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The que$tion of urban growth 'and its d i s t r i b u t i o n  i n t o  the surround- 
* ing covntryside i s  one chat  no metropoli tqn a r e a t i n  t h e  country has  been 

a b l e  t o  Some t o  g r i p s  with.  There a r e  models i n  Canada, En~Aand, Sweden, 
and elsewhete, in Europe. None of t hese ,  however, have been followed i n  

L 
\ t h i s  country. 

, '. 
The i s s u e  of drowth and sprawl is  an e l u s i v e  one , . . much l i k e  t h e  

weather. Everyone t a l k s  about it, 'but no one does anything. 
\ 

I t ' q  a Tougher ques t ion  i n  the  Twin Cities a r e a  than i n  many o t h e r s  . . . given our t e r r a i n  -+ i ts few n a t u r a l  obs t ac l e s  a p a r t  from a couple 
of r i v e r  v a l l e y s  which can be e a s i l y  crossed. ~ o n s e d u s n t l y ,  klevelopment 
can and i s  occbrr ing i n  a l l  d i r e c t i o n s  . . ,' outward i n t o  new suburbs and 
the  countryside beyond t h e  e s t ab l i shed  r i n g  a£ suburbs around t h e  two 
c e n t r a l  cities. , 

I n  many senses ,  sprawl is t h e  most complex of a l l  urban 
It goes t o  the  h e a r t  of what l o c a l  governments do and t d  t h e  h e a r t  of 
p r i v a t e  e n t e r p r i s e  i n  housing and development and the  p r i v a t e  ownership 
of land. Tn s p i t e  of a l l  t h i s  i t  c a n n o t k e  ignored. I n d e e d p i t  has  n o t  
been. It is the  top  item on t h e  Metropoli tan Council agenda f o r  1973- 
74, and permeates sll discuss ions  about r eg iona l  improvements such as 
t r a n s i t .  Mast of alh, however, can i t  be ignored py residents and pub- 
l i c  o f f i c i a l s  of t h e  bui l t -up urban a reas  which a rq  becoming the  new 
" c e n t r a l  c i t y "  arid by. those concerned abouk our  f u t u r e  environment. 

This  r e p o p  t&es a new look a t  $h; whole i s s u e  of sprawl and i n  
doing so'looks a t  it d iame t r i ca l ly  oppos5te from t h e  way o the r s  have, 
We see c r i t i a a l  dec ig ions  n w  made a t  thb bottom - by the  l o c a l  u n i t s  
of government and by i n d i v i d u a l  land  owners. We propose t h i s  cont inue - 
bu t  under a new development procesd i n  which t h e  key a c t o r s  w i l l  be 
s t rong ,  cdmpetent l o c a l  government u n i t s  working under p o l i c i e s  thaS 
recognize t h e  i n t e r e s t s  oE people i n  t h e  state and t h e  region. 

' 



, 
M A J O R  I D E A S . \ . . . . . . . . . b . . . . .  

* Sprawl has now reached epidemic proport ions i n  the  Twin Cities urban a rea ,  making i 
t h e  'sprawl1 of the  1950s look high-density by cdmparison, 

I 

- I n  t h e  e a r l y  post-war years  w e  saw 7 5 - h o t  l o t s .  

- Today: Commercial subdivision is  a t  one-third ac re  and even 1 t o  5 a c r e - l o t s ,  
s c a t t e r i n g  along roads and around lakes i n t o  s i x  counties  beyond the  es tabl i shed 
metropoli tan area.  

I 

- This process is fueled  by recent  chringes i n  t h e  policy on f inancing pub l i c  i m +  
provements and se rv ices  which--while necessary and desirable--have removed some 
r e s t r a i n t s  which formerly discouraged urban people from moving i n t o  the  'country- 
s ide .  / 

- The e f f e c t  of t h i s  d i s p e r ~ a l  is v i s i b l e  i n  t h e  f e d e r a l  r e - d e f i n i t i o n o f  'urban- 
i zed  a rea1  t o  include a l l  o r  p a r t s  of 10 counties . . . i n  b a t t l e s  over school  
bond i s sues  and year-round schools i n  Mora and Delano . . . and i n  the  t r a n s f e r  
of school  records t o  schools  i n  Wright and Chisago Counties. 

