Chapter 5

Land Use

The Land Use Section of the Cold Spring Comprehensive Plan includes:

· Analysis of existing land uses by type and volume;

· Examination of parcels within existing developed areas which provide an opportunity for land use redevelopment and/or infill;

· Calculation/identification of forecast land use volumes and types to support future growth;

· Future land use plan, policies and recommendations; and

· Staging of annexation and urban growth boundaries.

I. PURPOSE

The purpose of the Land Use Chapter is to quantify and analyze existing development within the City and surrounding areas and provide guidance for future development and redevelopment.  Virtually every policy or decision of the City may affect the way land is used; this makes careful consideration of the City’s future land use very important.  

Additionally, as provided in Chapter Three (Demographic Trends & Assumptions), the City of Cold Spring is projected to see steady growth in its population over the next two decades; nearly 42%. This continued growth will pose many land use challenges.  The strain between the demands of an urban community and the character of the surrounding township may be at the forefront of this struggle.  As vacant developable land in the City decreases, urban land uses will continue to extend into the neighboring Township, putting development pressure on the surrounding areas.  As residential, industrial and commercial development expands, there will be increased pressure on the City to closely scrutinize land for development.  Annexation dynamics will also become increasingly important.  This Chapter also addresses urban growth areas.
II. LAND USE INVENTORY

A. Inventory By Zoning Classification


The following table illustrates the gross acres of land uses by zoning classification in the City of Cold Spring in 2007 as depicted on the Official Zoning Map.  Please note, Table 5-1 includes calculations only by land use type according to existing zoning districts.  The 2007 Zoning Map (Map 5-1) is included at the close of this Chapter.  The current zoning map has been used in this Chapter as the starting point for examining alternative strategies for future land use.

Table 5-1
Zoning District Areas

	Zoning District
	Gross Acres
	Percent of Total City

	C-1, Downtown Commercial
	29.8
	1.8%

	C-2, Fringe Commercial
	34.8
	2.1%

	C-2, PUD
	1.8
	0.1%

	C-3, Highway Commercial
	121.5
	7.3%

	I-1, Limited Industrial Commercial
	93.6
	5.6%

	I-2, General Industrial
	142.9
	8.6%

	R-1, Low Density Residential
	946.8
	57.0%

	R-1, PUD
	170.8
	10.3%

	R-2, Medium Density Residential
	2.6
	0.2%

	R-2, PUD
	5.2
	0.3%

	R-3, High Density Residential
	56.8
	3.4%

	R-3, PUD
	7.7
	0.5%

	RF, Riverfront
	45.8
	2.8%

	Total
	1,660.1
	100.0%


B. Inventory By Existing Land Use


To better analyze and more realistically prepare a future land use map, an existing land use map was created in June 2007 (Map 5-2).  Prior to preparing this land use map, a list of land use categories was formulated. These categories reflect uses grouped together that will generally be compatible with each other. They do not reflect the City’s existing zoning district categories, but were used as a guide to develop the future land use map.  These categories are further discussed below in Table 5-2 with examples of the type of use or development associated with each.  From these categories, a map was prepared using Stearns County Assessor data by parcel and visual and physical surveys; the color coding within the table is reflective of the Existing Land Use Map.  Please note, finite details were omitted in the categorization (i.e.  seasonal recreation residential categorized with residential).  However, said generalizations do not affect the implication for future land use.  


The breakdown according to estimated existing land use with descriptions at the time of this 
Comprehensive Plan (June 2007) follows on Table 5-2 in the next page.
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Table 5-2

2007 Existing Land Uses

	Land Use Category
	Description
	Gross Acres
	Percent of 

Total Study Area

	[image: image3.bmp]Low to Medium Density Residential
	Residential development (up to four units).  Housing types include detached single family units, duplexes, triplexes and townhomes.
	412.9
	30.3%

	[image: image4.bmp]Medium to High Density Residential


	High Density Residential development includes apartments and other multiple-unit residences with over four units.  For sale condominiums are also included within this category as they are generally more than seven units per acre. 
	35
	2.6%

	Manufactured Home 

Park
	The 98-unit Town’s Edge Mobile Home Park is included within this

category.
	31.9
	2.3%

	Vacant Residential

	This category includes land that is generally vacant, and has been designated, in some manner, for residential.
	283.5
	20.8%

	Commercial

	The commercial category includes that of general commercial uses (retail and wholesale trade, services and entertainment).  The commercial establishments in this area include both downtown and highway-oriented businesses such as convenience stores, gas stations and other auto-oriented businesses.
	50.4
	3.7%

	Vacant Commercial


	This category includes land that is generally vacant, and has been designated, in some manner,  as commercial.
	50.9
	3.7%

	Industrial
	These categories includes areas for manufacturing, processing and other activities that may have off-site impacts and are generally isolated from other uses or buffered from them.  Sites should have direct access to major regional transportation facilities and other infrastructure.
	195.6
	14.4%

	Vacant Industrial


	
	12.5
	0.9%

	Institutional


	Semi-public land use includes educational, religious, health care, cemetery, and other public uses.
	134.3
	9.9%

	Public/Governmental Facilities


	This category includes all governmental facilities and agencies.


	26.8
	2.0%

	Golf Course
	This land use category includes large scale golf course and facilities.


