
Agenda Number
File 2021007

PLYMOUTH COMMUNITY
DEVELOPMENT DEPARTMENT

PLANNING AND ZONING
STAFF REPORT

TO: Plymouth Planning Commission

FROM: Kip Berglund, Senior Planner (509-5453) through Steve Juetten, 
Community Development Director

MEETING DATE: April 21, 2021

APPLICANT: Enclave Companies

PROPOSAL: Sketch Plan for mixed use development

LOCATION: West of Highway 169 South of Bass Lake Road at Nathan Lane 
5750 Nathan Lane and PID Numbers 01-118-22-42-0007, 01-118-22-
42-0010, 01-118-22-42-0049

GUIDING: C (commercial) and CO (commercial office)

ZONING: C-2 (neighborhood commercial) and FRD (future restricted 
development)

DESCRIPTION OF REQUEST:

The applicant is requesting a sketch plan review of a mixed-use development of four properties 
west of Highway 169 and south of Bass Lake Road.  Under the plan, retail/commercial uses would 
be developed on the properties located along Bass Lake Road and residential uses consisting of 
20-two story townhomes, and 186 apartment units (3-three story buildings with 62 units each).  

Notice of the public meeting was mailed to all property owners within 750 feet of the site.  A copy 
of the notification area map is attached.
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CONTEXT:

Site Area

The subject properties total 18.96 acres in area.  The sketch layout shows lots sizes as follows: 1) 
commercial site at southwest corner of Bass Lake Road and Nathan Lane at 2.61 acres; 2) 
commercial sites at southeast corner of Bass Lake Road and Nathan Lane at 1.98 acres and 2.29 
acres; 3) residential townhome property along east side of Nathan Lane at 3.14 acres; and 4) multi-
family residential property further east of Nathan Lane at 8.94 acres.

Surrounding Land Uses

The site is located west of Highway 169, south of Bass Lake Road at the intersection of Bass Lake 
Road and Nathan Lane.  The properties are currently guided either commercial (C) or commercial 
office (CO) and zoned either C-2 (neighborhood commercial) or FRD (future restricted 
development)

Adjacent Land Use Guiding Zoning
North (across 

Bass Lake Road) Office buildings  CO B-C

West (across 
Nathan Ln)

Villa-homes in the Villas at 
Bass Creek subdivision

LA-3 PUD

South/southwest 
(across 56th Ave)

Townhomes in the Hickory 
Hills Villas subdivision

LA-3 RMF-3

East (across 
Harbor Ln) Superior Ford car dealership C C-5

Natural Characteristics of Site/Environmental

The site is located in the Shingle Creek watershed district. The site contains wetlands, flood plain 
and is located in the shoreland overlay district of Bass Creek.

Under a formal application review, the applicant would be required to: 1) provide an up-to-date
wetland delineation and provide related wetland buffers, identify the flood plain elevation, and 
mitigate for any impact on the flood plain; 3) identify the shoreland overlay district area along
Bass Creek and identify the proposed impervious surface within that area; and 4) satisfy any 
watershed requirements and City of Plymouth water quality requirements.

LEVEL OF CITY DISCRETION IN DECISION-MAKING:

The City has a high level of discretion in reviewing sketch plans. Any comments provided to the 
applicant by the staff, Planning Commission, and City Council shall be considered advisory only 
and shall not constitute a binding decision on the request.
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A sketch plan is neither approved nor denied, but rather, the purpose of the sketch plan review 
process is for the applicant to receive comments related to the proposed project prior to incurring 
costs associated with a formal development application.  Note that a full analysis of the site details 
is not conducted as part of a sketch plan review.

ANALYSIS OF REQUEST:

Enclave Companies is requesting informal comments on a sketch plan for a mixed-use 
development consisting of roughly 14,000 square feet of additional retail uses to the land along 
the south side of Bass Lake Road (note, the existing gas station would remain) and residential uses 
to the larger vacant property further south consisting of five two-story four-unit buildings (20 total 
units) and three, 62-unit three-story market rate apartment buildings (186 total apartment units).

