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ORDINANCES
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STAFF REPORT NO. 112

CIT Y COUNCIL MEETING

6/26/2018

REPORT PRE PA RE D BY:  Melissa Poehlman, Assistant CD Director

DEPA RTME NT DIRE CTOR RE VIEW: John Stark, Community Development Director
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OTHE R DEPARTM ENT REVIEW: N/A

CITY MA NA GER RE VIEW:  Steven L . Devich, City Manager

6/21/2018

IT EM FOR COUNC IL CONS IDERAT ION:

Consideration of a variety of land use requests related to a proposal to construct condominiums,

townhomes, and apartments on the northern portion of the former Lyndale Garden Center property

and an adjacent single- family property.

EXECUT IVE SUM M ARY:

The Lyndale Garden Center closed its doors in 2006. The property was purchased by The Cornerstone

Group in 2011 and an overall development plan including 151 apartments, a grocery store, 11,000 square feet

of retail/ restaurant space, and outdoor activity spaces was approved by the City Council in March of 2013.

The Lakewinds Cooperative opened for business in 2014 on the south half of the site, but plans for the

housing and additional retail space stalled and approvals have expired. The Cornerstone Group has continued

to work on the project, completing shoreline improvements last year and now moving forward with

partner North Bay Companies ( North Bay) to redevelop the northern portion of the site with a variety

of housing types. In addition to the former Lyndale Garden Center land, the Cornerstone Group has

purchased one single family home to the north ( 6328 Aldrich Ave). This property is proposed to be

rezoned and included in the development.

The current proposal includes 30 for-sale condominiums along the shoreline of Richfield Lake, 8

rental townhomes, and 66 apartments in a 3-story building adjacent to Lyndale Avenue. Parking for

the condominiums will be provided underground and in an accessory garage building that takes

advantage of the elevation change to the north of the property. Parking for the townhomes and

apartments will be provided in a parking podium that occupies approximately 2/3 of the street level of

the apartment building and a surface lot. Along Lyndale Avenue, the street level of the apartment

building includes common areas and walk out units. The proposed density of the project is lower

than originally proposed and lower than currently permitted by the Comprehensive Plan; however,

the draft Comprehensive Plan calls for allowing lower densities at the edges of Richfield' s downtown

Mixed Use District where a lower density could be used to transition to an adjacent single- family

neighborhood. The proposed 33 unit/acre development fits within the proposed transitional density

range and the developers have requested a Comprehensive Plan amendment to allow this density

now rather than waiting for final approval of the Comprehensive Plan this fall.



Parking for the apartment/ townhome portion of the project is provided at a lower ratio than normally

allowed. North Bay has submitted a statement in support of their proposed parking, indicating that

the proposal provides two spaces for each townhome and one for each apartment. North Bay

believes that the studio units will almost entirely be occupied by a single person and that in some

cases these renters may not even own a car and instead rely on bicycles and mass transit.

Additionally, the future retail development to south will provide overflow parking. Retail parking will

not be constructed until final plans for a retail development have been approved.

The proposed project meets a number of goals of the Comprehensive Plan and the vision that the

community has for this area. The project diversifies Richfield' s housing offerings, improves the

Lyndale Avenue " gateway" to the community, takes full advantage of the amenity of Richfield Lake,

provides quality open space and public art, and minimizes the need for vehicle use by providing

housing immediately adjacent to recreation and grocery. Staff recommends approval of the proposed

project.

RE COM M END ED AC T ION:

By motion:

1. Adopt a resolution that amends the Richfield Comprehensive Plan to designate Lots 1-2, Block

1, Lyndale Gardens Addition and 6328 Aldrich Avenue as Mixed Use and allow a housing

development that is less than 50 dwelling units per acre;

2. Approve a second reading of an ordinance that amends Richfield Zoning Code Appendix I to

designate 6328 Aldrich Avenue as Planned Mixed Use; and

3. Adopt a resolution approving a Conditional Use Permit and Final Development Plans for a

Planned Unit Development on Lots 1 and 2, Block 1, Lyndale Gardens 2nd Addition.

BAS IS OF RE COM M END AT ION:

A. HISTOR ICAL CON TEXT

This site is located within the Lakes at Lyndale area of the City. For many years, this has been

considered Richfield' s downtown and redevelopment has been a priority.  