, 
This is happening despiteb t h e  f a c t  t h a t  p lenty  of land--already ~ r o v i d e d  with 
sewers, streets , water ,  schools  and o ther  urban se rv ices  and f ac i l i t i e s - i r emains  
ava i l ab le  f o r  development wi th in  e x i s t i n g  munic ipal i t ies  . . . capable of accom- 
modaGing the  next  mi l l ion  f u t u r e  r e s iden t s  of the  Twin Cities metropolitan area.  \ 

\ 

Our present  theory and s t r a t e g y  f ~r guiding and d i rec t ing  metropolitan growth 
is unlikely-- i t  now appears--to be a success fu l  one. Development probably 
cannot be  'shaped' on the  urban f r i n g e  by e f f o r t s  t o  provide, o r  t o  withhold, 
major roads,  sewers, parks o r  p r i v a t e  u t i l i t i e s  o r  commercial f a c i l i t i e s .  
Recent experience c l e a r l y  suggests  t h a t ,  once people h a v e s o n e  out  i n t o  t h e  
cduntry t o  l i v e ,  both commoq sense and the  r e a l i t i e s  of p o l i t i c s  requi re  t h a t  
e s s e q t i a l  se rv ices  and f a c i l i t i e s  w i l l  be ,  and should be,  provided t o  them. 
Increas ingly ,  the re fo re ,  the  c r i t i c a l  point  i n  the  cycle  of development appears 
t o  be the  po in t  of decis ion  about the  locat ion  and timing of r e s i d e n t i a l  deve- 
lopment. This must, we be l i eve ,  become the  foundation of any r e a l i s t i c  and 
success fu l  urban growth s t r a t e g y .  

/ \ 

The d i s p e r s a l  of t h i s  urban region i n t o  the  surrounding countryside r a i s e s  
major quest ions of equity.  The c o s t s  of se rv ic ing  t h i s  sprawl a r e  now borne 
by the  r e s i d e n t s  and the businesses of the  e x i s t i n g  suburbs and of the  c e n t r a l  
c i t i e s .  Under present  decision-making arrangements, however, they have v i r t u -  
a l l y  no voice i n  the  development decis ions  which perpetuate t h i s  sprawl and 
which impose these  cos t s  on them. They must be given a voice. 

/ \ 

* We bel ieve  t h e  consequences of the  present  t rends w i l l  be seriously harmful t o  
the  people of the  Twin C i t i e s  a rea  over the long term. P a r t l y  i t  is  a matter  
of r i s i n g  c o s t s  of publ ic  se rv ices  and f a c i l i t i e s ,  a t  a time of r e a l  pressure 
on public--and prJvate--budgets. P a r t l y ,  too, w e  a r e  concerned about the  
damaging impact on the  environment. There-is  a se r ious  r i s k ,  i n  addi t ion ,  

1 t h a t  unres t ra ined development on the  ou te r  f r i n g e  w i l l  lead t o  the  abandonment 
of commercial, i n d u s t r i a l ,  r e s i d e n t i a l  and o the r  i n s t i t u t i o n s  i n  the  e x i s t i n g  
developed p a r t  of the  a rea  . . . f r u s t r a t i n g  the  region 's  e f f o r t  t o  develop a 
r a t i o n a l  t r anspor ta t ion  system and tb maintain some incent ives  f o r  the  rqdeve- 
lopment of the  o lde r  areas  - suburban a s  we l l  a s  core c i t y i  

/ 

Z S  



. .  e . . . . . . . . . .  L N  O U R  R E P O R T )  

An e f f o r t  t o  r e s t r a i n  gprawl is made enormously d i f f i c u l t  , however--entellectu- 
a l l y  and po l i t i c a l l y - -by  t h e  f a c t  t h a t  i t  does,  demonstrably, provide major bene- 
f i t s  t o  important  groups i n  t h e  populat ion.  Most important;  I t  o f f e r s  t he  amen- 
i t y ,  f o r  som&, of l i f e  i n  t he  woods and by t h e  l akes  and s t reams.  Because i t  
occurs  i n  j u r i s d i c t i o n s  w i l l i n g  t o  accept  p a r t l y  "unfinished '  houses and subdiv i -  
s i o n s ,  i t  makes i t  p o s s i b l e  f o r  a s i g n i f i c a n t  nuyber of persons t o  g e t  housing a t  
a lower cos t .  I 

, 

No program t o  guide o r  shape development should ,  t h e r e f o r e ,  be  considered un le s s ,  
i t  a l a o ,  i n  o t h e r  ways, o f f e r s  khe3e advantages of amenity and reduced housing 
cos t . , / '1 

* For tuna t e ly ,  i t  does appear  t h a t  an a l t e r n a t e  $ t r a t e g y  is poss ib l e .  I t  b u i l d s  I 

on t h e  p r a c t i c e  followed by many of t h e  d t ronge r  m u n i c i p ~ l  governments i n  hand- 
l i n g  t h e i r  own development programs . . . and env i s ions  municipal  land develop- I 

ment c o n t r o l s  exe rc i s ed  by municipal  governments w i t h i n  a framework of r e g i o n a l  
p o l i c i e s  l a i d  o u t  by t h e  Metropol i tan Council ,  which i k  t h e  only body through 
which t h e  l e g i t i m a t e  concerns of t h e  dkveloped areas can ba given a vo i ce  i n  
decisions made on t h e  o u t l y i n g  f r i n g e .  , 

