
PROJECT LOCATION
(Approx. 10+ ac)

MEMORANDUM

DATE: January 11, 2016

TO: Members of the Planning Commission, Administrator Kreft

FROM: Cynthia Smith Strack, Community Development Director

RE: Item 6.2 Concept Plan Ridgeview Medical Center Project

REQUEST SUMMARY

PZ Task: Review concept plan and make a recommendation to the City Council.

Overview: Ridgeview Medical Center proposes a
mixed use development at 165
Commerce Drive West. Phase I of the
project includes a 12,500 sf medical
clinic, a 9,500 sf fitness/wellness
center, and a 55 unit senior care center
(25 senior apartments & 30 assisted
living/memory care units). Phase II
could include vertical expansion of the
clinic and the addition of a pharmacy.
The project is being processed as a
planned unit development (PUD)
concurrent with platting. The initial PUD
review phase is concept plan.

History/Locale: The Applicant and the City have entered into a purchase agreement for the subject property.
The property is bounded by roadways on all sides. Surrounding parcels consist of raw land
and/or commercial development.

Applicant: Ridgeview Medical Center

Planned Use & Planned (2008 Comprehensive Plan): Highway Commercial
Zoning Classification: Zoning, current: B-2 Highway Commercial

Zoning, proposed: B-2 Highway Commercial & R-7 Mixed Housing

Attachments to Report: (a) Staff analysis of request dated January 7, 2016;
(b) City Engineer’s memo dated December 29, 2015;
(c) Concept plan application and material submittal;
(d) Property legal description;
(e) Draft Resolution No. 16-003.

Action Options: Action on Resolution 16-003 recommending approval or denial (specify) of concept plan to City
Council. Alternatively the PZ may postpone action pending receipt of additional information.

Staff Recommendation: Approval, with conditions specified in Resolution 16-003.

Notes: Representatives from RMC are expected to be in attendance.
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January 7, 2016

TO: Planning Commission Members

FROM: Cynthia Smith Strack, Community Development Director

SUBJECT: Resolution 16 – 003: Concept Plan Ridgeview Medical Center Planned Unit Development
(PUD)

The purpose of this memo is to provide the Commission with information regarding a Concept Plan for the
Ridgeview Medical Center PUD subdivision on approximately seven acres at 165 Commerce Drive West.

LAND USE REVIEW
City PUD standards provide for contract development on multiple parcels for mixed uses. Under Code
Chapter 1105.15 PUD is an overlay with allowable uses and baseline density/intensity reverting to
underlying zoning classifications. Flexibility in site design, building layout, lot configuration, and other
performance standards are allowed in favor of resultant desirable and creative environments. As such
deviations from site circumstances such setbacks, building height, lot area, lot width, site coverage, etc. are
allowed without variance. PUD review is in three stages: concept plan, development stage, and final stage.

PUD concept plan review allows the Applicant to receive feedback on the nature and intent of the proposed
development without incurring substantial costs. At this stage the City provides comment/feedback on items
such as: consistency with the Comprehensive Plan, appropriateness of intended land use, appropriateness
of proposed development density/intensity, adequacy of proposed utilities/facilities, appropriateness of
architectural & landscape design, adequacy of ingress/egress, and other development issues. The nature of
concept plan review is non-binding as to consistency with requirements of zoning and subdivision review
processes and is intended to provide guidance to the Applicant.

Consistency with Comprehensive Plan
The proposed development appears to be largely consistent with housing, economic development, land
use, transportation, public utility, and water management goals, objectives, and policies contained in the
2008 Comprehensive Plan and associated system plans. The subject site is within the urban growth
boundary and municipal utilities are adjacent to the property. Planned land use for the site is highway
commercial. The proposed residential component will necessitate an administrative amendment to the
future land use map contained in the Comprehensive Plan. Staff recommends said administrative
amendment is required as a condition of concept approval.

