. Windows are required on upper
levels, and should provide privacy while aesthetically and
functionally serving the building.
As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04.

(3) Ground level windows and doors. A minimum of 30 percent
of the ground level facade and sides of buildings adjacent to
public streets shall consist of transparent materials.
As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04-X05.
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(4) Rear facade. A minimum of 15 percent of the building's
rear facade facing a public right-of-way, parking area, or open
space shall consist of transparent materials.
As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04-X05.
(5) Glass. Reflective glass is not allowed. Glass tinted more
than 40 percent is not allowed.
As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04-X05.
ix.

Materials and detailing.
New buildings and structures, additions and renovations will be
constructed to be long lasting and use materials and detailing
that maintain the distinct character and harmony of the
downtown.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04-X05.
(1)

Materials. The following materials are not
allowed on the facades or sides of buildings
adjacent to public rights-of-way:
a.
b.

c.

Painted concrete block.
Aluminum,
vinyl
or
fiberglass siding or roofing
materials.
Precast concrete panels.

As detailed in the submittals, the Project satisfies these requirements. See Appendix
Exhibit A at X04-X05.
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(2)

Approval. Any exterior material used in
new construction or change in exterior
materials on more than 50 percent of the
front, rear, or side of a building facing a
public right-of-way, shall require prior
approval of the planning and zoning
commission and city council for
compliance with the requirements of this
subsection and the other provisions of this
chapter.

The Project will comply with this requirement.
x.

Franchise architecture.
To maintain the unique character of the city downtown,
buildings will not be constructed or renovated using franchise
architecture. 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. Franchise architecture is not allowed. Franchises or
national chains must follow the standards of this article to create
a building that is compatible with downtown Hopkins.

The Project will comply with this requirement.
xi.

Streetscape.
The streetscape will 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.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at L1.0 and C2.0.
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xii.

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. For exterior sign illumination, shaded gooseneck lamps
are encouraged.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X04-X05.
xiii.

Parking.
Parking in the Overlay District must adequately serve the users
without detracting from the compact design that makes it a
successful commercial center. Off-street parking must be
located in the rear of buildings on Main Street.

As detailed in the submittals, the Project satisfies this requirement. See Appendix Exhibit
A at X01. Also, The Beard Group, Inc. will submit a Parking and Traffic Study with its application
for a conditional use permit demonstrating compliance with all applicable standards as well as the
City’s 2040 Comprehensive Plan.
C.

Variances and Exceptions.

Minnesota law provides that a variance may be granted to relieve a conditional use
applicant from compliance with a particular zoning ordinance under the following circumstances:
Variances shall only be permitted when they are in harmony with the general
purposes and intent of the ordinance and when the variances are consistent with the
comprehensive plan. Variances may be granted when the applicant for the
variances establishes that there are practical difficulties in complying with the
zoning ordinance. “Practical difficulties,” as used in connection with the granting
of a variance, means that the property owner proposes to use the property in a
reasonable manner not permitted by the zoning ordinance; the plight of the
landowner is due to circumstances unique to the property not created by the
landowner; and the variance, if granted, will not alter the essential character of the
locality.
Economic considerations alone do not constitute practical
difficulties….The board of appeals and adjustments or the governing body as the
case may be, may not permit a variance any use that is not allowed under the zoning
ordinance for property in the zone where the affected person’s land is located….The
board or governing body as the case may be may impose conditions in the granting
of variances. A condition must be directly related to and must bear a rough
proportionality to the impact created by the variance.
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Minn. Stat. § 462.357 Subd. 6(2); see State of Minnesota Ex Rel,. Neighbors for East Bank
Livability v. City of Minneapolis, 915 N.W.2d 505, 516-17 (Minn. Ct. App. 2018) rev. denied
(Aug. 7, 2018) (providing that “practical difficulties” means: “(1) the applicant proposes to use the
property in a reasonable manner; (2) the difficulties facing the applicant are due to circumstances
unique to the property, not created by the applicant; and (3) the variances will not alter the essential
character of the locality”).
Consistent with the foregoing, the Code provides that the City may relieve a conditional
use applicant from literal compliance with the Code by granting a variance under the following
circumstances:
Findings; issuance of variance. Prior to the board formulating a decision and the
conditions in support thereof, it must find that the literal enforcement of the
provisions of this code would cause practical difficulties because of circumstances
unique to the individual property under consideration, and that the granting of a
variance is necessary to compensate for said practical difficulty is in keeping with
the intent of this code.
General rule. The board shall not permit any use which is not permitted under the
code for property in the zone which applies to the land under consideration.
Code § 102-91 (c) – (d).
In regard to compliance with the Overlay District standards, the City also recognizes “that
there may be projects that require a departure from the requirements of [the Overlay District] in
order to be feasible.” Code § 102-561 (a). To that end, “[p]ossible grounds to be considered in
determining possible reasons for granting exceptions to the ordinance are as follows:”
(1)