The Lyndale Garden Center closed in 2006 and this site suffered frequent vandalism and

occasional criminal activity for many years.

The Cornerstone Group purchased the property in 2011 and has been working steadily toward

redevelopment since that time.  

The Cornerstone Group has held a number of open houses related to the proposed condominium

project and an open house related to both the condominium and apartment portions of the

development on May 12, 2018.

B. POL ICIES (resolutions, ordinances, regulations, statutes, etc):

Planned unit developments ( PUDs) are intended to encourage the efficient use of land and

resources and to encourage innovation in planning and building. PUDs provide flexibility in the

application of requirements if the proposed development is well- designed and can be successfully

integrated into the neighborhood.  

The proposed development thoughtfully reacts to the existing character on all sides. Buildings are

located to take advantage of Richfield Lake, create street activity and interest along Lyndale

Avenue and minimize bulk/ mass along the single- family edge.

Parking provided for the apartments is lower than what has been approved elsewhere in the city.

North Bay is confident that enough parking has been provided. City staff is cognizant of changes

related to automobile ownership and anticipates further reduction in individual ownership,

particularly in this type of development. The availability of shared parking on the retail site provides

comfort in allowing this reduced parking number. The resolution requires that shared parking

agreements be recorded to memorialize this relationship.

C. CRITICAL TIMIN G ISSUES:

60-DAY RUL E: The 60-day clock ' started' when a complete application was received on May 14,



2018. A decision is required by July 13, 2018 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. FINAN CIAL IMPAC T:

Required application fees have been paid.

E. LEGAL CON SIDERAT ION:

A public hearing was held by the Planning Commission on May 29, 2018.

Notice of this public hearing was published in the Sun Current newspaper and mailed to

properties within 500 feet of the site on May 15.

The Planning Commission unanimously voted to recommend approval of the proposed project.

The City Council approved a first reading of the ordinance to rezone 6328 Aldrich Avenue on

June 12.

ALTE RNAT IVE RECOMME NDATIO N( S):

Recommend approval of the proposal with additional/ modified stipulations.

Recommend denial of the proposal with findings that requirements are not met.

PRINCIPAL PAR TIE S EXPECTE D AT ME ETIN G:

Representatives of The Cornerstone Group and North Bay Companies

AT TAC HME NTS:

Description Type

Resolution - Comp Plan Resolution Letter

Ordinance - Rezone 6328 Aldrich Ave Ordinance

Resolution - PUD Resolution Letter

Plans - Master PUD  & Condominiums (Lakeside) Exhibit

Plans - Apartment/Townhome Exhibit

Applicant Narrative Exhibit

Parking Narrative Exhibit

Zoning/Comp Plan Map Exhibit



RESOLUTION NO. ________ 

RESOLUTION AMENDING THE CITY’ S COMPREHENSIVE PLAN

CHANGING THE DESIGNATION OF

6328 ALDRICH AVENUE TO “ MIXED USE” 

AND ALLOWING A DENSITY

LOWER THAN 50 UNITS PER ACRE

WHEREAS, the City’ s Comprehensive Plan provides a Guide Plan establishing

particular planning needs for specific segments of the City; and

WHEREAS, the Comprehensive Plan designates 6328 Aldrich Avenue as “ Low- Density

Residential;” and

WHEREAS, the Comprehensive Plan designates land immediately adjacent ( south) to

6328 Aldrich Avenue as “ Mixed Use”; and

WHEREAS, the 2008 Comprehensive Plan calls for densities of 50 or more units per

acre in the Mixed Use District; and

WHEREAS, the Draft 2018 Comprehensive Plan calls for densities of 25- 50 units per

acre on the edges of the Mixed Use District; and

WHEREAS, the Draft 2018 Comprehensive Plan has been sent out to adjacent and

affected jurisdictions and the Metropolitan Council for comment; and

WHEREAS, the proposed density of the development meets the guidelines of the Draft

2018 Comprehensive Plan; and

WHEREAS, the property boundary of 6328 Aldrich Avenue extends into the property to

the Mixed Use property to the south; and

WHEREAS, the City has reviewed the 2008 and Draft 2018 Comprehensive Plan

classification and determined that it would be appropriate to designate 6328 Aldrich Avenue as