	60.2
	4.4%

	Parks & Recreation


	Included in this category are park and open space areas dedicated to active recreation (or in some cases, stormwater ponds and the like), such as neighborhood parks, play grounds, ball fields and associated facilities such as parking.  A detailed description of each park can be found in Chapter Ten.
	33.8
	2.5%

	Open Space 


	
	32.3
	2.4%

	Right-of Way
	This includes all right of way property such as county, state and local roadways and rail.  

	0.2
	0.0%

	Parking Lots


	Includes public and private parking lots, but excludes parking areas that are accessory to another use of the property.
	0.5
	0.0%

	Total
	
	1,360.80
	100%


III.  FORECAST LAND USE DEMAND

The City of Cold Spring will need additional land with urban services to accommodate forecasted household and employment growth through the year 2025.  Projections of population and households in Cold Spring identified in Chapter Three of this Plan were developed on the basis of an analysis of local and regional trends and policies, and through the application of economic and demographic principals, with emphasis on the detailed profile the City developed in this planning inventory.  Specific data applied to the projections were of growth projected by the U.S. Census data, residential building permits issued, historical population/household patterns and trends, trends in average household size, and sub-regional migration patterns. The rate and timing of growth within a community are influenced by several factors some of which may be controlled by the City and others over which the City has little or no control.  The following are some factors which influence the rate/timing of growth:

FACTOR
AMOUNT OF LOCAL CONTROL

Economy
Very Limited 



Availability of Developable Acreage
Some

Presence of Sewer Treatment/Water Capacity
Significant

Zoning Ordinance
Significant 


Subdivision Ordinance
Significant

Capital Improvement Plan
Significant

A.
Projected Residential Density

Market conditions will have a major impact on housing types as well as the City progresses toward the year 2025.  Interest rates, land/material prices and inflation, gas prices, among other factors will significantly impact buyer preferences.  Since housing types are difficult to forecast, the land use plan focuses on density rather than housing types. Residential use computation is based on current City indices relative to life-cycle housing and density.    
In Chapter Three (Demographic Trends & Assumptions), four different methods of calculating future population estimates were employed, with an average of the methods used to forecast population in five-year incremental stages over the next two decades.  

Table 5-3 illustrates the estimated population and household growth expected in Cold Spring through 2025.  

Table 5-3

Summary of Population Projections and Household Growth

	Year
	Method 1
	Method 2
	Method 3
	Method 4
	Average
	Households*

	2005
	3,693
	3,693
	3,693
	3,693
	--
	--

	2010
	4,541
	3,934
	4,895
	3,889
	4,315
	1,685

	2015
	5,171
	4,175
	6,240
	4,090
	4,919
	1,921

	2020
	5,917
	4,416
	7,666
	4,276
	5,569
	2,175

	2025
	6,801
	4,657
	9,195
	4,464
	6,279
	2,453

	Average 2005 to 2025 Increase 41.2%

	*2.56 persons/hshd (Census 2000)
	
	


Table 5-4 illustrates the number of housing units in each of the classifications utilized by the US Census in 2000. Due to the additional growth in housing over the past few years, permits issued since the 2000 enumeration have been added to allow projections to be based on the most recent housing mix statistics. 

Table 5-4

Community Housing Mix 

	2000 Census
	        Bldg Permits 

           2000-2006

	TYPE
	Owned 
	Rental
	 Owned and Rented
	Total
	% of Total

	SF detached
	719
	31
	263
	1,062
	71.6%

	SF attached
	37
	12
	
	
	

	Two-Family unit
	12
	24
	62
	98
	6.6%

	Triplex/Quad
	0
	25
	--
	25
	1.7%

	5 or more units 

in structure
	0
	198
	57
	255
	17.2%

	Manufactured Home
	6
	36
	--
	42
	2.8%

	TOTAL
	774
	326
	382
	1,482
	100%


Future land use needs may be calculated based on densities allowed in Zoning Ordinance or on historic trends.  The Zoning Ordinance allows single-family homes to be constructed on 9,000 to 10,800 square foot lot.    The future land use needs projected in Table 5-5 are based on average lot size of .49 acres per housing unit.
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Table 5-5

Projected Net Residential Density Assumptions

	LAND USE
	2005
	Percent of

Residential Acres
	Historical Average

Density
	Allowable  Density

Per Zoning Ord.
	2010

Acres
	2015

Acres
	2020

Acres
	2025

Acres
	Total

	
	No. of Units
	% of Units
	Acres
	
	
	
	
	
	
	
	New Acres
	Est. Acres 2025

	Single & Two Family Residential Incl. Mobile Homes 
	1,227
	82.8%
	696.4
	95.21%
	1.76
	4
	99
	99
	99
	99
	396
	1,093

	Multiple Family Residential
	255
	17.2%
	35
	4.79%
	7.29
	9
	25
	25
	25
	25
	99
	134

	Total Residential
	1,482
	100.0%
	731.4
	100%
	2.03
	NA
	124
	124
	124
	124
	495
	1,227


· Based on 2005 MN State Demographer Estimates.

· Number of residential units is based on a ratio of 80% single family to 20% multiple family, similar to the current mix of housing.

· Acreage requirements are based on average density of .49 units per acre.

· Assumes growth is constant for homes/year over the 20 year period.