Safety.

(2)

Unique site or building characteristics.

(3)

Standards would have a detrimental effect on the use of the property.

(4)

Public benefit.

Code § 102-561 (a)(1)-(4). However, “[f]inancial hardship alone is not a basis to grant an
exception.” Code § 102-561 (b) (explaining that “[e]xceptions will be reviewed by the planning
and zoning commission with a recommendation to the city council for action….[,]” but “[m]inor
exceptions can be granted on a staff level”).
In this case, the Project may require three variances from the myriad requirements imposed
under the Code. Namely, a variance to accommodate the proposed residential dwelling unit
density, a variance to accommodate the proposed building height, and a variance for the proposed
first floor residential dwelling units. The variances sought arise from the practical difficulties
posed by the unique characteristics of the Property, and which have not been created by Hopkins
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Mainstreet, Inc. or The Beard Group, Inc. Likewise, the variances sought are consistent with the
Code and the City’s 2040 Comprehensive Plan, and otherwise serve to put the Property to its
highest and best use under the circumstances.
First, neither Hopkins Mainstreet, Inc. nor The Beard Group, Inc. intended to re-develop
the Property upon converting it from a sightly car lot to a state-of-the-art movie theatre, restaurant,
and commercial space more than twenty-five years ago. Instead, the re-development became a
practical necessity after the COVID-19 pandemic shut-down their anchor tenant’s business (i.e.,
Mann Theatre – Hopkins Cinema 6).
Second, the highest and best use of the Property today is undoubtedly a mixed-use
residential/commercial building serving the Downtown Overly District, and the unique
characteristics of the Property pose practical difficulties in designing such a building in accordance
with the current Code. Among other things, the Property’s sloping grade, high water table, and
close proximity to other buildings mandate a higher residential dwelling density, moderately
increased building height, and above-grade first floor residential dwelling units to make a mixeduse residential/commercial building viable.
Third, the specific variances sought from the particular Code requirements are consistent
with the other Code requirements as well as the City’s 2040 Comprehensive Plan, and enhance the
essential character of Mainstreet. For example, the proposed residential dwelling unit density
complies with the City’s 2040 Comprehensive Plan’s residential dwelling unit density for the area,
and promotes its twin goals for Downtown Hopkins: (1) to maintain a viable downtown core that
serves as an economic and social center for the community; and (2) to continue to grow Downtown
Hopkin’s population and job base. Likewise, the proposed height for the building conforms to the
four-story maximum requirement, creates a harmonious skyline with the existing buildings on
Mainstreet (some of which appear to exceed the 45 foot height limit as well), and is otherwise
necessary to accommodate the sloping grade, high water table, and close proximity to adjacent
buildings inherent to the Property. Finally, the first floor residential dwelling units are situated
from 7 to 11 feet above grade which will provide adequate privacy tenants occupying those units.

22

23

24

