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Planning Commission Agenda 

Nov. 17, 2022 
6:30 p.m. 

 
City Council Chambers – Minnetonka Community Center 

 
1. Call to Order 
 
2. Roll Call 

 
3. Approval of Agenda 
 
4. Approval of Minutes: Nov. 3, 2022 

 
5. Report from Staff 
 
6. Report from Planning Commission Members  

 
7. Public Hearings: Consent Agenda  

 
A. Conditional use permit for an educational use within an existing religious institution at 4600 

Shady Oak Road 
 
Recommendation: Recommend the city council approve the permit. (4 votes) 
 
• Recommendation to City Council (Nov. 28, 2022) 
• Project Planner: Susan Thomas  

 
8. Public Hearings: Non-Consent Agenda Items 
 

A. Amendment to the sign plan for West Ridge Market 
 
Recommendation: Adopt the resolution denying the request. (4 votes) 
 
• Final decision, subject to appeal 
• Project Planner: Bria Raines  

 
9. Other Business 

 
A. Concept plan review for Walser Kia at 15700 Wayzata Blvd. 

 
Recommendation: Provide feedback; no formal action.  
 
• To City Council (Nov. 28, 2022) 
• Project Planner: Susan Thomas 
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B. Concept plan review for Greco Minnetonka at 15409 Wayzata Blvd. 
 
Recommendation: Provide feedback; no formal action.  
 
• To City Council (Nov. 28, 2022) 
• Project Planner: Loren Gordon 

 
10.  Adjournment 
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Notices 
 
 
1. Please call the planning division at (952) 939-8290 to confirm meeting dates as they 
 are tentative and subject to change. 
 
2. There following applications are tentatively schedule for the Dec. 1, 2022 agenda. 
 

Project Description Parking Ordinance 
Project Location City Wide 
Assigned Staff Susan Thomas, Bria Raines 
Ward Councilmember City Wide 

 
Project Description Housekeeping Ordinance 
Project Location City Wide 
Assigned Staff Susan Thomas, Bria Raines 
Ward Councilmember City Wide 

   
 
 
 



 Unapproved 
Minnetonka Planning Commission 

Minutes 
 

Nov. 3, 2022 
      

 
1. Call to Order 

 
Chair Sewall called the meeting to order at 6:30 p.m. 
 

2. Roll Call 
 
Commissioners Powers, Waterman, Banks, Henry, and Sewall were present. Hanson 
and Maxwell were absent. 
 
Staff members present: City Planner Loren Gordon and Planner Drew Ingvalson.  
 

3. Approval of Agenda: The agenda was approved as submitted.  
 

4. Approval of Minutes: Oct. 20, 2022 
 
Banks moved, second by Waterman, to approve the Oct. 20, 2022 meeting minutes 
as submitted. 
 
Powers, Waterman, Banks, Henry, and Sewall voted yes. Hanson and Maxwell 
were absent. Motion carried. 
 

5. Report from Staff  
 
Gordon briefed the commission on land use applications considered by the city council 
at its meeting on Oct. 24, 2022: 
 

• Introduced a solar energy systems ordinance amendment. 
• Adopted a resolution approving preliminary and final plats for Dunibar 

Court, a five-lot subdivision at 17809 Ridgewood Road. 
• Adopted a resolution approving a conditional use permit for a detached 

accessory dwelling unit at 3274 and 3305 Fairchild Ave. 
  

6. Report from Planning Commission Members 
 
Powers encouraged everyone to vote. 
 

7. Public Hearings: Consent Agenda 
 
No item was removed from the consent agenda for discussion.  
 
Powers moved, second by Banks, to approve the item listed on the consent 
agenda as recommended in the staff report as follows:  
 
A. Side yard setback variance for a garage addition at 14327 Glenridge Road. 
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Adopt the attached resolution, which approves a side yard setback variance for a garage 
addition at 14327 Glenridge Road. 
 
Powers, Waterman, Banks, Henry, and Sewall voted yes. Hanson and Maxwell 
were absent. The motion carried, and the item on the consent agenda was 
approved as submitted. 
 

8. Public Hearings 
 
A. Solar energy systems ordinance update. 
 
Chair Sewall introduced the proposal and called for the staff report. 
 
Ingvalson reported. He recommended approval of the application based on the findings 
listed in the staff report.  
 