Proposed Land Use
The proposed medical clinic, fitness/wellness center, and senior care center uses appear to be
complementary. Orientations of uses appear in harmony with the site and the adjacent locale i.e. senior
care center oriented toward pond and fitness center connection to the care center and medical center.
Additionally, the three proposed structures will be internally connected to ensure care center residents and
clinic patients may take advantage of services and offerings. The subject property is currently zoned B-2
Highway Commercial, as such rezoning of a portion of the site to R-7 Mixed Housing would appear to be
necessary to accommodate the proposed mix of uses under PUD overlay. Staff recommends rezoning of a
portion of the site to R-7 as a condition of concept approval.
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Proposed Density/Intensity
For the purpose of this review the net acreage to be developed is seven (7) acres. The calculation excludes
a proposed outlot and has been rounded to the nearest whole number. Proposed residential density is 7.9
dwelling units/acre consistent with guidelines for medium to high density residential development contained
in the Comprehensive Plan (8 du/ac). Proposed commercial intensity under maximum proposed build-out
scenario is .11 sf of commercial for each sf of net lot area, a minimal intensity. Proposed development
density and intensity appear to be reasonable.

Project Phasing
A 28,000 sf (foundation) two story senior care center with underground parking facility, a 9,500 sf
fitness/wellness center, and a 12,500 sf medical clinic are included in Phase I of the project. A potential
vertical clinic expansion and drive-thru pharmacy could be added as part of Phase II of the project.

Financial Impact
Private financing of the development is proposed. Development fees apply as defined in the 2016 fee
schedule. The City and RMC have entered into a purchase agreement for the subject property. A business
subsidy hearing is required prior to closing on the property due to write down of land cost by City.

Transportation
Trip generation analysis is not envisioned due to the limited scale of the proposed development. The site is
to be served by single point of ingress/egress on to Commerce Drive West approximately 375 feet from
Enterprise Drive.  Conceptual parking, vehicular circulation, and pedestrian circulation patterns are
illustrated in the plan submittal and appear to be reasonable. An internal sidewalk network is proposed with
a connection to the public sidewalk adjacent to Commerce Drive. Clarification of sidewalk location is
recommended as discrepancy appears to exist between conceptual landscape and site plans. The majority
of the parking will be shared by the proposed uses with the exception of 48 underground stalls below the
senior care center. Parking and loading requirements may vary from district requirements under PUD.

Architectural/Landscaping
A conceptual landscape plan is included with the submittal. The Applicant is aware of building architectural
detail requirements which will be reviewed at the next PUD review stage. At this time the nature of
landscape design appears to be acceptable.

Open Space, Parkland Dedication
Fee in lieu of parkland dedication is proposed. No common open space either public or private in nature is
proposed. A simple land lease is envisioned for the senior care center component with RMC as the property
owner. The required fee in lieu of parkland dedication shall be as defined in the 2016 fee schedule.

Utilities
Municipal drinking water and sanitary sewer infrastructure is available to the site. The City Engineer has
reviewed conceptual utility plans in a review letter dated December 29, 2015 which is hereby incorporated
by reference.

Environmental
The project is not large enough to necessitate formal environmental review under state thresholds.

Stormwater/Grading/Drainage
Stormwater management, grading, and erosion control to be reviewed at development stage of the PUD.

Lighting
The concept plan illustrates overhead lighting in the proposed parking areas. A photometric plan will be
reviewed during the development stage along with lighting details.

Signage
The concept plan illustrates development monument signage and directional signage. Details will be
considered during the development stage and/or under a separate sign permit application.
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DEPARTMENTAL REVIEW
Building Official/Fire
Building Official McCarty has examined the concept plan and notes further discussion is envisioned as the
development stage submittal is prepared relative to fire lane. Construction plans have not been developed
at this time. Building, plumbing, electrical, etc. permits are required prior to initiation of construction of
structures.

Public Works
The Public Works Superintendent Fahey has examined the concept plan and concurs with comments
submitted by the City Engineer. Mr. Fahey presumes utility mains will be within easements.

Engineering
The City Engineer Duncan has examined the concept plan. Comments contained in the City Engineer’s
project memo dated December 29, 2015 are attached hereto.