B.
Projected Commercial and Industrial Densities

Estimating the future demand of commercial and industrial land is more difficult than the projection of residential demand due to fluctuating market conditions and the wide variability of industry employment patterns and needs.  Due to the inherit uncertainty, this Plan will further forecast commercial and industrial acreage using a comparative methodical approach.   To that end, two different alternatives to forecast commercial and industrial acreage were used and compared to historical commercial/industrial growth patterns as well as a 70/30 residential to C/l planning benchmark.  It is noted that a "market factor" or multiplier to anticipate the affect of local 20 year development trends or patterns was used in both models to figure into a greater semblance of the real world real estate marketplace.  The principle is that without the market factor, the plan assumes that every property included in the area acreage allocation is available and desirable for development. Proponents of a market factor feel a conservative acreage calculation doesn't allow flexibility for over-priced properties, properties not being placed on the market, or buyer whimsy. 

The first method shown in Table 5-6 calculated a percentage of commercial/industrial land use to total land use to develop both population and employee estimate development ratios. This ratio method anticipates a direct relationship to service demands and population levels.  

Table 5-6

Commercial/Industrial Acreage Projections by Population and Employee Ratio

	                Method 1
	

	Existing
	

	Acres Existing Commercial/Industrial Development (C/I)
	               309 

	2005 Population Estimate
	            3,693 

	2005 Employee Estimate
	            3,189 

	Acres of C/I per Person
	              0.08 

	Acres per 1000 person of C/I
	            83.78 

	Person per acres of C/I
	            11.94 

	Acres per Employee of C/I
	              0.10 

	Acres per 1000 employees of C/I
	            97.02 

	Employees per acres of C/I
	            10.31 

	
	

	Projected
	

	2025 Population Projection
	            6,279 

	2025 Employee Projection
	            5,337 

	Projected acres of C/I (population ratio)
	               526 

	Projected acres of C/I (employee ratio)
	518

	
	

	Estimated Acreage Needs
	

	Population Ratio
	               217 

	
[image: image1]Employee Ratio
	               208 

	Average         
	               213 

	10% Market Factor                              TOTAL NET ACRES
	            234.3




*2005 Employment Number MN DEED QCEW, 2030 Projection MDG, Inc. Projection

The second method for forecasting commercial/industrial land demand projections consisted of analyzing the average number of commercial and industrial building permits issued over the last five years. Chart 5-1 Illustrates the number of new and industrial building permits issued since 2002.

Chart 5-1
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The average number of permits were straight-line forecasted throughout 2025 as an average with each permit attributed a land acreage to calculate demands and potential property conversions to commercial and industrial use.  Table 5-7 represents this projection methodology.
Table 5-7

Commercial/Industrial Acreage Projections by Average Permit

Method 2

	Building Permit Activity
	Estimated Acreage Required

2005 to 2025



	
	Commercial 2.0 Ac./permit


	Industrial 4.0 Ac./permit

	Total Commercial Permits 2002 - 2005
	10
	80 Acres


	48 Acres

	Estimated Average Annual Commercial Permits over next 20 years
	40
	
	

	Total Industrial Permits 2002 – 2005
	3
	
	

	Estimated Average Annual Industrial Permits over next 20 years
	12
	
	

	Total Estimated Acreage Needs

Plus 10% Market Factor
	128 + 12.8 = 140.8 C/I Net Acres


Finally, it is generally accepted that the ratio of residential to commercial/industrial acreage representative of a healthy environment is seventy percent residential growth to thirty percent commercial/industrial growth.  It is noted the current ratio of residential to commercial/industrial acreage in Cold Spring is 71.2 to 28.8 percent commercial/industrial.  Under this planning principal, it is assumed 70 additional net acres will be needed to support future commercial and industrial growth within Cold Spring.  This Plan utilizes an average of the two commercial/industrial acre forecasts and 70/30 benchmark (165 net acres). 

The following Table 5-8 represents projected net and gross acreages, which is projected to be used for residential, commercial and industrial land uses through the year 2025.  It is noted that the net acreage does not include land needed to support development such as additional right-of-way, utilities and park and open space where the gross calculation does.  

Table 5-8

Net/Gross Acreage Forecasts:  

Residential, Commercial and Industrial Land Uses 

	Land Use
	Current Acres 2007 
	Additional Net
	Additional Gross Acres Required 2025
	Total Gross

	
	
	Required Acres
	
	Acres

	
	
	2025
	
	2025

	Residential Acre Forecast
	        763 
	        495
	643
	1,406

	Commercial/Industrial Acre Forecast
	        309 
	        165 
	 198 
	        507 

	Total Forecast
	     1,072 
	        390 
	 841
	1,913


· Total acreage based on 2007 City land use acres plus projected land uses based on C/I Projection Average Method Projections.

· Net acreage does not include acreage for parks, ROW and utility needs, gross acreage includes 20% additional acreage for commercial and industrial for ROW, utility etc. and 30% additional for residential for ROW, utility and park/open space.