The public hearing was opened. No testimony was submitted, and the hearing was 
closed.  
 
Powers confirmed with Ingvalson that the proposed ordinance would prohibit solar 
panels larger than two square feet in size from being located in a front yard.   
 
Banks asked if a variance to locate solar panels larger than two square feet in a front 
yard could be requested. Ingvalson answered affirmatively.  
 
Henry shared that the sustainability commission felt that the front yard would be a logical 
place to locate solar panels if the rest of the property is shaded. A variance could be 
approved in that situation. 
 
Waterman confirmed with Ingvalson that the same size restrictions would be applied to 
solar panels as any detached-accessory structure. He felt that is wise.  
 
Waterman asked what complaints and problems other cities have received regarding 
solar panels. Ingvalson answered that glare was a common issue, and the panels not 
being operational or inappropriately operated was reported infrequently. The proposed 
ordinance has provisions to prevent glare from reaching neighboring properties and 
provides consequences to deal with inoperable or inappropriately operated solar panels. 
Some cities mentioned receiving a small number of complaints regarding the aesthetics 
of solar panels, but aesthetics is subjective to individual tastes. The proposed ordinance 
does not have regulations regarding aesthetics.   
 
Henry confirmed with Ingvalson that there is no size restriction regarding solar panels 
located on rooftops. Ingvalson explained that the proposed ordinance does not have 
specific regulations for panels that move to follow the sun. Moving solar panels would 
need to meet glare regulations.  
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Henry confirmed with Ingvalson that solar panels would have to meet state building code 
requirements. 
 
In response to Chair Sewall’s question, Ingvalson explained that Minnesota’s climate is 
not as bad as one would think to facilitate the operation of solar panels. Extreme heat, 
as well as extreme cold, may impact the function of solar panels. As long as sunshine 
reaches the panels, snow will melt fairly quickly.  
 
Banks confirmed with Ingvalson an error on page 4 of the staff report that needs to be 
changed from “Solar energy collector devices, less than one . . .” to “Solar energy 
collector devices, less than two . . .”   
 
Banks confirmed with Ingvalson that there is no limit to the number of solar panels no 
larger than two feet square in size that a residential property could have in the front yard. 
Ingvalson noted that that scenario would not be very practical to generate solar power to 
a residence.  
 
Waterman noted that there might be situations where solar panels could utilize unused 
parking areas. Chair Sewall agreed. The property owner may choose to use the parking 
space for solar panels. Ingvalson explained that the intent of the proposed ordinance is 
to maintain minimum parking requirements and preserve drive aisles for emergency 
vehicles. 
 
Henry encouraged everyone to visit the sustainability page of the city’s website at 
minnetonkamn.gov/our-city/sustainable-minnetonka. A list of solar providers is 
provided on the site. 
 
Chair Sewall confirmed with Ingvalson that if staff receives a complaint about a glare 
problem after solar panels have been installed, staff will visit the site and require it to be 
fixed if needed. 
 
Chair Sewall appreciates the staff's work on the update to the solar ordinance. He felt 
that ordinances should be reviewed regularly to make tuques as technology and 
practices change and to give the public the opportunity to provide input.  
 
Henry moved, second by Powers, to recommend that the city council adopt the 
proposed ordinance changes regarding solar energy systems. 
 
Powers, Waterman, Banks, Henry, and Sewall voted yes. Hanson and Maxwell 
were absent. Motion carried. 
 

  

https://www.minnetonkamn.gov/our-city/sustainable-minnetonka
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9. Adjournment 
 
Banks moved, second by Waterman, to adjourn the meeting at 7:10 p.m. Motion 
carried unanimously. 
 
 
By:  _________________                            

Lois T. Mason 
Planning Secretary 



 
 
 
 
 
 

Minnetonka Planning Commission Meeting 
 
 
 

Agenda Item 7 
 

Public Hearing: Consent Agenda 
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Nov. 17, 2022 

 
 
Brief Description Conditional use permit for an educational use within an existing 

religious institution at 4600 Shady Oak Road  
 
Recommendation Recommend the city council adopt the resolution approving the 

request. 
 
____________________________________________________________________________ 
 
Background 
 
In 1971, the city approved a conditional use permit (CUP) for a religious institution to occupy the 
property at 4600 Shady Oak Road. Cross of Glory Baptist Church was constructed soon after. 
Additions to the church building were made in 1978 and 2002.   