Mixed Use” and allow development that meets the densities prescribed by the Draft 2018

Comprehensive Plan; and

WHEREAS, the Planning Commission conducted a public hearing on May 29, 2018

concerning modifying the Guide Plan and recommended approval of the modifications; and

WHEREAS, the City Council considered the amendment on June 26, 2018;   

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Richfield, 

Minnesota that the City’ s Comprehensive Plan is hereby amended to designate 6328 Aldrich

Avenue as “Regional Commercial” and allow development densities between 25-50 units per

acre, all contingent upon the following:  

1. The revision is submitted to and approved by the Metropolitan Council. 

Adopted by the City Council of the City of Richfield, Minnesota this 26th day of June, 

2018. 



Pat Elliott, Mayor

ATTEST: 

Elizabeth VanHoose, City Clerk



ORDINANCE NO. ______   

AN ORDINANCE RELATING TO ZONING;  

AMENDING APPENDIX I TO THE RICHFIELD CITY

CODE BY REZONING 6328 ALDRICH AVENUE

FROM SINGLE FAMILY RESIDENTIAL ( R)  

TO PLANNED MIXED USE ( PMU) 

THE CITY OF RICHFIELD DOES ORDAIN: 

Section 1. Section 8, Paragraph 3 of Appendix 1 of the Richfield Zoning Code is

amended to read as follows: 

3)  M-3 (Lyndale Gardens Area).  Lots 1, 2, 3, 4, Block 1 and Outlots

B and C, Lyndale Gardens Addition.  

Sec. 2. Section 8, Appendix 1 of the Richfield Zoning Code is amended to

add a new Paragraph 8 to read as follows: 

8) M-3 (Lyndale Gardens Area).  Lots 1-3, Block 1, Lyndale Gardens

2nd Addition.   

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 26th day of June, 

2018. 

Pat Elliott, Mayor

ATTEST: 

Elizabeth VanHoose, City Clerk



RESOLUTION NO. ______ 

RESOLUTION APPROVING A FINAL DEVELOPMENT PLAN

AND CONDITIONAL USE PERMIT

FOR A PLANNED UNIT DEVELOPMENT

WHEREAS, an application has been filed with the City of Richfield which requests

approval of a final development plan and conditional use permit for a planned unit

development to include 30 condominiums, 8 townhomes, 66 apartments, and

approximately 6,000 square feet of retail space that will coordinate with already-

constructed outdoor activity areas and retail space, on land that is 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 final development plan and conditional use

permit at its May 29, 2018 meeting; and

WHEREAS, notice of the public hearing was published in the Sun- Current and

mailed to properties within 500 feet of the subject property on May 15, 2018; and

WHEREAS, the requested 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 a 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. A planned unit development, final development plan and conditional use permit are

approved for a mixed use development 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 property must be platted and the plat recorded prior the issuance of a

building permit. 

Cross- access and shared parking agreements must be recorded against all

parcels prior to the issuance of a certificate of occupancy. 



Executed maintenance agreements for sidewalks that cross/ straddle property

lines must be submitted to City prior to the issuance of final occupancy

permits. 

Signage for the various elements of this development may be placed on

other parcels within the development ( off- site signs) with the permission of

the property owner.  This approval does not constitute approval of specific

signs.  Sign permits are required and must be applied for separately. 

Wayfinding signage for public access to Richfield Lake required. 

Public art required in accordance with City policies and development

agreement. 

Approval of final site plans, building plans, elevations, etc. for the retail

building must be submitted as a minor amendment.  If the proposal varies

significantly from conceptual plans, a major amendment may be required.   

Final lighting plans must be submitted to and approved by the Community

Development and Public Works Directors. 

A final sediment and erosion control plan must be submitted to and approved

by the Public Works Director. 

Final stormwater management plans must be submitted to and approved by

the Public Works Director.  All applicable stormwater fees must be paid to the

Public Works Department. 

Final plans for sidewalks and improvements in and along the right- of-way

must be submitted to and approved by the Community Development and

Public Works Directors. 

A maintenance agreement related to sidewalks and landscaping must be

executed prior to issuance of a Certificate of Occupancy. 

Final utility plans must be submitted to and approved by the Public Works

Director.   

The applicant is responsible for obtaining all required permits, compliance

with all requirements detailed in the City’ s Administrative Review Committee

Report 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. 