1 
Th is  program can be  undertaken without  major governmental reorganiza t ion .  What , 
is  needed is f o r  t h e  ~ e t r o ~ d i t a n  Council  t o  advance a b i l l  t o  t h e  1974 Legis la-  
t u r e  on behalf  of citizens of t h i s  r eg ion  t o  accomplish t h e  f o l 4 m i n g :  

w 

1. Permi t  u rban iza t ion  only when r e a l l y  s u i t a b l e .  To accomplish t h i s :  Of f i -  
crfally deqigna te  a l i q i t l zd  amount of l and  as " u r b h i z i n g V ,  Any land s o  
des igna ted  (a)  must,  i n  t u r n ,  be f u l l y  taxed as urban,  n o t  k u r a l ,  and (b) 
must be  se rved  a l r eady  by urban s e t v i c e s ,  such as municipal  sewer,  w a t e r ,  
s torm sewer, streets, and schoo l s ,  o r  be  p a r t  of an adopted plan' f o r  r e c e i p t  
of such s e h i c e s  w i th in  t h e  nex t  5 yea r s  .- In  a l l  non-urbanizing a r e a s ,  pro- 
h i b i t  t2omzrc ia l  and i n d u s t r i a l  development and a l low noth ing  more i n t e n s i v e  
than  $-acre o r  l a r g e r  l o t s  f o r  s ing le - fami ly  dwell ings.  

2 ,  T r e a t  remaining ' k u r a l t '  l and  f a i r l ) .  To accomplish t h i s ,  permit  owners of 
Open ladd which is n o t  des igna ted  as urbaniz ing  t o  be  taxed a t  an a g r i c u l -  - 
t u r a l ,  n o t  'urban l e v e l .  

3,  Leave b a s i c  lqnd,uqe dec i s ion  l o c a l .  To accomplish t h i s ,  a s s ign  l o c a l  u n i t s  
of government t h e  r e s p o n s i b i l i t y  of des igna t ing  land  a s  l turbanizing" and 
I 1  ru ra l " ,  wi th  review and comment on t h e i r  a c t i o n s  by r e g i o n a l  o r  state agen- 
cies. 

Guard a g a i n s t  undes i r ab l e  s i d e  e f f e c t s  of c o n t r o l l e d  growt;h,lsuch as poss i -  
b l e  h ighe r  housing costs. To accompPish t h i s :  ' Require t h e  Metropol i tan 
Council  and t h e  S t a t e  Planning Agency t o  monitor  a l l  s i d e  e f f e c t s  of t h e s e  
recommended land-use cont ro l&, -wi th  p a r t i c u l a r  emphasis on t h e i r  impact on 
t he  c o s t  of i~wusfng, and r e p o r t  r e g u l a r l y  wl th  recommendations t o  t h e  Legis- 
l a t u r e .  Such r e p o r t s  should i n d i c a t e  t h e  e x t e n t  to'which l o c a l  subd iv i s ion  
and bu i ld ing  codes a r e  a s s i s t i n g  t o  keep housing c o s t s  reasonable  and a r e  
promoting environqlentally sound,developments, s p e d i f i c a l l y  Planned Unit  
Developments . 



F I N D I N G S  
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I.  S t a r t l i n g  c h a n g e s  t r e n d i n g  t o  d i s p e r s a l  of h o u s i n g  deve lo pmen t  
-4 on t h e  f r i n g e  of t h e  m e t r o p o l i t a n  a r e a  a r e  now e v i d e n t .  / 
4 

What is p i n g  on? 
i 

A. Agricultuxsrl a c t i v i t y  is r e t r ea t i ng  from the urban core leaving huge ' iPmaunts' of vacant land ava i lab le  f o r  new housing development i n  a 12- 
county area within 50 m i l e s  of the Twin C i t i e s .  

Dispersal  of housing is occurring i n  a f r inge  area  encompassing a t  
l e a s t  11 counties i n  Minnesota and one i n  Wisconsin. Pockets of itr- 
tensive new development a r e  l a rge ly  found i n  a rapidly growing middle 
and outer  r ing  of suburbs i n  the 7 core counties - Hennepin, Ramsey, 
Anoka, ~ a k b t a ,  Washington, Sco t t  and' Carver, It i s  a l s o  increasingly 
eea t t e red  i n  m a n y  small  towns, along Lakes and throughout t he  r u r a l  
countryside of 5 others  - Wright, Sherburne, I s a n t i  and Chisago Cow- 
ties i n  MinnesoCa and St .  C r a b  County i n  Wisconsin. - 

1. Land avd ZabZe for deve Zopment in the wban fringe is drcrm~tioaZEy 
increusing as the number of ames in fm land declines. 