STAFF/CONSULTANT RECOMMENDATION
Approval subject to the following conditions:

1. The overall conceptual entitlements* for the PUD are as follows:

Entitlements PUD
Planned Use Highway Commercial, Mixed Residential

Base Zone B-2 Highway Commercial, R-7 Mixed
Residential

Residential Density 8 dwelling units/acre, maximum
Commercial Intensity .20 sf/net ac, maximum

Residential Uses Senior apartments (25), assisted
living/memory care (30 units)

Commercial

Primary and specialty medical clinic,
medical office building, pharmacy with
drive-thru, home medical equipment sales
wholesale or retail, therapy services,
fitness center, day care, other retail with
drive thru, restaurant or coffee shop with
drive thru, financial institution with drive
thru, general office space, and/or uses
associated with or ancillary to the above-
listed items.

Financing Developer financed
Open space, Park
Dedication Fee in lieu of land dedication

Performance Standards Flexibility in parking and loading facility
design and signage are envisioned

* Conceptual entitlements only, demonstrated compliance with zoning code is required

2. Recommendations contained in the staff memo dated January 7, 2016 and a memo from the City
Engineer dated December 29, 2015 are satisfactorily addressed.

3. The Concept Plan, the exhibits accompanying the Concept Plan, and all conditions and restrictions
placed upon the Concept Plan by the Belle Plaine Planning Commission shall be made a part of this
Resolution and that a permanent record of the Concept Plan, the exhibits accompanying the concept
plan, and all conditions and restrictions shall be kept on file at the City of Belle Plaine.
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4. The Applicant shall submit applications for: development and final stage PUD, preliminary and final plat,
comprehensive plan (administrative) amendment, and rezoning.

5. Concept plan approval is limited to major development issues and not intended as or construed to be:
development stage or final stage planned unit development approval; preliminary or final plat approval;
approval of rezoning; nor acceptance of an administrative comprehensive plan amendment.
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December 29, 2015 

 

 

Cynthia Smith-Strack, Community Development Director 

City of Belle Plaine 

Belle Plaine Government Center 

218 N Meridian Street 

PO Box 129 

Belle Plaine, MN 56011 

 

 

RE: Concept Review 

 Ridgeview Medical Center Belle Plaine Campus 

  

Dear Cynthia, 

 

I have reviewed the Concept Plan prepared by RSP Architects. I offer the following comments from an 

engineering perspective: 

 

1. The proposed landscaping differs from what the City currently maintains for other City ponds/outlots. 

The landscape plan shows a fountain, landscaping, and trail in Outlot A. This pond is designed to 

infiltrate stormwater and historically has not had standing water. I understand that Outlot A would 

continue to be City owned and maintained, therefore additional discussion with the developer is 

warranted as the concept proceeds to the preliminary plat stage. 

2. The concept indicates a full access intersection with West Commerce Drive, as has been previously 

discussed with the developer. Assuming the project moves to final design, this intersection is to be 

located as far from Enterprise Drive as possible without impacting the existing stormwater pond. In 

addition, Bolton & Menk will need to review the traffic analysis performed with the Enterprise Drive 

Overpass Project in order to recommend necessary lane configuration modifications on West 

Commerce Drive.  

3. Sanitary sewer accepting flows from structures that are owned or potentially owned by separate 

entities, as well as looped watermain qualify as “City” utilities. As such, these are to be constructed by 

the developer according to City plans and specifications and accepted by the City following 

completion and approval.  

4. The project proposes removal of trees within the TH169 and County Road 3 (Meridian) rights of way. 

This work will require authorization and permits from both Mn/DOT and Scott County. 

  

Please contact me at (507) 625-4171 ext. 2357 if you have any questions. 

 

Sincerely, 

BOLTON & MENK, INC. 