After comparing projected gross acreage demand with un-developable acreage within the corporate limits (985 estimated), it is estimated that 680 acres are available to accommodate forecast growth to the year 2025.  It is important to note that future growth boundaries should be larger than the 841acres projected as portions of land in the growth boundaries are already developed with rural residential subdivisions and/or businesses located in the township or contain wetlands or creeks.  A summary of the future land use acreages including growth boundary area follows:

Total Land City Limits = 1,666

Minus Un-developable 985 (Physical Constraints/Developed) = 680

Total Land Growth Boundaries = 4,615

Minus Un-developable 2,772 (Physical Constraints/Developed) = 2,176

2025 City & Growth Boundary Developable Area = 2,856 acres

Up to this point, the modeling process has focused on projecting the amount of development and corresponding land absorption required to satisfy future demand. However, the total amount of land identified in the Future Land Use Plan for possible use needs to be substantially greater than projected absorption through 2025 in order to support efficient functioning of the market. Additionally, land will be required for public and institutional uses.  Definitive guidelines regarding the extent of such overage do not exist, but a general rule of thumb is two to three times the total projected absorption, depending on use. Some geographic dispersion of these future growth areas is necessary. For these reasons, the Future Land Use Plan more conservatively illustrates 2,856 acres of developable property to depict future land use needs to 2025 and beyond. While the entirety of these acres will likely not be annexed into City limits by 2025, it is imperative that the Township and City view these areas as a part of a cooperative joint planning area.

IV. FUTURE LAND USE Plan


A.  
Planning Compared to Zoning

The Future Land Use Plan was developed as part of the Comprehensive Plan for Cold Spring.  It is an overall growth and development guide for a 20+ year period.  The Future Land Use Plan (planning) and the Zoning Map (zoning), along with their respective texts, have different yet complementary roles in guiding and regulating land development in Cold Spring. They should be used jointly to review the merits of a proposed development to ensure that it meets the legal regulations pertaining to land use and complies with the City's goals and policies.  The relationship between land use planning and zoning is an important one.  Planning is basically the act of planning the uses of land within a community for the future, while zoning is the act of regulating the use of these lands by Ordinance. 

The differences between planning and zoning are further noted in the following table:

Table 5-9

Planning & Zoning Differences

	Planning
	Zoning 

	Provides general policies for the City (i.e. attract new businesses to City and provide a mixture of housing).
	Sets forth zoning regulations – the law.  (i.e. notes location where uses are allowed, setbacks, density etc.)

	Flexible, written to be able to respond to changing conditions.
	Rigid, requiring formal amendment and details of how to administer.

	The Future Land Use Map is a 20 year distant snapshot of the community’s preferred future mix of land uses. The map shows what the community prefers – the map guides land use decisions for the next 20 years.
	The Zoning Map is a regulatory map for the immediate future. The map shows what the community has already decided to allow today.



	The Land Use Plan reflects, in general terms, the relationships that ensure compatible land uses and the overall soundness of the Plan. 
	The Zoning Map is specific in nature. It identifies the zoning classification for each land parcel in the City and allowable uses. 

	The Plan projects land needs into the future, thus serving as a policy guide for future development. 
	The Map is updated as soon as a zoning application is approved and reflects current opportunities for development. 

	The Plan enables government officials to anticipate future public expenditures more effectively. This results in more efficient use of tax dollars. 
	The Map permits development to occur in accordance with present opportunities and constraints.

	Provides a background on the community, issues, goals, citizen desires and potential actions and recommendations.
	Deals just with physical development and how to administer the zoning ordinance.

	The Plan provides an opportunity for citizens, developers, and affected agencies or governmental jurisdictions to determine the City's goals. 
	The Map is an official document that is legally binding and reflects the current development potential of land parcels.


The most immediate outcome of the future land use map will be in the review and update of the City’s development ordinances (zoning, subdivision, floodplain, shoreland, and others). While zoning and land use maps are distinctly different, as are the zoning district descriptions and land use categories, the official controls such as the zoning ordinance must be consistent with the Plan and the Plan’s future land use map.  As the City creates or modifies zoning districts and the zoning map, each decision must be evaluated against the yardstick of the Comprehensive Plan; does the proposed change rationally move the City toward the land use future portrayed in the land use map?


B.
Future Land Use 

The Future Land Use Map presents a geographic representation of the City’s preferred future land use scenario.  The map summarizes the community’s discussion of how development and public investment should play out over the next twenty plus years.  Being able to see a picture of the end result is helpful in directing the myriad large and small decisions and investments over this timeframe.  The future land use map is intended to be used in conjunction with the written content of the Plan.  The map shows the geographic layout of Cold Spring’s preferred land uses, but does not capture the full detail of Comprehensive Plan policies, nor does it identify the full range of recommended strategies, or any staging of development priorities.  The recommendations and policies provide additional direction on staging of growth, on priorities within land use categories, and on implementation preferences. 

The FLU map is not an exact prediction of future land use patterns, however through forecasting and analysis tools the City has allocated land uses in probable locations. The FLU estimates what the City may look like if population and housing forecasts prove true, and if land policies, implemented to reach the desired future, are successful. 

The land use plan is generally consistent with existing development.  Dramatic changes in existing land uses are not proposed, as the land use pattern is generally one that the City wishes to see continued.  Also, there is no public interest served in making large groups of houses and businesses non-conforming under zoning.  Thus, areas that are stable or not undergoing change are preserved.  There are a few areas that the plan recommends to correct inconsistencies with the existing land use or to bring the specific site into closer correspondence with its neighbors. 