The property owner is responsible for replacing any required landscaping

that dies. 

This permit shall expire one year after is has been issued unless: 1) the use

for which the permit was granted has commenced; 2) building permits have

been issued and substantial work performed; or 3) upon written request of

the applicant, the Council extends the expiration date for an additional period

not to exceed one year. 

4. The approved 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 approved 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 26th day of

June, 2018

Pat Elliott, Mayor

ATTEST: 

Elizabeth VanHoose, City Clerk



EXHIBIT A

LEGAL DESRCRIPTIONS

6328 Aldrich Avenue:  The South 45.00 feet of the North 225. 00 feet of that part of

Government Lot 3, Section 28, Township 28, Range 24, lying south of the south line of Lot

4, Block 2, Ray’ s Lynnhurst 2nd Addition, which lies between the southerly extension of

the East line of said Block 2 and the East line of the alley in said Block 2 and its southerly

extension. 

And

Lots 1-2, Block 1, Lyndale Gardens and Outlot C, Lyndale Gardens

PROPOSED PLATTED LEGAL DESCRIPTIONS

Lots 1-3, Block 1, Lyndale Gardens 2nd Addition
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PROJECT
INFORMATION

PROJECT DATA

SITE AREA:          58,400 SF

APARTMENTS:
4 stories -- 48’-4”
66 Units

Building Gross Area
Level 1 (including garage) 14,468 sf
Level 2 12,918 sf
Level 3 12,918 sf
Level 4 12,918 sf
Gross Area with Garage 53,222 sf

TOWNHOMES:
2 stories -- 24’-3 3/ 4”
8 Units -- 6 - 3 BD and 2 - 2BD

Building Gross Area
Level 1 5,852 sf
Level 2 5,824 sf
Gross Area 11,676 sf

LYNDALE
GARDENS

APARTMENTS

RICHFIELD, MN
MAY 14, 2018

DJR ARCHITECTURE, INC.
333 WASHINGTON AVE. N
UNION PLAZA, SUITE 210

MINNEAPOLIS, MN 55401

PLANNING & ZONING
APPLICATION

Parking Provided
Total Indoor Parking Spaces 27 spaces
Total Outdoor Parking Spaces 55 spaces
Grand total:                82 spaces
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LYNDALE GARDENS
APARTMENTS
Richfield, MN
May 14, 2018

FLOORPLANSNOPARKINGUP
GARAGE

27 PARKING
SPACES

COMMON
AREA

LOUNGE
1,205 SF

MECH.

ELEC.

APT. TRASH

PATIO

38 PARKING
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UNIT S-1
516 SF
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BIKE
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ROOM

TOWN-
HOME
TRASH
ROOM

UNIT S-1
516 SF

UNIT S-1
516 SF

PATIO

UNIT E:
1ST - 796 SF
2ND - 797 SF
TOTAL: 1,593 SF

UNIT A:
1ST - 744 SF
2ND - 735 SF
TOTAL: 1,479 SF

UNIT B:
1ST - 750 SF
2ND - 750 SF
TOTAL: 1,500 SF

UNIT C:
1ST - 636 SF
2ND - 630 SF
TOTAL: 1,266 SF

UNIT C:
1ST - 636 SF
2ND - 630 SF
TOTAL: 1,266 SF

UNIT B:
1ST - 750 SF
2ND - 750 SF
TOTAL: 1,500 SF

UNIT A:
1ST - 744 SF
2ND - 735 SF
TOTAL: 1,479 SF

UNIT D:
1ST - 796 SF
2ND - 797 SF
TOTAL: 1,593 SF

17 PARKING
SPACES

CONNECTION TO FUTURE COMMERCIAL
PARKING LOT FOR OVERFLOW PARKING

ARCHITECTURE, INCCopyright2018

DJR

Architecture, 

Inc.

C

B
AD 4 3 2

1 333 Washington Ave N, 
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LYNDALE GARDENS
APARTMENTS
Richfield, MN
May 14, 2018
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UNIT C:
1ST - 636 SF
2ND - 630 SF
TOTAL: 1,266 SF

UNIT B:
1ST - 750 SF
2ND - 750 SF
TOTAL: 1,500 SF
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TOTAL: 1,593 SF

TOWNHOMES:
SECOND FLOOR

APARTMENTS:
SECOND - FOURTH FLOOR

ARCHITECTURE, INCCopyright2018

DJR

Architecture, 

Inc.