COMMERCIAL

RESIDENTIAL
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GUIDING:

The site is presently guided both C (commercial) and CO (commercial office) under the City’s 
comprehensive land use guide plan.  The property west of Nathan Lane is currently guided 
commercial, and no change is necessary to the comprehensive plan guiding.  The applicant would, 
however, request the properties east of Nathan Lane be reguided to MXD (mixed use) through a 
comprehensive plan amendment with their formal application.  

The MXD guiding designation specifies a minimum density goal of 12 dwelling units per acre and 
a maximum density of 20 dwelling units per acre.  Density is based on net acreage excluding 
ponds, wetlands and related buffers, floodplain and land dedicated for arterial roadways.  This 
method of calculating density is consistent with the procedures established by the Metropolitan 
Council.  The property to the east of Nathan Lane contains 16.35 acres. Based on 16.35 acres, the 
site could accommodate 196 to 327 dwelling units under the MXD guiding.  The sketch plans 
identifies a total of 206 units.  Staff notes that the 16.35 acres does not exclude any areas of 
wetlands and related buffers, floodplain or land dedicated for arterial roadways.  These areas would 
be required to be deducted from the overall acreage under the formal application review, and the 
proposed number of residential units would need to fall into the density category allowance
permitted under the MXD guiding.
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ZONING:

The site is presently zoned both C-2 (neighborhood commercial) and FRD (future restricted 
development).  If the sketch moves forward to a development application, the request would be 
for the properties to be rezoned to PUD (planned unit development).  

The sketch shows a building on the west parcel similar to the building that was approved in 2015. 
This property could remain zoned C-2, however, to rezone all the property PUD would provide 
the best opportunity to tie all properties together through common architectural, landscaping and 
site improvements.  The PUD zoning would allow variations to the strict application of the land 
use regulations in order to improve site design and operation, while at the same time incorporating 
design elements that exceed the City’s standards.  Through the PUD, the City would expect a high 
level of materials and design for the development as well a master sign plan.  

Access

Proposed access to the commercial property to the east would continue from the access points 
along Nathan Lane to the existing gas station.  Access to the commercial property west of Nathan 
Lane would align with the southernmost access point along Nathan Lane.     

Access to the townhome portion of the plan would come from Nathan Lane and would align with 
existing access points to the west into the Villas at Bass Creek subdivision.  Access to the three, 
three-story multi-family buildings would come from 56th Avenue.
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Traffic

A traffic study was completed in 2015, however, to better 
analyze traffic based on a current proposal, the developer 
would need to provide an updated traffic study as part of the 
land use guide plan amendment request to identify any 
potential impacts, including recommendations for addressing 
those impacts.  The 2015 traffic study (attached) identifies
needed intersection improvements in the area

If the sketch moves forward to a development application, 
with an updated traffic study and continued review by the 
developer’s team and city staff, the desire is to determine if 
there are ways to mitigate traffic in the area and attempt to 
lessen impacts that it has on the surrounding residential along 
Nathan Lane.

Sidewalks/Trails

The Comprehensive Plan identifies trail gaps in an area along 
the west side of Nathan Lane, south of Bass Lake Road and along the southern side of Bass Lake 
Road.  Through a formal development application, the developer would be required to complete 
the trail along the west side of Nathan Lane from the northeastern corner of the Villas at Bass 
Creek property to Bass Lake Road and either construct or provide a trail easement along the 
southern side of Bass Lake Road for the future construction of a trail.

The applicant has provided a sketch plan that shows private sidewalks within the residential 
portion of the development that would connect to the commercial portion of the development.  
Through a formal development review process, the applicant would be required to provide details 
of the private sidewalk network and show how it will connect to the public trail system in the area.

Transition

The applicant has stated that the development would provide commercial uses to the north, closest 
to Bass Lake Road, and residential uses to the south.  The sketch plan shows the transition of two-
story townhomes to be located furthest west, closest to the existing villa-style residential homes to 
the west across Nathan Lane.  The applicant states that the townhomes would provide a transition 
to the three, three-story, multi-family buildings which would be located furthest east.
Staff recommends that the applicant show how the property to the east of the subject properties 
(currently Superior Ford car dealership) would be accessed in the future under a possible 
redevelopment project.
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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 commercial and 
commercial/office uses.