 
 
 
 
 
 
 
 

 
 
 
 
 
Proposal 
 
Since the fall of 2020, three homeschool co-ops have occupied space within the church building 
during the week.1 The typical co-op schedule at Cross of Glory is Monday thru Thursday, 8 a.m. 
to 3:30 p.m.: 
 
Days Estimated Number of People Co-op 
Monday 75 per day Hopkins Classical Conversations 
Tuesday 116 per day Eden Prairie Classical Conversations 
Wednesday 80 per hour Christian Homeschool Academy of Tutoring 
Thursday 150 per hour Christian Homeschool Academy of Tutoring 

 
This regular, weekday educational use of the religious building was not contemplated under the 
1971 CUP. Therefore, a separate CUP for an educational facility is required. 
 
  
 
                                                 
1 Per the applicant’s narrative: “The homeschool co-ops are small groups of parents and students, pre-K through 12th graded, that 
gather weekly to support one another in education with a Biblical worldview using classical and contemporary methods. These 
groups involve volunteers as well as trained and paid parent tutors from within the group." 

Original Construction  After 1978 Addition  After 2002 Addition  
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Staff Analysis  
 
Staff finds that the proposed educational use is reasonable and appropriate, as: 
 

• CUP Standards. The educational use would meet all CUP standards. These standards 
are outlined in this report's “Supporting Information” section.   

 
• Complimentary Use. The co-ops’ daytime and weekday use of the building would be 

complementary to the church’s more typical evening and weekend use.  
 

• Parking. The proposed use would meet the requirements of both the existing and 
proposed parking ordinance. 
 

• Complaints. The co-ops have been occupying space in the building for over two years. 
The city has received no complaints about the educational use during this time.  

 
Staff Recommendation 
 
Recommend that the city council adopt the resolution approving a conditional use permit for an 
educational use within an existing religious institution at 4600 Shady Oak Road   
 
Originator: Susan Thomas, AICP, Assistant City Planner  
Through:  Loren Gordon, AICP, City Planner  
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Supporting Information 
 
 
Surrounding  North:  Excelsior Blvd, single-family homes beyond 
Land Uses South:  Single-family homes, zoned R-1 
 East:  Shady Oak Road, commercial properties beyond 
 West: Single-family homes, zoned R-1 

  
Planning Guide Plan designation:  Institutional  
  Zoning:    R-1, low density residential    
 
Parking There are 173 parking stalls on the property. This would far exceed 

the parking required under both the existing and the draft parking 
ordinance: 

 
 Required Parking Spaces 
Existing Ordinance 50 + 1 per instructor 
Proposed Ordinance 49 

 
CUP Standards The proposed use would meet the general and specific educational 

institutions and facilities standards, as outlined in City Code §300.16 
Subd. 2 and §300.16 Subd. 3(a) respectively. 

 
 General Standards 
 

1. The use is consistent with the intent of this ordinance; 
 

2. The use is consistent with the goals, policies, and objectives of the 
comprehensive plan; 

 
3. The use does not have an undue adverse impact on governmental 

facilities, utilities, services, or existing or proposed improvements; 
and 

 
4. The use does not have an undue adverse impact on public health, 

safety, or welfare. 
 

Specific Standards 
 

1. Direct access limited to a collector or arterial roadway as identified 
in the comprehensive plan or otherwise located so that access 
can be provided without conducting significant traffic on local 
residential streets; the use is not permitted on property that has 
access only by way of a private road or driveway that is used by 
more than one lot; 
 
Finding: Primary access to the site is from Shady Oak Road, 
which is identified as an arterial road. 
 

2. Buildings set back 50 feet from all property lines and parking 
setbacks are subject to section 300.28 of this ordinance; 
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Finding: The existing building has a non-conforming setback of 
43 feet from the south property line. The proposed use of the 
existing building would not change this setback.  

 
3. School bus pick-up and drop-off areas located outside of the 

public right-of-way and designed to enhance vehicular and 
pedestrian safety; 
 
Finding: Students are not bussed to the site.  

 
4. Recreational areas designed for group outdoor activities set back 

25 feet from residential property, suitable buffering provided to 
protect neighboring properties from noise and adverse visual 
impacts, and lighted playing fields permitted only upon 
demonstration that off-site impacts can be mitigated substantially; 

 
Finding: The property contains large areas of green space that 
could be used for outdoor activities. Neighboring properties are 
well-screened by existing vegetation.  