C

B
AD 4 3 2

1 333 Washington Ave N, 

Suite 210Minneapolis, 
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LYNDALE GARDENS
APARTMENTS
Richfield, MN
May 14, 2018
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LYNDALE GARDENS
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May 14, 2018
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Summary

Please nd attached our submission documents for the redevelopment of the former Lyndale
Garden Center property, the property currently containing the addresses 6330- 6346 Lyndale
Ave South and 6328 Aldrich Ave South ( PID: 28- 028- 24 11 0012). The legal description for the
properties noted above and in the Lyndale Gardens addition are Lot 1 Blk 1 (PID: 28- 028- 24 11
089), Lot 2 Blk 1 (28-028- 24 11 0090), and Outlot C (28-028- 24 14 0371).

The development will involve a new plat for the properties which is included in the attached
documents. The parcels will be identied by the proposed use of the property and also by lots
and blocks. The for-sale/ condo parcel ( Lot 1, Block 1), the apartment parcel ( Lot 2, Block 1), 
and the retail parcel ( Lot 3, Block 1). For the proposed redevelopment, we are asking to rezone
the 6328 lot that we purchased in August in order for it to be added to the condo parcel. The
remainder of the properties are currently zoned as Planned Mixed Use (PMU).

Zoning. Existing = PMU, LDR (6328 Aldrich) 
Proposed = PMU.

Gross Floor Area. 
Existing = N/A
Proposed = Condos, 73,020;
Apartment, 53,222; Townhomes, 11,396;
Retail, 6,400

Parcel Size.  
Existing divisions ( Square Feet): Lot 1, Block 1 = 
105,573
Lot 2, Block 1 = 66,647
Outlot C = 8,108
6328 Aldrich = 5,723

Proposed parcels:
Lot 1, Block 1 = 79,717
Lot 2, Block 1 = 58,514
Lot 3, Block 1 = 47,856

Building Envelope SF. 
Existing = N/A
Proposed = Condos, 45,130 + below grade;
Apartment, 26,286; Townhomes, 15,651;
Retail, 6,616.

Total Parking spaces. 
Grand total = 198
Condo = 73 total (42 underground, 13 surface, 8
detached garage)
Apartment/ Townhome = 82 total (27 indoor, 55
surface)
Retail = 63

Number of Floors. 
Existing = N/A
Proposed = Condos, 4 (3 above grade);
Apartment 4, ; Townhomes, 2;
Retail, 1.

Handicap parking. 
Grand total = 10
Condo = 2 underground, 1 surface
Apartment/ Townhome = 2 indoor, 2 surface
Retail = 3

Number of Employees. 
Existing = N/A
Condos, Apartments = 2-4
Retail = TBD

Use of Property. 
Existing = Vacant
Proposed = Multi- family residential @ 138, 231 SF
Retail @ 47,856 SF

Multi-Family Projects, number of units. 
Grand total = 104
Condos, 30; Apartments, 66; Townhomes, 8.
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Ownership

The 6328 Aldrich property is owned by The Cornerstone Group, Inc. The remaining properties
listed above are owned by Lyndale Gardens LLC. Colleen Carey is owner and president of both
companies.

Proposed use

The proposed use of the condo parcel will be 30 for sale condominiums. The mix of units will
be: 8 - 1 bedroom (~ 1400SF), 16 - 2 bedroom (~ 1400SF) and 6 - 3 bedroom (~ 2500SF) units. 
Current designs show 42 underground parking spaces, with an additional 13 surface spaces
and 8 in a proposed exterior parking structure. The total of 63 spaces would bring the project
to an average of just over 2 spaces per unit.

The apartment parcel will feature 66 rental apartments and 8 rental townhomes. Apartment mix
will be 57 studios (~ 450SF) and 9 - 1 bedroom (~ 700SF). Townhomes will include 6 - 3
bedroom units (~ 1470SF) and 2 - 2 bedroom units (~ 1260SF). Amenities will be shared
amongst all units and will consist of a large commons area with a patio, two tness rooms and
a bike storage and repair station. Total parking is 82 spaces or 1.24 per unit.

