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planned today, if desired, the hard corner could be preserved for a more traditional retail uses through a 
ghost plat.  This is an example of how the area could be developed with a mix of uses, providing a variety of 
development opportunities for today and into the future. A couple things to consider: 

o Specific site development details should be worked through as part of the re-zoning and platting 
process and are not a part of this CPA submission.  

o Examples of site-specific details include: landscaping and buffer requirements, exterior building 
materials, individual utility plans and permits, roadway access and future roadway ROW 
extensions, etc. 

o If a Planned Unit Development (PUD) zoning district is utilized, greater flexibility can be achieved 
by both the landowners and the city.  This can be a great tool to achieve a greater mix of uses for 
larger areas. 

The proposed reguiding adds approximately 139 acres to the Commercial land use designation, which results in an 
approximately 1.0% increase of planned Commercial land uses across the entire land area of the City. Today, less 
than 0.5% of the city’s total land area is guided for commercial uses. By creating a Rural Business Center area, the 
city has the opportunity to increase employment opportunities, diversify the tax base, and create a vibrant “center” 
today and into the future. The following sections are provided for your review and consideration. 

Proposed CPA Changes: 
There are three primary changes required to the 2040 Comprehensive Plan that are the subject of this application. 
The first change is that the Future Land Use map on page 2-19 would be amended to re-guide the subject 
properties from UER to the Commercial Land Use designation.  The Commercial land use designation as 
defined in the Comprehensive Plan is consistent with a rural business center use, the definition is provided as 
reference: 

“Commercial: This category provides for typical commercial uses such as retail, medical, offices and service 
businesses or light industrial uses.  

Minimum Requirements: Several parcels guided Commercial already contain commercial uses on the 
property. Development may occur on other parcels prior to the extension of municipal water and sewer 
services provided that development occurs in a manner allowed under the development regulations and as 
designed to accept future extension of municipal services. 

Corresponding Zoning: C or I” 

As stated within the definition, the Commercial land use designation is appropriate for areas that are ideally situated 
for business purposes regardless of if urban services are available. The designation allows for the development of a 
variety of business and light industrial uses in rural service areas provided that the development is designed to hook 
up to urban services once they become available. This provision is geared specifically for areas that are within the 
Metropolitan Council’s Long Term Sewer Service Area (LTSSA), where the availability and arrival of urban services is 
unknown, is not within this Planning Period, and is projected to occur post-2040.    

Rural vs. Urban Services 

This aligns perfectly with the area of the subject parcels included in this CPA request. The parcels are ideally situated 
centrally within the community at a key intersection – it is a natural “rural business center” and would be well received 
by the market. The parcels are in the LTSSA, but there is no staging or known plan of when urban services will serve 
the parcels, and it is not projected until sometime post-2040. It is unreasonable to prevent development of the parcels 
when rural services are possible, and it is unknown when (or if) urban services will become available. This makes 
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serving the properties with rural services that are designed to hook-up to urban services in the future economically 
viable today, since the independent systems will be operational for 15 – 20 years before urban services are even a 
possibility. The City appropriately contemplated and planned for this situation in the 2040 Plan, which clearly 
describes that Commercial land uses in the LTSSA must be designed to hook-up in the future, so the requirement 
and policy is already in place and established.  If the subject parcels are re-guided to Commercial, any future 
development is required to design their utilities and infrastructure to hook up to municipal water and 
sanitary sewer once it becomes available – there is no risk to the City provided this provision is met. 

The second amendment to the 2040 Plan is that the employment projection could be adjusted in the unsewered 
areas to account for an additional 139-acres of commercial land use that can be developed for commercial or 
light industrial uses. The following breakdown is for the area north of CR-21 and south of CR-21 is provided as 
reference: 

North of Highway 21 (A - F) 
Total Area: 4,036,022 SF (~93 acres) 
Wetland Area: 575,333 SF (~13 acres) 
Buildable: 3,460,690 SF (80 acres) 
Area Developed with Buildings (15%) x Net Area (3,460,690 SF) / 1,500 SF per Job = +346 Jobs 

South of Highway 21 (A) 
Total Area: 1,932,321 (~44.4 acres)  
Wetland Area: 216,607 (~5 acres) 
Buildable Area: 1,716,264 SF (~39.4 acres) 
Area Developed with Buildings (15%) x Net Area (1,716,264 SF) / 1,500 SF per Job = +171 Jobs 

Based on the re-guiding, assuming that the land area develops over the Planning Period using the Metropolitan 
Council’s guidance on Measuring Employment Intensity and Capacity, the employment projections could be adjusted 
to add approximately 517 jobs to the City’s employment base. Since full build out of the area will take time, the 
distribution of jobs could be distributed to each decade of the planning period based on development expectations of 
Area A (example: approximately 300 jobs between now and 2030, with the remaining 217 jobs between 2030 and 
2040). 