Map 5-3 at the close of this Chapter offers a visual representation of future land use projections. The Future Land Use map also provides the future land uses with likely future collector streets (discussed in Chapter 7 – Transportation). The future land use map has been developed based on:  

1. Ability to serve areas with public utilities;

2. Projected land uses for each category with an underlying assumption that the City will continue to see increases in commercial and industrial growth;

3. Tiered land uses with more intense land uses adjacent to arterials and collector streets and more compatible land uses adjacent to each other;

4. Land topography and natural resources; and

5. Community input in the process through surveys, community input meetings and monthly City Council and Planning Commission meetings.

C. Potential Development Constraints (PDC) Overlay 

In addition to the future land uses, a Potential Development Constraints Overlay (PDC) has been added to the future land use map.  A critical element of land use planning is setting aside the community’s ‘green infrastructure’ before identifying where development is preferred. Green infrastructure includes a variety of natural systems, such as groundwater recharge and storm water infiltration; passive and active recreation areas; and viewsheds and open space that sustain quality of life and help maintain property values of adjacent developed lands.  

Cold Spring has identified areas where natural functions and systems need to be preserved or restored, yet can also sustain some development.  Over these areas the future land use map shows the PDC overlay. The overlay lies on both developed and undeveloped lands, covering  including all Cold Spring’s shoreland, wetlands and wellhead protection recharge area.  

D.
Future Study/Master Planning Areas

The Future Land Use map shows two future study/master planning areas, both of which are owned by Cold Spring Granite presently.  Future study areas acknowledge the sometimes high level of uncertainty about long term, or even short term, land use preferences. Where uncertainty about market conditions, ownership patterns, infrastructural capacity is particularly high or lands involve controversial projects within a high political environment, the Comprehensive Plan recommends additional study to guide possible modifications to the future land use map.  The studies take one or two general forms: master planning areas and study areas.

Master planning areas are recommended for areas where development or redevelopment should be planned, coordinated and phased for a single large area.  Study areas can also be master planned as a single site, but generally have a broader range of ownership and building form issues. Study areas are more likely to need site specific decisions on preferred forms, design themes, and resolving transitions between the study area and adjacent land use areas and between existing land uses and the preferred land uses.

The Cold Spring Granite Company property has been designated as a master planning area on the future land use map.  A detailed redevelopment concept has been included at the close of this Chapter (Concept 7), which shows the current redevelopment possibilities.

In 2005, Cold Spring Granite Company (CSG) began a massive redevelopment project to transform its granite manufacturing industry and former quarry site into a mixed-use development. Through a systematic process CSG has relocated its operations to the west side of the city just outside of city limits.  Working with consultants and the City, CSG is undertaking the process of creating a framework to design a thoughtful reuse plan that will achieve the visions of the many stakeholders in the planning process.  The master planning process encompassing the 30-acre site has included a number of downtown riverfront concepts that include:
· A mix of complimentary uses including both public and private uses;

· Improved streetscapes and pedestrian paths to access downtown from adjacent neighborhoods;

· Attractive public open spaces and pedestrian ways including a riverfront promenade and regional trail head park;

· Infill areas and adaptive reuse designs that relate to the downtown and river;

· A variety of housing types.

The success of the redevelopment project will determine whether this property will become blight for the community that impedes further commercial growth, or whether it becomes an unprecedented opportunity for progressive growth of the City and greater Central Minnesota region. The City’s ultimate mission for this project is “to ensure the sustainability and viability of the community and to maximize community assets.”  

The redevelopment is not likely to fully develop for several decades, simply because of its scale. Exact timing will depend on the confidence of the private sector and the aggressiveness of the City in providing public improvements, which in turn is dependent on funding availability. There are a number of things that need to fall into place to implement the plan, but the City is fully committed to helping to ensure the project continues. The first wave of development is likely to be centered around Highway 23 and prospective commercial uses. It is anticipated that this initial development phase will establish the momentum required to keep the development process moving. 
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	Future Land Use Category
	Map Designation
	Description
	Gross Acres

City
	Percent of Total

City
	Gross Acres

Growth Boundary
	Percent of Total

Growth Boundary

	Mixed Use


	
	Mixed Use is primarily intended to provide suitable locations for limited, low-intensity, neighborhood-oriented, commercial, business and service activities in close proximity or compatibly within major residential neighborhoods.  It includes small- to moderate scale commercial, serving primarily the adjacent neighborhood(s). May include specialty retail; community gathering businesses such as coffee shops or lower intensity entertainment; offices; studios or housing above retail (storefront retail with vertical mixed use).
	53
	3.2%
	2,706
	74.5%

	Low to Medium Density Residential
	
	This category depicts those areas that are now developed, or appropriate to be developed, in a low to moderate density residential manner; and to recognize such areas as primarily well suited for residential uses.
	943
	56.4%
	0
	0%

	High Density Residential


	
	This category depicts those areas that are now developed, or appropriate to be developed, in a high density residential manner; and to recognize such areas as primarily well suited for high density residential uses.
	38
	2.3%
	0
	0%

	Commercial


	
	The Commercial District is to provide space for concentrated general business and commercial activities where the vehicular-oriented activities can be maximized with minimal infringement on residential neighborhoods.
	151
	9.0%
	158
	4.4%