The retail site proposal includes a single story commercial building directly north of Lakewinds
co-op and 63 parking spots. The approximately 6400 SF building would be divided into 2-4
retail/ office spaces.

Schedule

The for-sale condo and the apartment projects have a projected construction start date of
Autumn 2018. It is estimated that the duration of the construction will be 10- 12 months, 
leading to a proposed completion date sometime in the summer of 2019.

The retail project construction will commence once a tenant or tenants have been identied. It
would be our goal to begin construction in the Spring or Summer of 2019. Depending on the
tenant and primary use of the space, construction would take between 9 and 18 months.

Easements

The site is subject to a number of easements, which are listed on the attached document, 
Exhibit A.

Impact

Adjacent properties are:

Northern boundary = Single and multi- family residential. 
Western boundary = City owned shoreline, Stormwater management ponds, Richeld Lake.
Eastern boundary = Lyndale Avenue.
Southern boundary = Lakewinds Natural Food Cooperative.

The below sections regarding the Comp plan amendment and the Richeld Lake shoreline each
speak to the positive effect we hope our project will have on our neighbors and adjacent
properties.
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Overall, we feel like the project will bring much more life, light and vitality to an area that has
been vacant for a long time. In speaking to neighbors, they are hopeful that our project will
bring a sense of greater security to the area that has become a vacant space where loitering is
a reality and vandalism and littering are common. 

Adding to this vitality is the vision for a space that has access and connectivity. It will bring a
higher level of pedestrian traffic to the whole area, benetting all in terms of safety and social
health. This increased foot traffic should benet the local businesses close to the development. 
The apartment developer expects to improve the streetscape along Lyndale Avenue. The street
level of the apartment building includes active use common areas and residential units with
front entries, which provide access directly to the street and contribute to public safety. In
addition, there will be an outdoor patio, sidewalk lighting and attractive landscaping to enhance
the pedestrian experience along this section of Lyndale Avenue. Finally, the apartment
developer is proposing a new bus shelter just north of the current access point to the property
at 64th and Lyndale Avenue. 

Each of the buildings is thoughtfully placed in a way that should minimize any shadowing effect
on the single family residential homes north of the proposed development areas. The height of
the tallest building will be the 4-story apartment building, which is one story less than The
Cornerstone Group’ s previously approved site concept. Plus, the proposed apartment building
is now along Lyndale Avenue and will have little to no impact on the single family homes.

The site will continue to provide easy access to the Richeld Lake Amphitheater public space
as well as the walking paths around the lake. Please see Exhibit B for a site map that shows
access points to the site and adjacent properties.

Lakewinds co-op should gain more customers from having neighbors directly to the north of
their business as they already have from the scheduled music events at the Richeld Lake
Amphitheater.

Comprehensive Plan Amendment Narrative

Due to the above proposed uses, we feel that our development will require a comp plan
amendment. The following demonstrate our arguments for the requested amendment.

The Cornerstone Group and Northbay Companies ( collectively the developers) are requesting
an amendment to the current comprehensive plan density requirements. A Mixed Use District
in the Richeld area currently requires residential densities of 50+ units per acre. However, our
project ( with a combination of apartments, townhomes and condominiums) is estimated to
have a density of about 33 units per acre. There are many reasons that our concepts and
designs do not reach the required density as well as some ideas that will be proposed to show
that the lower density in many ways, will be benecial and more appropriate for the site and the
surrounding neighborhoods.

The mixed use development site in question is the former Lyndale Garden Center between the
eastern shore of Richeld Lake and Lyndale Ave S. This site is unique in many ways. Some of
the challenges that are limiting how we can use the site as well as the ability to maximize
density are as follows:

1. High water table. Many parts of the site, especially close to Richeld Lake, have a high
water table, which makes underground construction unfeasible and/ or very costly.
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2. Poor soils and debris. Debris and garbage from the Highway 62 construction project was
buried on the site in the 1960’ s. Between depths of approximately 4 ft and 14ft, the
percentage of construction debris, contamination and garbage is extremely high. This
makes the construction on the site challenging and very expensive. As noted in point one, 
underground construction, especially the parking required for higher density projects is not
feasible.

3. Lake Setback. Richeld Lake has a setback from the OHWL of 75ft. Due to the high
amount of shoreline, the setback decreases the buildable area of the site by more than
20%. Again, this works against the maximization of density. 