This represents a significant increase in employment opportunities in the community since there is almost no 
commercial or light industrial land guided in this planning period. By reguiding the area, it will create opportunities to 
bring new commercial and light industrial uses into the city, which is consistent with the adopted goals stated in the 
2040 Comprehensive Plan.  

The third amendment to the 2040 Plan is the Traffic Forecasts by TAZ projects must be adjusted to reflect the 
additional employment projections anticipated in TAZ areas 2247 (north of CR-21) and 2249 (south of CR-21). Based 
on the above analysis the table would be amended to the following: 

TAZ 2030 Employment 2040 Employment 
2247 +200 +146 
2249 +110 +61 

 

Minor Table Amendments 

If the CPA to reguide approximately 139 Acres is approved, various tables within the 2040 Plan must be adjusted to 
reflect this change. Preliminary review identifies the following table adjustments: Future Land Use table. This table 
should be created to reflect the recognized map since the “Build Out” land use map does not represent the adopted 
policy per the Metropolitan Council.  
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No other changes in the Comprehensive Plan are required, since the proposed reguiding is within the rural service 
area of the community.  As shown in the brief summary below, the change is supported by several of the Goals and 
Policies contained in Chapter 2, and we propose no other changes than those previously noted. 

 

CPA REQUEST IS CONSISTENT WITH CITY’S GOALS & POLICIES 
We understand that the City must consider and determine that the CPA is consistent with the City’s goals, policies 
and strategies established within the adopted 2040 Plan. To assist with your review, we provided the following 
support for the proposed re-guiding of the subject properties, which demonstrates that this CPA is consistent with 
your stated Land Use goals and strategies for this Planning Period.  

Goal A. Growth and land use development shall be managed in a fiscally responsible manner which will 
result in staging of infrastructure investment to support growth. (Page 2-1) 

1. Community-Wide Policies 
a.  Require developers to pay for all direct costs associated with development. 
c.  Manage growth to maintain reasonable tax rates. 
d.  Develop plans that allow for flexibility to respond to market demands. 

 2. Urban Policies: 
e.  Measure and evaluate development trends to determine future infrastructure needs to ensure 

that all development occurs in accordance with logical extension of utilities. 
 3.  Rural Policies: 

b.  Require property owners to provide sufficient land area to accommodate a protected back-up 
location for the replacement of proposed sewage treatment systems. 

 

Applicants Response: 

The existing Urban Expansion Reserve (UER) limits all development to 1 dwelling unit per 40 acres and does not 
permit the use or development of parcels for commercial or light industrial uses. This designation does not allow for 
economically viable or reasonable use of the property, nor does it support the stated goal to manage development in 
a “fiscally reasonable manner.”  The proposed re-guiding of the subject parcels will allow for the development of the 
parcels for commercial and/or light industrial uses, and will require developers to design development, and install 
infrastructure at their expense, so that it is appropriately served with rural services today and can be hooked up to 
urban services in the future. As shown on the Future Land Use map, the City is predominantly rural residential uses 
and there is a lack of commercial or light industrial development in the community. This, eventually, will result in 
higher tax rates because the community lacks a diverse land use pattern. Reguiding approximately 139 acres will 
increase the amount of available land for commercial and light industrial uses, thereby diversifying and contributing to 
the tax base. This is consistent with stated Goal A and subsequent policies 1a and 1c. 

As noted previously, the subject parcels are located within the LTSSA, but are not planned for urban services until 
post-2040.  This means that the logical extension of services is more than 15-years from today, and therefore it is 
reasonable to install community/individual rural services to serve this area of the community.  The City’s 2040 Plan 
already contemplates this as stated within its Commercial land use designation definition. Any commercial, business 
or light industrial development is required to provide community/individual services that comply with MN state rules 
including MN Rule 7080, and such designs must account for the eventual hookup to urban services when they 
become available. This is consistent with stated Goal A and subsequent policies 2e and 3b. 
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Goal C. Pursue commercial and industrial development to diversify the local tax base and promote local 
employment opportunities. (Page 2-2) 

1.    Promote new commercial and industrial uses where compatible with adjacent land uses and 
infrastructure. If necessary, land for future commercial and industrial uses should be reserved until 
urban services are extended to the area. 

 
 
Applicants Response: 

The proposed reguiding will add approximately 139 acres to the Commercial Land Use designation. Per the land use 
designation definition, the uses that are permitted within this designation are diverse and include “typical commercial 
uses such as retail, medical, offices and service businesses or light industrial uses.” This will allow for a diverse rural 
business center to be developed, which is compatible with the surrounding area since all properties in the area are 
not planned to receive urban services in this Planning Period (2020 – 2040).  In this case, reserving the parcels is not 
reasonable since they are not within any MUSA staging area and it unknown when, if ever, urban services will be 
available.  Therefore, it is consistent with the City’s policy, that the parcels could be reasonably developed with rural 
services within this Planning Period provided that the services are designed so that it is cost-effective to hookup to 
the urban services in the future if they become available post-2040.  The proposed reguiding will diversify the local 
tax base, and increase local employment opportunities, while appropriately planning for future infrastructure. The 
reguiding is consistent with Goal C and policy 1. 