The developer would need to do soil borings to verify the seasonal water table to verify that any 
proposed underground parking for the multi-family buildings is viable.  

Storm Water Management

Drainage calculations are not required for a sketch plan.  A detailed review of a storm water 
management plan would be conducted if the sketch plan moves forward to a development 
application.  The plan would need to comply with City and watershed regulations relating to 
drainage, runoff, and erosion control.  The applicant showed areas throughout the site where 
surface water treatment could be done.

Park Dedication

The comprehensive plan does not indicate the need for dedication of park land at this site.  If the 
sketch moves forward to a development application and the project is ultimately approved for the 
site, the developer would be required to pay a cash fee in lieu of land dedication, in accordance 
with the dedication ordinance in effect at the time of filing for the final plat, to satisfy the park 
requirement.  

Tree Preservation/Landscaping

The development is subject to the city’s tree preservation regulations. Section 530 of the city code
states that for developments in mixed use districts that include both residential and non-residential 
uses, the developer of any lot that contains solely residential use may remove or disturb up to 50 
percent of the total inches of significant trees on such lot.  The developer may remove or disturb 
up to 75 percent of the significant trees on the remainder of the site.  Any removal or disturbance 
beyond these thresholds shall require reforestation or restitution.  A significant tree is defined as 
one being eight inches or larger in diameter for deciduous trees, and four inches or larger in 
diameter for conifers. The applicant has not provided a tree survey or landscaping plan and would 
be required to complete a plan if the project moves forward.

Public Assistance

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

INFORMAL COMMENTS:

The Planning Commission may provide the following informal comments to the City Council, plus 
any additional comments raised at the commission meeting.



2021007
Page 8

 The sketch plan as shown would require the applicant to take to following next formal steps
for approval:  1) Traffic study; 2) Wetland delineation; 3) Flood Plain determination; 4) 
Land use guide plan amendment, rezoning, preliminary and final plat approvals, PUD 
general and final plan approvals; 5) Watershed approval; and6) Building permits. 

 The sketch plan shows the general location where parking stalls can be located on the 
properties.  Through a formal review for development, the applicant would need to show 
the required number of parking stalls that meet design criteria, and meet ADA 
requirements, based on the proposed uses of the development.

 The sketch plan shows the general location of where stormwater could be treated onsite 
with surface water ponding areas.  Through a formal development review, the applicant 
would need to provide a stormwater management treatment plan that meets watershed and 
Plymouth water quality requirements. 

 Through a formal review application, conditions in the attached engineering comments 
would need to be addressed related to layout and configuration, pedestrian circulation, 
watermain distribution, sanitary sewer collection and storm sewer items.

 The sketch plan does not show a detailed fire protection plan that would be required under 
a formal application review, including existing and proposed hydrant locations, PIV’s, fire 
department connection locations, fire lanes, turning radius evaluations, etc.  

 The applicant would be required to construct a city trail along the west side of Nathan Lane 
to Bass Lake Road to eliminate the trail gap and either construct or provide the necessary 
trail easement for the future construction of a city trail along the south side of Bass Lake 
Road.

 The applicant will be required to pay a park dedication cash fee in lieu of land dedication.
 The lowest floor elevation of the buildings must be at least two feet higher than the 100-

year flood elevation or three feet above the ordinary high-water mark of public waters, 
whichever is greater.

 Tree preservation and landscaping requirements will be calculated on the final proposed 
development of the properties.

 Utilizing the traffic study and transportation planning techniques, work with city staff in 
an attempt to mitigate traffic impacts in the area.

ATTACHMENTS:
1. Location Map
2. Aerial Photo
3. Notification Area Map
4. Engineering Memo/Comments
5. 2015 Traffic Study
6. Applicant’s Narrative and Site Graphics