	Industrial
	
	The Industrial land use classification identifies distribution, research and development, warehouse, assembly, light processing and manufacturing uses.
	251
	15.0%
	552
	15.2%

	Open Space/Recreational
	
	Parks & recreation lands category includes either publicly or privately owned lands and/or facilities and may include parks, playgrounds, golf courses, wildlife management areas, recreation centers and similar uses.
	235
	14.1%
	213
	5.9%


V.  
future land use POLIcies


A. 
Overall Land Use Concept

Cold Spring is a vibrant community with a distinctive downtown, a growing number of residents, a growing employment base and assorted park/recreational opportunities.  Community leaders, residents and participants in the comprehensive planning process have expressed a desire to retain the “small town” atmosphere.  The following guiding principals have also been considered:

· Retain the spirit of a small town.  The goal of retaining the small town atmosphere is 
included through a logical pattern of future land use in an organized fashion, along with a 
transportation system to support the various land uses and parks and recreation to offer 
quality of life amenities.

· A place for people to gather – Downtown Cold Spring historically served as the center or focus of the community.  The enactment of stronger aesthetic or building requirements will help to preserve the downtown as well as encourage pedestrian traffic oriented businesses versus vehicular traffic oriented businesses.   Identifying locations for future highway commercial nodes and adoption of policies relating to the downtown will assist in accomplishing this goal.

· A well-balanced tax base – In order to assist with the fiscal health of the City with 
employment offerings, a range of land uses including commercial and industrial have 
been planned for.

· A proactive position on future growth – The future land use plan includes 
projections and growth boundaries intended to serve the City to the year 2025.  
As market demands change the plan will need periodic review and updates.  The future land use plan has included recommendations to complete comprehensive water and sanitary sewer plans and identify future transportation or collector street locations to encourage proactive planning of land uses with infrastructure and the funding of the infrastructure.


B.  
Residential Land Uses

As noted within this Chapter, it is anticipated an additional 643 acres will be required to serve residential growth. Policies and objectives for existing as well as future residential areas have been developed to protect the integrity of residential neighborhoods and the character of Cold Spring.  


Existing Residential Neighborhood Objectives 

1. Encourage the continued maintenance and quality of existing neighborhoods.

2. Minimize the development of incompatible land uses adjacent to and traffic through residential neighborhoods.

Existing Residential Neighborhood Recommendations

1. Monitor the quality of housing stock and enforce codes and ordinances relating to 
outdoor storage, etc. as well as research the desirability of applying for Small Cities 
Development funds for housing rehabilitation as a means of encouraging on-going 
maintenance of older housing stock.

2. Discourage through traffic on local residential streets while preserving emergency access by following a transportation plan, which includes a recommended collector street system.  

3. Prohibit non-residential land use intrusions into residential neighborhoods and require appropriate buffering and/or screening between non-compatible land uses.

4. Require infill residential units to be compatible in use and scale with the surrounding neighborhood.

5. Continue to upgrade infrastructure such as streets, water and sewer in existing neighborhoods as needed.

6. Restrict home occupations to businesses customarily found in homes which employee only household residents and that do not sell products or services to customers at the premises.


New Residential Neighborhood Objectives

1. Plan residential areas to encourage neighborhood unity and cohesiveness while protecting the integrity of the natural environment and providing access to other community amenities.

2. Provide a variety of life-cycle housing for the diverse needs of the community.


New Residential Neighborhood Recommendations

1. Incorporate natural features into new residential neighborhoods while protecting the 
features through ordinances.

2. Limit access points directly onto arterial streets or collector streets by requiring driveway accesses and lots to front streets within the subdivision.  Explore traffic calming techniques in areas where safety and mobility should be enhanced.

3. Require the development of parks, trails and/or sidewalks along collector streets to service neighborhoods and provide access to other community amenities such as places of commerce, educational facilities and larger community parks.

4. Plan residential subdivisions while following a comprehensive transportation plan which includes a recommended collector street system to encourage connection of neighborhoods to commercial areas and arterial streets.

5. Consider the changing housing needs of the growing community and review residential housing land areas to accommodate the changing needs and demands. 

6. Specific sites for high density residential uses have not been specified on the future land use map.  Additionally, high-density residential uses should be developed as a part of a master planning process within mixed use proposals.  The Planning Commission and Council should consider high density residential land uses in areas designated for medium density residential if they are adjacent to major collector streets, arterials or major arterials, are near community services and/or provide tiered land uses (higher intensity to lower intensity). The City should avoid locating all multiple-family housing in one concentrated area.



C.
Commercial Land Uses


Currently the City has 101 acres or 7.4 percent of the City’s land inventory is commercial in nature, within its commercial zoning districts.  It is projected an additional 95 acres would be needed for commercial expansion, to continue the current ratio of industrial to commercial land uses in the future (nearly 2 to 1 industrial to commercial).  


Cold Spring’s downtown commercial area has historically served as the heart of the community. Public input relating to the desire to protect and maintain this central focus occurred during the planning process.  Redevelopment within the downtown and planning new commercial areas that provide links and continuity to the downtown were discussed. The following objectives and policies have been prepared for each unique commercial area.  


Downtown Commercial Objectives 

1. Downtown.  Continue downtown Cold Spring as an important retail center.

2. Redevelopment opportunities.  Promote the expansion of the downtown on sites identified for potential redevelopment.

3. Institutional uses.  Continue to promote downtown as the center of the community as a focal point for government, community social activities and commerce.

