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CITY OF NORTHFIELD, MINNESOTA 

CITY COUNCIL RESOLUTION #2019- 

 

A RESOLUTION BY THE MAYOR AND CITY COUNCIL OF THE CITY OF 

NORTHFIELD, MINNESOTA APPROVING A CONDITIONAL USE PERMIT TO ALLOW 

A DRIVE THROUGH IN THE C1 ZONE DISTRICT 

 

WHEREAS, the applicant, Premier Bank Minnesota, along with the current property owner of 

the below described property and co-applicant, Rebound Development Partners, 

LLC (collectively the “applicant”), seeks a Conditional Use Permit to allow a 

bank drive-through lane at 142 W 2nd Street, legally described as Lots 4 and 5, 

The Crossing of Northfield, Rice County, Minnesota (the “Property”) to serve 

Premier Bank’s new bank building to be constructed on the Property; and 

 

WHEREAS, the applicant  additionally seeks a temporary Conditional Use Permit to allow a 

temporary bank drive-through lane on Lot 3, The Crossing of Northfield, Rice 

County, Minnesota, to serve a temporary bank building to be operated by Premier 

Bank upon Lot 3 until Premier Bank’s new bank building is constructed on the 

Property, which temporary Conditional Use Permit and temporary bank drive 

through lane will commence on the effective date hereof and terminate upon 

issuance of a certificate of occupancy by the City of Northfield (the “City”) 

following construction of the new Premier Bank building upon the Property; and 

 

WHEREAS, Lots 3, 4 and 5, The Crossing of Northfield, Rice County, Minnesota, are all 

zoned as a Planned Unit Development in the Downtown – East of Highway 3 

(C1) zone district; and 

 

WHEREAS, the Planning Commission conducted a public hearing on August 15, 2019, and 

received public testimony regarding the proposed Conditional Use Permit; and 

 

WHEREAS, all required notices regarding the above-referenced public hearing were properly 

made; and 

  

WHEREAS,  the Planning Commission found that the application meets the standards in the 

Land Development Code, Chapter 34, Sec. 8.5.9, for issuance of a conditional use 

permit; and, 

 

WHEREAS,  the Planning Commission has reviewed and recommended approval of the 

Conditional Use Permit without conditions; and, 

 

WHEREAS, the City Council reviewed the requested Conditional Use Permit and Planning 

Commission recommendation for the requested Conditional Use Permit at its 

meeting of  September___,  2019. 

 

NOW, THEREFORE, BE IT RESOLVED BY THE MAYOR AND CITY COUNCIL THAT: 
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1. The Planning Commission’s findings from its August 15, 2019, meeting, which are 

attached hereto and incorporated herein by reference as Exhibit A, are hereby 

adopted. 

 

2. The Conditional Use Permit to allow a bank drive-through lane at 142 W 2nd Street, 

upon Lots 4 and 5, The Crossing of Northfield, Rice County, Minnesota to serve 

Premier Bank’s new bank building to be constructed on said Property is hereby 

approved without conditions. 

 

3. The temporary Conditional Use Permit to allow a temporary bank drive-through lane 

on Lot 3, The Crossing of Northfield, Rice County, Minnesota, to serve a temporary 

bank building to be operated by Premier Bank upon Lot 3 until Premier Bank’s new 

bank building is constructed on the Property, which temporary Conditional Use 

Permit and temporary bank drive through lane will commence on the effective date 

hereof and terminate upon issuance of a certificate of occupancy by the City of 

Northfield following construction of the new Premier Bank building upon the 

Property, is hereby approved. 

 

4. Pursuant to Minnesota Statutes, section 463.3595, a certified copy of this Conditional 

Use Permit shall be recorded with the county recorder or registrar of titles for Rice 

County. 

 

PASSED by the City Council of the City of Northfield on this ___ day of September, 2019. 