 
5. No more than 60 percent of the site is to be covered with 

impervious surface, and the remainder is to be suitably 
landscaped; 

 
Finding: The proposed educational use of the building would not 
change the site's existing impervious surface or landscaping. 

 
6. The site and building plan subject to review pursuant to section 

300.27 of this ordinance, and 
 

Finding: See the SBP section below. 
 

7. Not connected to, or part of, any residential dwelling. 
 

Finding: The educational facility would be located within an 
existing religious institution. 
 

SBP Standards The proposal is for continued occupancy of an existing building. No 
changes to the site or building are proposed. As such, it would meet 
the standards outlined in City Code §300.27 Subd.5: 

 
1. Consistency with the elements and objectives of the city's 

development guides, including the comprehensive plan and water 
resources management plan; 

 
2. Consistency with this ordinance; 

 
3. Preservation of the site in its natural state to the extent practicable 

by minimizing tree and soil removal and designing grade changes 
to be in keeping with the general appearance of neighboring 
developed or developing areas; 
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4. Creation of a harmonious relationship of buildings and open 

spaces with natural site features and with existing and future 
buildings having a visual relationship to the development; 

 
5. Creation of a functional and harmonious design for structures and 

site features, with special attention to the following: 
 

• an internal sense of order for the buildings and uses on the 
site and provision of a desirable environment for occupants, 
visitors, and the general community; 
 

• the amount and location of open space and landscaping; 
 

• materials, textures, colors, and details of construction as an 
expression of the design concept and the compatibility of the 
same with the adjacent and neighboring structures and uses; 
and 

 
• vehicular and pedestrian circulation, including walkways, 

interior drives, and parking in terms of location and number of 
access points to the public streets, width of interior drives and 
access points, general interior circulation, separation of 
pedestrian and vehicular traffic, and arrangement and amount 
of parking. 

 
6. Promotion of energy conservation through design, location, 

orientation, and elevation of structures, the use and location of 
glass in structures and the use of landscape materials and site 
grading; and 
 

7. Protection of adjacent and neighboring properties through 
reasonable provision for surface water drainage, sound and sight 
buffers, preservation of views, light and air, and those aspects of 
design not adequately covered by other regulations which may 
have substantial effects on neighboring land uses. 
 

 
 
 
Pyramid of Discretion   
 
 
 
 
 
 
 
 

This proposal: 
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Voting Requirement The planning commission will make a recommendation to the city 
council. The commission’s recommendation and council decision 
require the affirmative vote of a simple majority.  

 
Motion Options  The planning commission has three options:  
 

1. Concur with the staff recommendation. In this case, a motion 
should be made recommending the city council adopt the 
resolution approving the request.  
 

2.  Disagree with staff’s recommendation. In this case, a motion 
should be made recommending the city council deny the 
request. This motion must include a statement as to why 
denial is recommended  

 
3. Table the request. In this case, a motion should be made to 

table the item. The motion should include a statement as to 
why the request is being tabled with direction to staff, the 
applicant, or both.  

 
Neighborhood The city sent notices to 40 area property owners and received one 
Comments  response in support of the proposal. Note that the comment was 

received on 10/31, indicating the property owner had not received 
notice of the proposal. Notices were sent, as per the typical mailing 
schedule, on 11/03. 

   
Deadline for  Feb. 2, 2023 
Decision  
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Cross  of  Glory  Baptist  Church

4600  Shady  Oak  Rd

Hopkins,  MN 55343

952-935-3696

office@crossofglory.church

Addendum

We  have  three  different  homeschool  co-ops  meeting  in our  facility  for  30 weeks  during  the  year.

The  Monday  and  Tuesday  groups  are  attended  by  students  and  parents  together.  Most  families

attending  have  3-5  people  in their  group.

The Wednesday/T  hursday  group  is run on an elective  schedule  where students  are dropped  off

for  all or  only  portions  of  the  day;  few  parents  remain  in the  building.*

Hopkins  Classical  Conversations  (Monday)

Eden  Prairie  Classical  Conversations  (Tuesday)

CHAT  (Christian  Homeschool  Academy  of  Tutoring  (Wednesday  &  Thursday)

Approximate  Number  of  Additional  People  in  the  Facility:

Monday:  75

Tuesday:  116

Wednesday:  80 (avg.  per  hour)*

Thursday:  150  (avg.  per  hour)*

Parking:  We  have  173  parking  spaces  on our  property.