4. Downtown Plan.  Develop a downtown redevelopment plan that takes into consideration the Granite Company redevelopment project and coordinate potential funding sources to encourage participation such as a Small Cities Development Grant, low interest loan program and tax incentives.

5. Parking areas.  Provide and enhance convenient and aesthetically pleasing parking areas for customers and employees.

6. Synergy.  Promote land uses that will reinforce business synergy.


Downtown Commercial Recommendations 

1. Rehabilitation.  Continue to encourage private sector rehabilitation and renovation of existing buildings in the downtown.

2. Upper levels.  Encourage the use of upper levels of commercial buildings for office and residential uses.

3. Events.  Continue, through the Chamber of Commerce and business organizations, to promote unified commercial and service promotional events to attract customers to the downtown.

4. Traffic design.  Monitor traffic and provide safe and convenient access to businesses for vehicular and pedestrian traffic.

5. Building standards.  Continue to enforce design standards for new and remodeled buildings to ensure the building mass, scale and facades are compatible with existing buildings.

6. On-street parking.  Continue to offer on-street parking for business patrons as well as expanding or increasing the number of municipal parking lots to accommodate overflow and employee parking.  Develop a landscape plan to make the parking lots in the downtown commercial district more aesthetically pleasing while allowing it to remain user friendly and provide an efficient flow of traffic.


General Commercial Objectives

1. Provide commercial areas for businesses which are more vehicle oriented, versus pedestrian traffic oriented, and which require larger sites.

2. Minimize traffic conflicts within commercial areas.

3. Provide linkages between highway commercial areas and the downtown or general business district.


General Commercial Recommendations

1. Link the existing downtown or general commercial district with new expansions of these districts with unique design features including ornamental streetlights, pavers, signage and similar design patterns.

2. Plan future commercial areas with frontage or backage roads that allow access to future areas.

3. Encourage pedestrian connections between commercial areas to allow customers to walk between business areas.



D.  
Industrial Land Uses


Industrial land uses comprise 208 acres or 15.3 percent of total land uses within the City today.  If the City maintains the current ratio of commercial to industrial land use mix it is projected that an additional 103 gross acres will be required for industrial expansion.  The actual amount of industrial land required will depend upon the size of the industrial user, whether or not land is available at a competitive cost when compared to neighboring communities and other economic factors.    


Industrial Development Objectives 

1. Continue, through the City, EDA and Chamber of Commerce, to take a proactive approach to business retention and expansion.

2. Promote quality industrial development that is compatible with the environment and which do not negatively impact the City’s infrastructure system such as wastewater treatment ponds.

3. Promote industrial development that pays employees a livable wage.


Industrial Development Recommendations

1. Consider economic incentives for industries that will contribute substantially to the City’s tax and employment bases without substantial negative impacts on the City’s infrastructure system.

2. Design new industrial areas to minimize impact on environmental features such as wetlands and creeks.

3. Design new industrial areas to discourage industrial traffic from traversing through residential neighborhoods.

4. Minimize the impact of industrial properties on adjacent land uses by requiring additional setbacks, screening and/or fencing and landscaping.

5. Requiring landscaping within industrial parks, as a part of the Zoning Ordinance, 
to improve the aesthetic appeal of the district.



E.
Public Land Uses


As of 2007, 161 acres 11.9% of land were used for public/semi-public uses including the School District 
property, church property and properties owned by the City including City Hall and other governmental facilities.    


Public Land Use Objectives 

1. Provide needed public facilities to support current and future growth.


Public Land Use Policies

1. Begin planning and budgeting for future public facilities.

2. Work in cooperation with other public agencies such as the school district to coordinate rather than duplicate public space such as auditoriums, meeting rooms, etc.

3. Provide sufficient land for future public facilities including utility sites and buildings. 

4. Retain governmental administrative offices in the downtown to support the downtown as a focal point for services.


Public park and recreational land uses comprise 34 acres of the City.  Additional acres of park and open space will be necessary to be needed to support the  additional acres of land guided for residential and C/I development.  It is recommended the City plan for a higher ratio of park space to other land uses as parks have been identified as an area to expand to meet the current residential populace as well as future growth.


Park and Recreation Objectives

1. Expand the quality of life offered by parks and recreational amenities in the City of Cold Spring as it continues to grow.

2. Retain the small town feel of the City of Cold Spring.
3. Improve the quality of Cold Spring’s City’s parks.
4. Provide park and recreation opportunities for all ages of the population.

Park and Recreation Policies

1. Continue to require park land dedication and fees to add parks and recreational amenities in new growth areas.

2. Plan for trail and/or sidewalk connections from neighborhoods to parks and linkages between parks.
3. Continue to budget for parks within the capital improvement plan and work with local organizations to upgrade existing parks.
4. Offer park and recreational amenities for all age groups such as playground equipment for children, athletic fields for adults, and passive recreation for seniors.
5. Continue to work with the school district to provide for joint use of school/park facilities.
VI.    Annexation and urban growth boundaries 

A.
Annexation

As the population increases, it will become necessary to expand City services outside of the current municipal boundaries.  To remain healthy, Cold Spring must be allowed to grow.  The benefits of annexation include that of protecting the environment and natural resources, providing a wider variety of housing and commercial options than what low-density, rural zoning can offer, fairly distributing the costs of urban services among all that benefit, providing urban services more efficiently and without costly duplication, and providing sound land use planning practices by using land resourcefully. 