 

ATTEST       

 

 

______________________    ________________________ 

City Clerk      Mayor 

 

 

VOTE: ___ POWNELL   ___ DELONG   ____ GRABAU   ___ NAKASIAN  

  

 ___ NESS  ___ PETERSON WHITE    ___ ZWEIFEL    
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EXHIBIT A 

 

Planning Commission Findings 

(1) Criterion (a) below must be met and criteria (b) through (n) shall be considered in the 

review of conditional use permit applications: 

 

Findings 

a. The drive-through is allowed as a conditional use in the C1 district as shown in Table 

2.7-1. 

 

b. The conditional use is in accordance with the general objectives of the city’s 

comprehensive plan and this LDC. 

 

The proposed project aligns with the Northfield Comprehensive plan by creating a new 

commercial investment for an existing downtown business to relocate and improve its 

existing facility while remaining within the Downtown district. The proposed project will 

retain jobs in the Downtown commercial district and will create construction jobs while 

the building is completed. The project will stimulate business by churning investment 

dollars within Northfield and will provide a property tax boost for the City by bringing a 

new commercial building to an existing vacant lot. The proposed project fits the city's 

zoning and C-1 district for the site. The site is served by infrastructure creating a more 

sustainable pattern that the community of Northfield has indicated is a preference. 

This project will provide "employment opportunities, increased tax base and an ancillary 

business that supports other businesses". 

 

The project is in harmony with the general purposes and intent of the LDC. The proposed 

use is consistent with the general goals for the C1 zone district by providing a compact, 

pedestrian friendly commercial development. The Land Development Code was adopted 

to protect and promote the public health, safety, morals, and general welfare of the city.  

 

The proposal meets the following LDC purposes: 

 

1.1.3:  The project is proposed on an infill site that has been vacant for over 10 years, 

and will result in a successful expansion of land development at this important corner of 

Northfield. 

1.1.6:  The project will provide a distinctive use and will contribute to the city's overall 

vitality. 

1.1.7:  The project will result in introducing a business to this location with a strong 

focus on strategic growth and sustainable development/business practices. 

1.1.10: The project will result in connecting development from the north to the downtown 

core through completion of parking and pedestrian access 

1.1.11  The project will be of human scale, with connective pedestrian walkways to the 

north and to the south, and will provide a completed streetscape to its Hwy 3, and 2nd 

street boundaries. 

1.1.12: The project design utilizes current primary access points from Highway 3 and 2"' 

Street, and therefore maintains flow and function. The project incorporates pedestrian 
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walkways, and finishes many of the connection points that have been left vacant during 

the period the site has remained undeveloped. The project provides for adequate off street 

parking through the use of both parcels. Off-street parking in this area is in short supply, 

so by developing this area for a single building user it will improve general parking 

accommodation for the buildings customers, w/o putting further strain on adjoining 

properties. The area provides no on-street parking opportunities. 

1.1.14: The project will be an asset to this location, and encourage a vibrancy to the 

downtown core. 

1.1.15: The project ensures compatibility to the surrounding properties including 

residential, commercial and hospitality. 

 

 

The use is consistent with the Comprehensive Plan. The Land Use chapter of the 

Comprehensive Plan will be consulted for any development proposal based on the 

following steps. If a proposal is not consistent with recommendations of any one of these 

steps, the proponent should re-evaluate and make adjustments (or provide justification for 

deviation) if the proposal is not aligned with the following three aspects: 

1. Intent: Development proposals will reflect the spirit and values expressed in the 12 

principles (statements of intent) (pages 4.9 to 4.13). 

2. Location: Development proposals will be consistent with the Conservation and 

Development Map (page 4.18) and location descriptions (pages 4.14 to 4.15). 

3. Character: Development proposals will be consistent with the Framework Map 

(page 4.19) and recommendations and context descriptions (pages 4.15 to 4.17). 

 

Intent: 

1. The small town character will be enhanced. 

LU 1.4 The project provides appropriately-scaled places for structured and casual 

interaction and is also pedestrian and bicycle friendly given its location, bike racks, 

and sidewalk enhancements. 