4. Area rents. One of the reason that higher costs of construction and site work are not
feasible is due to the lack of high rent units available in the surrounding area to make a
direct comparison required from lenders and nancial support agencies. Without these
comps, it is not possible to justify the higher rents that would be required to make up for
the higher construction costs.

Besides the above reasons that make higher density construction challenging, there are at
least two arguments to be made that a lower density project would be more appropriate for this
are of Richeld.

1. Transitional density. The City of Richeld is currently proposing some new language in the
Comp Plan that would allow lower densities at the edges of the mixed use districts. 
Although this isn’ t in place yet, the intent of the language and description of the effected
area (66th and Lyndale) match up perfectly with the Lyndale Gardens mixed use
development. The general idea is that between a high density area and a residential area, 
there would be a transitional area where lower densities would be appropriate. The entire
northern boundary of the development site is bordered by a single family, residential
neighborhood where such a transition would be benecial to the existing homeowners.

2. Lake classication. A nal consideration, is the current development classication of
Richeld Lake. The DNR currently has the lake classied as “ Recreational Development”. 
This classication lists the appropriate density around this type of lake to be between 3 and
25 dwellings per mile of shoreline.

Richeld Lake Shoreline

One feature of the condo parcel is that it borders shoreline property owned by the City of
Richeld. We feel that it is to our advantage to proactively think about how we may partner with
the city to improve the shoreline.

To date, we have performed the following activities that have contributed to an improved
natural environment and lakeshore.

Environmental clean up work ongoing. To date, 18,000+ tons of contaminated soils have been
removed from the housing development site including 235 tons of asbestos removed from an
area near the lakeshore.

Less impervious surface. Previously, about 80% of site was paved. Post development, 50
percent or more of the site will be green space.

Our plans for the site would include the following goals that will improve the natural
environment further. All plans for parts of the shoreline that are owned by city would have to be
approved and completed in a collaborative manner.
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Erosion control measures and management of run- off waters will mean less debris, sediment, 
trash ending up in the water.

Clean up and removal of trash and debris from the former garden center.

Cooperative restoration of shoreline and a reintroduction of native plants in harmony with
current efforts and strategies employed by the City and the DNR.

Removal of invasive and diseased plants and the preservation of existing trees wherever
possible.

Protection of habitats for birds and the introduction of new bird habitats.

Pedestrian Access

For reference, please see Exhibit B for a map of access points to and from the property.

A goal of the redevelopment of the former Lyndale Gardens Center involved public use and
pedestrian access. The Cornerstone Group has already installed a bridge that connects the
Lakewinds Co-op and the Richeld Lake Amphitheater with existing walking paths in order to
provide a direct connection to the southern portion of the site.

Our plans will show intentional connections to both Lyndale Ave and the neighborhood to the
North of the property. In order to connect the Amphitheater and Richeld Lake walking paths to
Lyndale Avenue, a sidewalk will be installed for direct pedestrian access. The site will also have
sidewalk connections to both Aldrich Ave S and Bryant Ave S. The Bryant Ave connection will
act as the northern connection point to the Richeld Lake walking paths, creating a full loop on
the site.

Document submitted by: 

Lawrence Black, Project Manager - The Cornerstone Group. 612- 991- 8372
Colleen Carey, President - The Cornerstone Group. 952- 484- 6857
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EXHIBIT A

List of easements

1. Doc. Nos. 2928405 and 2917948. Utility and drainage easements. City of Richeld.

2. Document No. T4423473. Utility and drainage easements. City of Richeld, led

September 6, 2007.

3. Document No. T5109577. Easement for drainage, utilities and driveway access. 

Lakewinds Natural Foods Cooperative, led August 23, 2013.

4. Document No. T5109576. Easement for party wall of Coop. Lakewinds Natural Foods

Cooperative, led April 23, 2013.

5. Document No. T5163361. Declaration for maintenance of Outlots B and C. City of

Richeld, led April 7, 2014.

6. Document No. T5377266. Conditional Use Permit for Outlot B. City of Richeld, led

September 2, 2016.

7. Document No. T5382874. Easement regarding access to and parking for Outlot B. 

Lyndale Gardens LLC. September 19, 2016.
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EXHIBIT B

Pedestrian Access Map
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