 

 

 

D. Joseph Duncan II, P.E. 

City Engineer 

 
 

cc: Holly Kreft, City Administrator 

Al Fahey, Public Works Superintendent 
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BELLE PLAINE PLANNING COMMISSION
RESOLUTION PZ 16-003

A RESOLUTION RECOMMENDING THE CITY COUNCIL APPROVE A CONCEPT PLAN FOR
RIDGEVIEW MEDICAL CENTER BELLE PLAINE CAMPUS PLANNED UNIT DEVELOPMENT (PUD)

WHEREAS, The PUD process is a review procedure that is intended to encourage desirable and creative
environments through flexibility in site design, building layout, lot configuration, and conventional
performance standard criteria; and,

WHEREAS, the PUD review process is divided into three phases: concept plan review, development
stage review, and final stage review; and,

WHEREAS, the PUD concept plan review phase addresses major development issues such as land use,
density/intensity of development, public facilities, transportation, infrastructure, park dedication, and the
like; and,

WHEREAS, Ridgeview Medical Center, a Minnesota Non-Profit Corporation, 500 South Maple Street
Waconia, MN (Applicant) has submitted a complete application for PUD concept plan review; and,

WHEREAS, the subject property is located at 125, 145, and 165 Commerce Drive West; and,

WHEREAS, the property is legally defined in Attachment A, hereto attached; and,

WHEREAS, the Planning Commission examined conceptual site, utility, and landscaping plans and a
project narrative submitted by the Applicant; and,

WHEREAS, the Planning Commission has reviewed a staff memo dated January 7, 2016 and a memo
from the City Engineer dated December 29, 2015 relating to the concept plan; and,

WHEREAS, The Planning Commission has reviewed the PUD concept plan and found:

1. The proposed development appears to be largely consistent with housing, economic
development, land use, transportation, public utility, and water management goals, objectives,
and policies contained in the 2008 Comprehensive Plan and associated system plans.

2. The proposed medical clinic, fitness/wellness center, and senior care center uses appear to be
complementary. Orientations of uses appear in harmony with the site and the adjacent locale.

3. ___
4. ____

NOW THEREFORE BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF BELLE
PLAINE THAT: It hereby recommends the City Council approve the concept plan for Ridgeview Medical
Center, contingent upon the following:



1. The overall conceptual entitlements* for the PUD are as follows:

Entitlements PUD
Planned Use Highway Commercial, Mixed Residential

Base Zone B-2 Highway Commercial, R-7 Mixed
Residential

Residential Density 8 dwelling units/acre, maximum
Commercial Intensity .20 sf/net ac, maximum

Residential Uses Senior apartments (25), assisted
living/memory care (30 units)

Commercial

Primary and specialty medical clinic,
medical office building, pharmacy with
drive-thru, home medical equipment sales
wholesale or retail, therapy services,
fitness center, day care, other retail with
drive thru, restaurant or coffee shop with
drive thru, financial institution with drive
thru, general office space, and/or uses
associated with or ancillary to the above-
listed items.

Financing Developer financed
Open space, Park
Dedication Fee in lieu of land dedication

Performance Standards Flexibility in parking and loading facility
design and signage are envisioned

* Conceptual entitlements only, demonstrated compliance with zoning code is required

2. Recommendations contained in the staff memo dated January 7, 2016 and a memo from the
City Engineer dated December 29, 2015 are satisfactorily addressed.

3. The Concept Plan, the exhibits accompanying the Concept Plan, and all conditions and
restrictions placed upon the Concept Plan by the Belle Plaine Planning Commission shall be
made a part of this Resolution and that a permanent record of the Concept Plan, the exhibits
accompanying the concept plan, and all conditions and restrictions shall be kept on file.

4. The Applicant shall submit applications for: development and final stage PUD, preliminary and
final plat, comprehensive plan (administrative) amendment, and rezoning.

5. Concept plan approval is limited to major development issues and not intended as or construed
to be: development stage or final stage planned unit development approval; preliminary or final
plat approval; approval of rezoning; nor acceptance of an administrative comprehensive plan
amendment.

The adoption of the foregoing resolution was duly moved by Commissioner _____ and seconded by
Commissioner _____, and after full discussion thereof and upon a vote being taken thereon, the following
Commissioners voted in favor thereof: ______________.

and the following voted against the same: _____.

Whereupon said resolution was declared duly passed and adopted. Dated this 11th day of January, 2016.

___________________ _______________________
Henry Pressley Cynthia Smith Strack
Planning Commission Chairperson Community Development Director



ATTACHMENT A
RESOLUTION PZ 16-003

LEGAL DESCRIPTION: RIDGEVIEW MEDICAL CENTER
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