2. The natural environment will be protected, enhanced and better integrated in the 

community. 

n/a 

3. The preference for accommodating future growth is in infill locations, then 

redevelopment/ land intensification opportunities, and then on the edge of existing 

developed areas. 

This is an infill project. 

4. New and redeveloped residential communities (areas) will have strong neighborhood 

qualities.  

n/a 

5. Environmentally-sensitive and sustainable practices will be integrated into new 

developments and redeveloped areas.  

Stormwater and erosion control measures meeting current standards are in place. 

6. Places with a mix of uses that are distinctive and contribute to increasing the city’s 

overall vitality are preferred.  

The project is part of a mixed-use development. 
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7. Neighborhood-serving commercial will be small scale and integrated with the 

residential context.   

n/a 

8. A wider range of housing choices will be encouraged - in the community as well as in 

neighborhoods.  

n/a 

9. Rural character of certain areas of the community will be protected.  

n/a  

10. Streets will create an attractive public realm and be exceptional places for people.   

n/a - no public streets to be constructed. An attractive streetscape is provide with 

extensive landscaping. 

11. Places will be better connected, in part to improve the function of the street network 

and also to better serve neighborhoods.  

The project is well connected to the street network. 

12. Opportunities will be created to walk and bike throughout the community.  

The project is designed to encourage pedestrian and bicycle movement through 

features such as sidewalks and high quality planter and buffer strips to protect the 

pedestrian. 

Sidewalks are connected to the public network. 

Biking and other alternate forms of transportation are accommodated. 

  

Location: 

The project is located appropriately in the Core Enhancement Area of the Conservation 

and Development map. 

 

Character: 

The project is located appropriately in the Core area of the Framework Map. 

 

The project will also result in the completion of numerous objectives in the Comp Plan. 

Land use objectives include 'building inward and making more efficient use of land." The 

site has been vacant and underutilized for years, and the proposed project will provide a 

development that fits The Crossing development plan. The site is already served with 

infrastructure which results in a more sustainable pattern that the 'community of 

Northfield has indicated as a preference'. 

 

The project will contribute to the continued expansion of economic development. The 

Comprehensive Plan identifies a desire for commercial expansion and this project will be 

a contributor. The project will provide 'employment opportunities, increased tax base and 

an ancillary business that support other businesses'. 

 

c. The conditional use is designed, constructed, operated, and maintained so as to be 

harmonious and appropriate in appearance with the existing or intended character of the 

general vicinity and that such use will not change the essential character of the same area. 
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The proposed exterior design will incorporate historical elements inspired by the colleges 

using high quality brick, stone and glass to provide a premier building design for a 

gateway corner in the City of Northfield. The building and associated operation of a 

financial institution will complement the neighboring commercial uses within The 

Crossing development including Fairfield Inn and Suites, residential condominiums and 

existing mixed-use commercial property to the north of the subject site. 

 

When The Crossing concept was approved, significant review went into analyzing the 

impact of the project on neighborhood character. Resolution #2005 -060 on the PUD 

Conceptual Development Plan for The Crossing of Northfield was approved on August 

15, 2005. The findings were: 

 

1. Adequate property control is established and provided to ensure compliance 

with the approved development plan and to define legal responsibilities for 

maintenance.  

2. The interior circulation plan plus access from and onto public right -of -way 

does not create congestion or dangers and is adequate for the safety of project 

residents and the general public.  

3. Nearby streets are sufficiently constructed so that development of the 

proposed PUD will not create undue demands for off -site transportation 

improvements by others.  

4. Open space is provided to protect significant natural environments and/or 

serve recreational needs generated by the development. Such open space shall 

be either held in common ownership by all owners in the PUD or dedicated 

for public use upon approval by the City Council.  