State Statutes allow three forms of annexation:

· Automatic

· Annexation by Ordinance (MN Statute §414.033) generally occurs without the consent of the affected township.

· Ordered Service Extension (MN Statute §414.0335) generally occurs by order of the State of Minnesota.

· Negotiated

· Orderly Annexation (MN Statute §414.0325) generally occurs by mutual agreement of the city and township, whether as part of overarching Orderly Annexation Agreement, or an a case-by-case basis.

· Contested

· Unincorporated Land, City/Township (MN Statute §414.031)

· Concurrent Detachment, City/City (MN Statute §414.061)

Each of these procedures can be used, but only one may apply and be appropriate in any 
given situation at one time.

Currently, annexations are completed irregularly as landowners adjacent to the City petition for annexation in order to gain city services such as water. This approach makes it difficult for the City to budget and plan for the increased services and for the Township to absorb a sudden decrease in property tax revenues that it depended on to provide services to the remaining portions of the Township. An orderly annexation agreement would establish Cold Spring's potential for residential and nonresidential growth within the City's planning area beyond the current corporate limits, allowing the City to take a more comprehensive approach when considering strategies for land use, public facilities, recreation/open space, transportation and economic development. There is the opportunity to consider in a rational manner new directions for public policy relating to concepts such as quality of life, sustainable economic, social and ecological development practices and growth management techniques.


B.
Urban Growth Area (UGA)

“Urban Growth” is generally defined as residential, commercial or industrial growth that
requires additional or expanded services for sanitary sewer, public water supply and storm drainage facilities, parks and police and fire protection.  An urban growth area is the land needed 
to accommodate the estimated urban growth of a community during a specified time period 
or simply, where the City is expected to grow.  The rationale for defining this area is for communities to most efficiently provide public facilities and infrastructure by identifying where development is likely or desired to occur.  UGA’s help to hold down the costs of public services and facilities, save agriculture from urban sprawl, lead to better coordination of City and township/county land-use planning and they bring greater certainty for those who own, use, or invest in land at the City's edge.

Drawing an urban growth area is a joint effort between the City, surrounding Township and counties.  UGA typically creates an urban growth area that encircles the City.  Land in that area is not within the City's corporate limits is under county jurisdiction.  Since much of that land may be annexed to the City, it is important for the City and county to work together in planning and zoning that area.  Usually, the urban growth area is subject to the City's 
Comprehensive Plan, but the county controls zoning and land use permits there until the area is annexed or becomes developed to urban standards.  Cities and counties coordinate planning and zoning in urban growth areas through "urban growth management agreements."  Such agreements provide the answers to important questions such as:  

· Which local government will administer land-use regulations in the urban growth area?

· How should the growth area be zoned until it becomes urbanized?

· What standards for public services and facilities should be applied there?

· What interim controls should be used to protect the growth area's potential for urban development? 

Outside of a joint urban growth management agreement or orderly annexation agreement, State Statutes 462.358, Subd. 1 states, “A municipality may by resolution extend the application of its subdivision regulations to unincorporated territory located within two miles of its limits in any direction but not in a town which has adopted subdivision regulations; provided that where two or more noncontiguous municipalities have boundaries less than four miles apart, each is authorized to control the subdivision of land equal distance from its boundaries within this area.”  



Since the Townships have adopted their own regulations the extension of the City’s local controls is not applicable, however, the City of Cold Spring should at minimum, comment on projects proposed within the Townships in order to protect roadway corridors and ensure the proposed use is consistent with the proposed future land use map. 

The following recommendations have been developed to ensure that Cold Spring has the ability 
to grow outside of its boundaries and develop in an orderly manner:

1. Establish open communication with Wakefield Township about growth and annexation issues affecting the area.

2. Develop an evaluation program to determine when a property should be annexed into the City.  Although there is vacant land available within the City, higher density developments are likely to occur outside of the City limits as development pressure increases.  Higher density developments that have access to City services should be annexed into the City if they meet a certain threshold.  Part of the evaluation process should include determining if the properties to be annexed want to be annexed into the City.

3. Develop an orderly growth and annexation plan with Wakefield Township. It is imperative that the City and the township work in cooperation to ensure that orderly growth occurs in the region and to keep friendly working relationships between the City, County, and Township. The City should focus primarily on orderly annexation rather than the other procedures for annexation. The orderly growth and annexation plan should include provisions for property owners that petition to be annexed into the City.

4. Work with Wakefield Township and Stearns County toward and urban growth boundary agreement which would apply agreed upon zoning and subdivision controls within the two-mile buffer around the City.  In order to provide City services new development must be at a certain density level. The two-mile buffer acts as an urban transition zone that provides housing and commercial options at urban and rural densities.  Requiring higher density development in the undeveloped areas immediately surrounding the City makes it more efficient to connect City services to the development and to annex the property into the City.

5. Land immediately adjacent to the City limits shall be annexed into the corporate limits prior to development.

6. Annex land as the area is about to become urban or suburban in nature or if surrounded by City limits. 
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