Goal F. Manage growth and land use development in a manner that is fiscally responsible and will result 
in the staging of infrastructure investment to support growth. (Page 2-3) 

3.    Require developers, not existing taxpayers, to pay for their proportionate share of initial and 
incremental costs for needed and planned infrastructure related to or resulting from new development. 

 
 
Applicants Response: 

As noted above, the proposed reguiding will result in adding approximately 139 acres to the Commercial Land Use 
designation allowing a variety of business, retail, light industrial and office uses to the community. This will create a 
more diverse land use pattern and will contribute to the local tax base.  All reasonable development costs will be the 
responsibility of the developer, and the City’s policies require developers to plan infrastructure that will work today in 
the rural service area while planning for future conditions when urban services may become available. The proposed 
reguiding, combined with the City’s adopted policies, is consistent with Goal F and policy 3. 

Goal G. Plan for and reserve areas for future urban uses. (Page 2-4) 
3.    Develop standards for interim development uses to allow for future conversion to sewered 

development when urban services become available. 
5.    Within the urban expansion areas, discourage premature development, subdivision or land use 

patterns that may obstruct the logical future extension of utilities and roadway systems. 
 

 
Applicants Response: 

The subject parcels are located in the LTSSA which means that it is unknown when urban services will become 
available, but the earliest that they are anticipated is post-2040. Given that the parcels are not within a planned 
MUSA staging area within this Planning Period, it is reasonable to plan for interim development standards that allow 
for reasonable use over the next 15-20 years. The City has generally identified this area as a reasonable location for 
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commercial and business uses, and therefore applying interim development solutions is consistent with the long-
range plan. The proposed development of the subject parcels will be required to plan and design infrastructure so 
that it can be hooked up to urban services when, and if, they become available.  Roadways and access must be 
considered and designed as part of the development process – regardless of if rural or urban services are available. 
Therefore, given the position of the subject properties within the LTSSA, their development is not premature and the 
City can adequately ensure through the land use development process that conversion to “sewered development 
when urban services become available” is accomplished. The proposed reguiding, combined with the City’s adopted 
policies, is consistent with Goal G policies 3 and 5. 

Goal K. Promote a compatible land use pattern that limits existing and potential conflicts and respects 
private property rights. (Page 2-6) 

 
Applicant Response: 

The current Future Land Use identifies the subject parcels as Urban Expansion Reserve (UER) which limits 
development to 1 dwelling unit per 40 acres, and generally prohibits any commercial or light industrial development. 
This is not consistent with the long range plan for this area that acknowledges that this node of the community is well 
position for commercial uses. There is no assurance as to when urban services will serve the subject parcels and it is 
identified as post-2040. This leaves the property owners without reasonable use of their property for the next 15 to 20 
years. The proposed reguiding will allow for reasonable use of the property, while meeting the City’s long-term vision 
that this area is a commercial node with local jobs and employment. The proposed reguiding is consistent with Goal 
K. 
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CPA request is Consistent with Metropolitan Council Community Designation 
In addition to the reguiding being consistent with the City’s adopted goals, policies and strategies, it is consistent with 
the Metropolitan Council’s Community Designation. The recognized Community Designation during this Planning 
Period is Diversified Rural. The following summary demonstrates that the reguiding is consistent with the Community 
Designation.  

As referenced in the Comprehensive Plan, the Diversified Rural Community Designation identifies the following 
policy (bullet 3, page 2-11) states: 

“Manage land uses to prevent the premature demand for extension of urban services, and so that 
existing service levels (such as on-site wastewater management, gravel, and other local roads) will 
meet service needs.” 

 
The Comprehensive Plan further states that the Metropolitan Council’s role in the Diversified Rural areas is to: 
 
 “Work with communities to plan development patterns that will protect natural resources, preserve 

areas where post-2040 growth can be provided with cost-effective and efficient urban infrastructure, 
and support forecasted growth through 2040 without the provision of regional urban services.” 

 
 
Applicant Response: 

The proposed reguiding will allow for the development of the subject parcels as a rural business center. The City’s 
policies require that all rural service development in the LTSSA be designed so that the parcels can be hooked up to 
the regional system when it becomes available. Given the City’s policy, future hookups will be cost-effective and 
efficient since they are required to plan for that event as part of the engineering and design of their development. By 
allowing for rural service development, there will not be premature demand for urban services since systems are 
designed to serve properties for 15-25 years on average. This timing aligns with when the Metropolitan Council 
anticipates that urban services may become available which is post-2040. 

 