5. The architectural design of the project is reasonably compatible with 

structures and uses in the area within 350 feet of the boundaries of the 

proposed project, including but not limited to exterior materials, height and 

building style. The preliminary drainage and utility system plans have been 

approved by the Public Works Director /City Engineer. 

 

d. The conditional use will not be hazardous or reasonably disturbing to existing or future 

neighboring uses.  

 

The proposed commercial use of a financial institution integrates with the neighboring 

commercial development at this stoplight controlled gateway intersection. The site and 

building are being designed to be sensitive to access, traffic, flow, parking, pedestrian 

and bicycle traffic. Attention has been spent on providing adequate green space and 

landscaping to enhance the overall development. 

 

e. The conditional use will be served adequately by essential public facilities and services 

such as, streets, police and fire protection, drainage structures, refuse disposal, water and 

sewer, and schools. 

 



7 

 

 The project is being, planned on an 'infill site'. The property is currently served with city 

services necessary to complete the project. 

 

f. The benefits of the conditional use outweigh the potential negative effects to the 

surrounding area or community. 

 

 The project will provide a business use to a lot that has stood vacant for over 10 years in 

its current layout and to an area that has been underdeveloped for over 30 years. The 

bank is compatible with the surrounding businesses, and will be an enhancement to the 

community of Northfield.  

 

The proposed financial institution use complements the neighboring land uses of 

condominium, hospitality and mixed use commercial presently in place and will be well 

served by the existing traffic features that serve the site as well as the stoplight controlled 

intersection at the corner where the project will be located. 

 

g. The conditional use will not create excessive additional requirements at public cost for 

public facilities and services. 

 

 No additional public costs are associated with this project. 

 

h. The conditional use will not involve uses, activities, processes, materials, equipment and 

conditions or operations that will be detrimental to any persons, property, or the general 

welfare by reason of excessive traffic, noise, smoke, fumes, glare, or odors. 

 

No detrimental uses are proposed. 

 

i. The conditional use will not result in the destruction, loss or damage of natural, scenic, or 

historic features of major importance as may be established in the comprehensive plan or 

other city plans related to natural, scenic, or historic features. 

 

 There are no natural, scenic or historic features on this Brownfield site. 

 

j. The traffic and parking generated by the use will not lower the Levels of Services as 

described in the comprehensive transportation plan update of intersections within a 

quarter of a mile of the site.  

 

The two access points into this development were designed to handle the traffic capacity 

of this use. This intersection is denoted as Periodically Congested. Roadways that are 

periodically congested (having a volume to capacity ratio between 0.5 and 0.75) are 

generally identified as providing an acceptable level of service. 

 

At its current location, the Premier Bank drive-though serves an average of only 20 

vehicles per day.  The new location is expected to generate more users, but not to the 

extent as to lower levels of service. 
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k. N/A 

 

l. N/A 

 

m. Impacts such as noise, hours of activity, and outdoor lighting have been sufficiently 

addressed to mitigate negative impacts on nearby uses. 

 

The proposed use will not negatively impact the existing noise level currently 

experienced at the site. Hours of activity will be in line with general retail use will 

generally fall between normal business hours from approximately 7 AM until 6PM six 

days per week. Outdoor lighting will be compatible with existing site characteristics and 

neighboring properties. 

n. Parking is adequately provided for the proposed conditional use, but an excessive number 

of parking spaces are not proposed.   

 

As the property is zoned C1-B, there are no minimum parking requirements. The LDC 

outlines minimum parking requirements in other districts to be between 14 and 21 spaces 

for retail/service uses of the building size proposed for this project. The project is 

proposing to provide 21 parking spaces. 

 

Daily customer visits approximate 65 per day on average. Five full time equivalent 

employees will service this location and expected deliveries to the site are approximately 

1-2 per day. The proposed parking spaces will meet parking requirements for financial 

institutions and will actually alleviate parking constraints existing in the neighborhood as 

an agreement is anticipated between the neighboring Fairfield for employee parking use 

during "off business" hours when the bank is closed for business. 

 