The  homeschool  co-ops  are  small  groups  of  parents  and  students,  pre-K  through  12th  grade,

that  gather  weekly  to support  one  another  in education  with  a Biblical-worldview  using  classical

and  contemporary  methods.  These  groups  involve  volunteers  as well  as trained  and  paid  parent

tutors  from  within  the  group.  The  co-ops  use  classrooms,  gym  and  cafeteria,  as well  as the

sanctuary  and  cafe  for  special  events.
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From:
To: Susan Thomas
Cc:
Subject: Cross of Glory conditional use permit
Date: Monday, October 31, 2022 10:35:46 AM

Susan,
I am a neighbor adjoining Cross of Glory Church, but not a church member, who found out
about the necessity of Cross of Glory church needing a conditional use permit to have the
home school groups meet at the church through the Minnetonka "Current Projects" webpage.
I whole-heartedly support Cross of Glory church and the homeschool groups. They are
excellent neighbors, where the church has taken care of their property, and I share my garden
produce with the church and homeschool groups. It was wonderful to hear the children playing
outside after the pandemic, and I still enjoy the sound of kids playing outdoors. 
We are neighbors.
I am disappointed that the City of Minnetonka requires a conditional use permit (which could
be denied) to have the homeschool, and that as a neighbor, I was not contacted.
Dewey Hassig
4624 Church Ln. 55343



 
 
 
 
 
 
 
 
 

Resolution No. 2022- 
 

Resolution approving a conditional use permit for an educational use within an existing 
religious institution at 4600 Shady Oak Road 

_____________________________________________________________________ 
 
Be it resolved by the City Council of the City of Minnetonka, Minnesota, as follows: 
 
Section 1. Background. 
 
1.01 Cross of Glory has requested a conditional use permit for an educational use to 

occupy the existing church building Mon. thru Thurs., generally from 8 a.m. to 
3:30 p.m.  
 

1.02 The property is located at 4600 Shady Oak Road. It is legally described in Exhibit 
A of this resolution. 

   
1.03 On Nov. 17, 2022, the planning commission held a hearing on the proposal. The 

applicant was provided the opportunity to present information to the commission. 
The commission considered all of the comments received and the staff report, 
which are incorporated by reference into this resolution. The commission 
recommended that the city council approve the permit. 

 
Section 2. Standards. 
 
2.01  City Code §300.16 Subd. 2 outlines the following general standards that must be 

met for granting a conditional use permit.  
 
2.02  City Code §300.16 Subd. 3(a) outlines the following specific standards that must 

be met for granting a conditional use permit for educational facilities: 
 

1. Direct access is limited to a collector or arterial roadway as identified in 
the comprehensive plan or otherwise located so that access can be 
provided without conducting significant traffic on local residential streets; 
the use is not permitted on property that has access only by way of a 
private road or driveway that is used by more than one lot; 
 

2. Buildings set back 50 feet from all property lines and parking setbacks are 
subject to section 300.28 of this ordinance; 

 
3. School bus pick-up and drop-off areas located outside of the public right-

of-way and designed to enhance vehicular and pedestrian safety; 
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4. Recreational areas designed for group outdoor activities set back 25 feet 

from residential property, suitable buffering provided to protect 
neighboring properties from noise and adverse visual impacts, and lighted 
playing fields permitted only upon demonstration that off-site impacts can 
be mitigated substantially; 

 
5. No more than 60 percent of the site is to be covered with impervious 

surface, and the remainder is to be suitably landscaped; 
 

6. The site and building plan are subject to review pursuant to section 
300.27 of this ordinance, and 

 
7. Not connected to, or part of, any residential dwelling. 

  
Section 3.    Findings. 
 
3.01 The proposal meets the general conditional use permit standards outlined in City 

Code §300.16 Subd.2. 
 
3.02 The proposal meets the specific conditional use permit standards outlined in City 

Code 300.16 Subd.3(a). 
 
1. Primary access to the site is from Shady Oak Road, which is identified as 

an arterial road. 
 

2. The existing building has a non-conforming setback of 43 feet from the 
south property line. The proposed use of the existing building would not 
change this setback.  
 

