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Council

December 10, 2019

Agenda
Number: 2.1

To: Dave Callister, City Manager

Prepared by: Lori Sommers, Senior Planner

Reviewed by: Steve Juetten, Community Development Director

Item: Pre-Application Sketch Review for redevelopment of the
Dundee Nursery site, 16800 Highway 55, with apartments,
parking ramp and medical office uses (2019110)

1. Action Requested:
 Review the sketch and provide the developer with informal comments.

A pre-application sketch is neither approved nor denied, but rather, its purpose is to provide the
developer with an opportunity to solicit informal review comments from the City prior to submitting
a formal development application.  Because detailed development plans are not required, a full
analysis of the site details is not conducted as part of a sketch review.

2. Background: 
The developer is requesting review of a conceptual sketch that shows the following for the 15.45
acre site:

• Four-story, general-occupancy apartment building totaling 300 units;
• Three-level, 540 space parking ramp that would both serve as a park-and-ride facility (150-200)
and provide parking spaces required for the development; 
• Three-story, medical office building with roughly 65,000 square feet and 320 parking spaces both
at  grade and two levels of underground parking in the east portion of the site; and
• Open space along the northern border for public use that will act as a buffer for the existing
townhomes to the north.

Dundee Nursery currently occupies the site. Access to the site is via a right-in and right-out from
west bound Highway 55 and a full access from Dunkirk Court.  To the north is the Holly Creek Village
Townhomes. To the west is a 4.11 acre parcel occupied by Tri State Drilling and to the east is a 6.74
acre parcel occupied by Plymouth Presbyterian Church. Although both east and west parcels could
redevelop in the future, no plans are currently proposed for these sites.

Planning Process:

The site is currently guided C, commercial and zoned FRD, future restricted development. The
proposed plan would require a comprehensive plan amendment to mixed use residential (MXD-R),
rezoning to PUD, and an environmental assessment worksheet (EAW). Minnesota Rules governing
the Minnesota Environmental Quality Board require preparation of an EAW for projects that include



both residential and commercial components when the project meets or exceeds a stipulated
threshold, which this project does exceed.

The residential density specified for areas guided MXD-R is a minimum of 12 dwelling units per acre
and a maximum of 25 dwelling units per acre, based on the total site area. As a result, this 15.45-acre
site must provide between 185 and 386 dwelling units. The sketch shows 300 dwelling units
(general-occupancy apartment units) for a density of 19.42 dwelling units per acre, which falls within
the density range specified by the comprehensive plan. Less than 50 percent of the project area
would be residential. Development within the MXD-R classification must include a residential
component and contain no more than 50 percent of project area as residential.

Access: 

Proposed site access would include the existing right-in/right-out access onto westbound Highway
55 and will need to gain approval from the Minnesota Department of Transportation Mn/DOT. It is
Mn/DOT’s policy to review plans and restrict or eliminate access onto Highway 55 when
redevelopment occurs. 

The developer is also proposing to modify Dunkirk Court by extending it south to a right-in/right out
access onto County Road 9 (Rockford Road). Hennepin County will need to review and approve this
proposed access. Proposed modifications to Dunkirk Court will require right-of-way from the
adjacent Plymouth Presbyterian church. The developer will be required to maintain access to the
property to the west.

Traffic:

The developer would need to provide a traffic study as part of the EAW to identify any potential
impacts, including recommendations for addressing those impacts.

Parking: 

The developer would need to provide a parking plan that would ensure that adequate parking is
available for the residents living on the site and their guests as well as for the park-and-ride and
medical office uses.

The developer would need to do soil borings to verify the seasonal water table to verify that the
two levels of underground parking for the medical office building is viable.  

Architecture and Signage:

Through the PUD, the City would expect a high level of materials and design for the development as
well a master sign plan.

Environmental: 

The proposed extension of Dunkirk Court to Rockford Road would require filling an existing wetland
located on the southerly portion of the Plymouth Presbyterian Church property. This property is in
the Bassett Creek and Minnehaha Creek Watershed Districts. Therefore, both watershed districts
will need to review and approve the plan.



The site is part of the Minnesota Pollution Control Agency (MPCA) voluntary investigation and
clean-up program for hazardous waste that may be present on the site.

Park Dedication:

Park Dedication would be required, in accordance with the dedication ordinance in effect at the
time of filing for the final plat.

Public Assistance:

To date, the developer has not requested any public assistance.

3. Budget Impact:
N/A

4. Attachments:
Location Map
Aerial Map
Project Narrative
Plans

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/484981/Location_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/484982/Aerial_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/484983/Dundee_Project_Narrative_2019-11-24.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/484984/191125_Dundee_Nursery_Redev_Sketch_Review_high_res.pdf