3. Students are not bussed to the site.  
 

4. The property contains large areas of green space that could be used for 
outdoor activities. Neighboring properties are well-screened by existing 
vegetation.  
 

5. The proposed educational use of the building would not change the site’s 
existing impervious surface or landscaping. 
 

6. The proposal is for continued occupancy of an existing building. No 
changes to the site or building are proposed. As such, it would meet the 
standards outlined in City Code §300.27 Subd.5. 
 

7. The educational facility would be located within an existing religious 
institution. 

 
Section 4. City Council Action. 
 
4.01 The above-described conditional use permit is approved, subject to the following 
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conditions: 
 

1. This resolution must be recorded with Hennepin County. 
 

2. The city council may reasonably add or revise conditions to address any 
future unforeseen problems.  
 

3. Any change to the approved use that results in a significant increase in a 
significant change in character would require a revised conditional use 
permit. 

 
Adopted by the City Council of the City of Minnetonka, Minnesota, on Nov. 28, 2022. 
 
 
_______________________________________ 
Brad Wiersum, Mayor 
 
 
Attest: 
 
_________________________________ 
Becky Koosman, City Clerk 
 
 
Action on this resolution: 
 
Motion for adoption: 
Seconded by: 
Voted in favor of: 
Voted against: 
Abstained: 
Absent: 
Resolution adopted. 
 
I hereby certify that the foregoing is a true and correct copy of a resolution adopted by the City 
Council of the City of Minnetonka, Minnesota, at a meeting held on Nov. 28, 2022. 
 
 
__________________________________ 
Becky Koosman, City Clerk 
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EXHIBIT A 
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Public Hearing: Non-Consent Agenda 
 
 







































































 
 
 
 
 
 

Minnetonka Planning Commission Meeting 
 
 
 

Agenda Item 9 
 

Other Business 
 
 
 
 
 



Brief Description 

Action Requested 

Proposal 

MINNETONKA PLANNING COMMISSION 
Nov. 17, 2022 

Concept plan review for Walser Kia at 15700 Wayzata Blvd.

Discuss the concept plan with the applicant. No formal action is 

required. 

Walser Automotive Group has submitted a concept plan for the redevelopment of the property 

at 15700 Wayzata Blvd. The property is just over 11 acres in total size; roughly one-third of the 

site is encumbered by wetland and floodplain area. The submitted plan contemplates the 

removal of the existing strip mall and the construction of a two-story dealership sales and 
service building. 

Concept Plan Review Process 

The staff has outlined the following Concept Plan Review process for the proposal. At this time, 

a formal application has not been submitted. 

• Neighborhood Meeting. A virtual neighborhood meeting was held on Oct. 25, 2022.

The meeting was attended by representatives of the applicant group, property ownership

group, and three area property owners ( commercial and residential). Area owners
commented that the building concept looked nice but raised concerns about appropriate

and year-long buffering of the rear parking lot.

• Planning Commission Concept Plan Review. The purpose of the concept plan review

is to allow commissioners to identify - for the developer and city staff - what they see as

the positive components of a development concept and any issues or challenges they

foresee. The concept plan review meeting will include a presentation by the developer of
conceptual sketches and ideas but not detailed engineering or architectural drawings.

No staff recommendations are provided, no motions are made, and no votes will be

taken.

• City Council Concept Plan Review. The city council concept plan review is intended as

a follow-up to the planning commission meeting and would follow the same format. No

staff recommendations are provided, the public is invited to offer comments, and council
members are afforded the opportunity to ask questions and provide feedback without

any formal motions or votes.

Key Topics 

The staff has identified and requests planning commission feedback on the following key topics: 
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Brief Description  Concept plan for Greco Minnetonka at 15407 and 15409 Wayzata 

Blvd 
 
Action Requested Discuss concept plan with the applicant. No formal action is 

required. 
 
 
Background  
 
The 15407 and 15409 Wayzata Blvd. 
properties have been home to the 
“Hillcrest Nursing Home” since the 
early 1960s. The facility ceased 
operations in 2019. The 79,800 square 
foot building has since remained 
vacant. The property is 19.25 acres 
containing large mature deciduous 
trees, wetlands, and a grass lawn. 
Access to the property is from Clare 
Lane. 
 
The surrounding single-family 
neighborhood on Clarendon Drive also developed 
in the late 1950s and early 1960s, as did the 
Holdridge neighborhoods to the south and west. 
 
 
Proposal 
 
Minnetonka Partners, LLC is 
proposing a two-component 
project to rehabilitate the 
former Hillcrest facility for 
assisted and memory care and 
construct a new independent 
living apartment building. The 
assisted living project would 
contain approximately 70 units 
of assisted living and 50 units 
of memory care. The 
independent living project 
would contain 70 – 80 units 
with underbuilding and surface 
parking. The two existing 
access points on Clare Lane 
would continue to provide site 
access. 

Hillcrest site, 1964 Hillcrest site, 2021 

Concept Master Plan 
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Concept Plan Review Process 
 
Staff has outlined the following Concept Plan Review process for the proposal. At this time, a 
formal application has not been submitted.  

 
• Neighborhood Meeting. A neighborhood meeting was held on Sept. 28, 2022 with 

neighbors to explore ideas for reuse of the property. The meeting was held outside on-
site with approximately 22 neighbors in attendance.  

 
The development team presented 3 site concepts for input: 
 

• Option #1 – Townhomes 
o 90-100 rental townhomes 

 
• Option #2 – 55+ Apartments & Assisted Living Facility 

o Reuse the former Hillcrest Nursing Home for assisted living 
o Construct a 3 story active adult building in the SE parking lot 

 
• Option #3 – Charter School 

o Reuse of the building for a charter school 
 
Dialogue between the development team and residents was engaging and free flowing. 
Residents asked specific questions about each concept. Other topics discussed included 
traffic in residential streets, use of the existing walking paths by neighbors, soils 
conditions, and required zoning actions. 
 
To gain neighborhood input, the development team provided feedback sheets for each 
option. Residents provided feedback on the sheets which were collected in a “ballot 
box.” A summary of the meeting is attached. 
 
A follow up neighborhood meeting on the proposed concept plan will be held on Thurs., 
November 17th prior to the planning commission meeting. 

 
• Planning Commission Concept Plan Review. The purpose of concept plan review is 

to give commissioners the opportunity to identify – for the developer and city staff – what 
they see as the positive components of a development concept, and any issues or 
challenges they foresee. The concept plan review meeting will include a presentation by 
the developer of conceptual sketches and ideas but not detailed engineering or 
architectural drawings. No staff recommendations are provided, no motions are made, 
and no votes will be taken. 
 

• City Council Concept Plan Review. The city council concept plan review is intended as 
a follow-up to the planning commission meeting and would follow the same format. No 
staff recommendations are provided, the public is invited to offer comments, and council 
members are afforded the opportunity to ask questions and provide feedback without 
any formal motions or votes. 
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Key Topics 
 
Staff has identified and requests the planning commission feedback on the following key topics.  
 
• Use. Does the commission have comments on the proposed use of the property?  

 
• Site Plan. Does the commission have comments on the site plan layout for the buildings 

and site improvements?  
 

• Building. Does the commission have comments on building size, location, or design 
considerations?  
 

• Other Considerations. What other land use-related items would the commission like to 
comment on?  

 
 
Staff Recommendation 
 
Staff recommends the planning commission provide feedback on the key topics identified by 
staff and any other land use-related items that the commission deems appropriate. This 
discussion is intended to assist the applicant in the preparation of more detailed development 
plans. 
 
Originator: Loren Gordon, AICP, City Planner  
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ADDITIONAL INFORMATION 
 
 
Next Steps 
 
• Formal Application. If the developer/applicant chooses to file a formal application, 

notification of the application would be mailed to area property owners. Area property 
owners are encouraged to view plans and provide feedback via the city’s website. 
Through recent website updates: (1) staff can provide owners with ongoing project 
updates, (2) owners can “follow” projects they are particularly interested in by signing up 
for automatic notification of project updates; (3) owners may provide project feedback on 
the project; and (4) and staff can review resident comments. 
 

• Council Introduction. The proposal would be introduced at a city council meeting. At 
that time, the council would be provided another opportunity to review the issues 
identified during the initial concept plan review meeting and to provide direction about 
any refinements or additional issues they wish to be researched and for which staff 
recommendations should be prepared.  

 
• Planning Commission Review. The planning commission will review and subsequently 

make a recommendation to the city council on land use matters.   
 

• City Council Action. Based on input from the planning commission, professional staff, 
and the general public, the city council would take final action. 

 
Roles and Responsibilities 
 
• Applicants. Applicants are responsible for providing clear, complete, and timely 

information throughout the review process. They are expected to be accessible to both 
the city and the public and respect the integrity of the public process. 
 

• Public. Neighbors and the general public will be encouraged and enabled to participate 
in the review process to the extent they are interested. However, effective public 
participation involves shared responsibilities. While the city has an obligation to provide 
information and feedback opportunities, interested residents are expected to accept the 
responsibility to educate themselves about the project and review process, provide 
constructive, timely, and germane feedback, and stay informed and involved throughout 
the entire process.  
 

• Planning Commission. The planning commission hosts the primary forum for public 
input and provides clear and definitive recommendations to the city council. To serve in 
that role, the commission identifies and attempts to resolve development issues and 
concerns prior to the council’s consideration by carefully balancing the interests of 
applicants, neighbors, and the general public. 
 

• City Council. As the ultimate decision-maker, the city council must be in a position to 
equitably and consistently weigh all input from their staff, the general public, 
commissioners, applicants, and other advisors. Accordingly, council members 
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traditionally keep an open mind until all the facts are received. The council ensures that 
residents have an opportunity to participate in the process effectively. 
 

• City Staff. The city staff is neither an advocate for the public nor the applicant. Rather, 
staff provides professional advice and recommendations to all interested parties, 
including the city council, planning commission, the applicant, property owners, and 
residents. Staff advocates for its professional position, not a project. Staff 
recommendations consider neighborhood concerns but necessarily reflect professional 
standards, legal requirements, and broader community interests.  
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Concept Plan Project Overview    
Minnetonka Partners, LLC is proposing a two-component project located at 15409 Wayzata Boulevard. 
The Concept Proposal features a rehabilitation of an existing two-story building, a former nursing home 
facility, proposed for an estimated 70 units of assisted living and 50 units of memory care (Assisted 
Living Project).  Additionally, there would be a newly constructed three-story 55+ market-rate 
independent living apartment building (Independent Living Project) with approximately 70-80 units, 
approximately 75 underground garage parking stalls, and approximately 28 surface stalls.   Once 
completed, the two phased project would provide a full continuum of care for residents living at the 
proposed development. Further conceptual details for each component of the Concept Proposal are 
explained below: 

• Assisted Living Project 
o The development team is proposing to re-use the existing two-story structure by 

performing a substantial rehabilitation and converting the building from its prior use as 
a nursing home to a full service assisted living facility that will include both assisted 
living care and memory care options and complimenting services.     

o Post renovation the proposed project would create approximately 70 assisted living 
apartment homes and approximately 50 memory care homes 

o The Assisted Living Project would offer a full line of services to include medical care, 
food and meal services, resident events, multiple intergenerational opportunities, and a 
full offering of interior and exterior amenities spaces. 

o Within the building, finishes would incorporate high quality materials and be 
commensurate for standards within the Assisted Living sector.  Amenities could include 
crafting rooms, a clubroom, central greenhouse, private dining, library, card rooms, 
salon, exercise facility, pet friendly options, and full time staff. 

o On the exterior the project site is nestled on a park like setting of over 19 acres.  
Residents will have access to walking paths, outdoor lawn areas and potentially 
pickleball, gardening, firepits, and outdoor cooking facilities. 

• Independent Living Project 
o On the southeast corner of the site, the development team is proposing to remove an 

existing and failing surface parking lot and replacing it with a 55+ Independent Living 
apartment building. 

o Units would include one and two bedroom homes outfitted with modern and market 
leading finishes.  Large windows, stainless steel appliances, wood inspired flooring, 
designer fixtures, balconies, and full-size in-unit laundry are a few of the  

o Interior spaces could include a fitness center, clubroom, rooftop club room and viewing 
deck, screening room, private dining room, crafting room, and a full-time staff.   

o Exterior amenities could include fire pits, an outdoor kitchen, pool, and yard games 
areas to name a few. 

o The distinct advantage to the location of the Independent Housing is that very mature 
trees provide a buffer between the building and the adjacent residential neighbors, 
shielding the neighborhood from the improvements.  
 

• Parking 
o Assisted Living Project  

 Parking for the staff and visitors will be provided entirely by the existing surface 
parking at the site 

o Independent Living Project  



 Parking will be provided by a combination of approximately 75 underground 
and 28 stalls surface stalls.  
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