* Total  farm land acreage i n  the  11 Minnesota counties decreased 

0, 
by 20% o r  by 450,000 acres from 1959 t o  1969, according .to the  

&.S, Census of Agriculture. This is an a rea  ahhost 7 t i m e s  
l a rge r  than Minneapolis-St. Paul combined. 

* I n  the  7-county area  alone the re  was a decrease of 2,500 farms 
to ta l ing  260,000 acres  o r  about 406 square miles - almost 4 
times la rger  than the  cen t r a l  c i t i e s .  

A decrease i n  t o t a l  farm acreage occurred throughout much of the  
s t a t e  but  a t  a much slower r a t e  of 6%. Much of the  20% decrease 
wi thin  the  11 counties,  however, r esu l t ed  because of the  s a l e  of 
fanu land 60 ofhers f o r  immediate o r  future-anticipated urban 
development. The increased demand f o r  r u r a l  and lakeshore land 
f o r  home locations by people i n  the metropolitan a rea  has resu l t ed  
i n  r i s i n g  p r ices  offered f o r  t h i s  land. A s  a consequence, many 
farm Wers may consider s a l e  of the farm o r  port ions of it,  
These include: farmers nearing ret irement;  those who do npt  have 
a s u f f i c i e n t  quanti ty of land t o  make a l iv ing  from farming; those 
whose land- is  marginally productive o r  who have port ions which a r e  
unsuitable f o r  cu l t iva t ion ;  and those whose costs  a r e  increasing 
due t o  accelera t ing property valuations and higher taxes i n  areas 
of in tensive  urban development. The a l l u r e  of making high p r o f i t s  
has a l s 6  enticed some i n t o  s e l l i n g  t h e i r  land. 



Them $19 rrow abou't fdur tqhes aq much vacant Zand - Zand not wed far) 

agricuZ.t)cre, roada, homes, factories and businesses or cotrpmd by 
W e e  - as for,re8i&ntiaZ purposes i n  th,e 7-county area. 

Much of the land sold  f o r  non-agricultural ues 2s not immediately 
' 

h e l o p e d  0% ,used i n  another way. Ingtead i t  may eAmply be held f o r  
a ntenbarr pf years and added t o  the  stock of v a h t  land. mis type 
ctf b n d  a lao  83t$8t8 i q  bui lwup conrmutritiee i n  the form of vacant 
low. 

1. 

.Pg,pr~xlmately 500,000 acres - 780 square miles - o r  26% of the  t o t a l  
7-county land a rea  tss now vacant, accorqing t o  the Hetropolitan Travel 
Behavior Lnventary, This contrasts with the  125,OOQ acres - 195 squere 
miles - used f o r  r e s iden t i a l  purposes. The t o t a l  aaount of vacant land 
i n  the larger I!-coupty area  might approximate 690,000 acres - 1,078 
square miles - i f  a l l  the acres l o s t  t o  farming i n  these 4 adjoining . * 

cotmOies were added t o  the J-county t o t a l .  / 

\ 

Pnf orm9tSon about this5 lapd - ,its location,  value, ownership and 
planned future  use - is not known. S o i l  condttians, topography and 
access may preclude development 03 much of it. Nevertheless, i t  rep- 
resents a tremendous land bank f o r  po ten t ia l  new development. k 

I B. Land values on the f r inge  i n  9 counties are s i8nif icant ly  increasing. 

I The demand f o r  f r inge area  land by people who work i n  the Twin Cities area . 
has increased raw land values - not  only f o r  vacant parcyls bu t  f o r  fanu , 

land as w e l l .  
'1 

1. P '  Zmd vaZues increased by 56% i n  f o b  years (1968-72) i n  7 corn- , 
t ies  s u m d i n g  HennspiTI and Ramaey, acpoPd2'ng t o  survey8 of the \ 

/ 
<, Ihritrers.if;y Depwtment of A rirmZturaZ Economics. These inctuded: a Anoka, Ccussr, Chisago, Da ota, Scott, Washington and Wright. S M -  

Zar inol.easss tjsre aZso reported i n  -me portions of Isanti'  cmd \ 

Shsrblulne C a m  t i e s .  q 

The value of fafm land on the urban f r inge is f a r  i n  excess of what 
, 

a wil l ing farmer would pay a wi l l ing farmer f o r  agr icu l tu ra l  we. 
Instead, the value is bid up i n  a s a l e  by ant ic ipat ion of a change 
i n  its future  use. 

 any sale repor& i n k c a t e  fh- s e l l i n g  i n  what a n  st i l l  essent i -  . 
a l l y  r u r a l  are- a t  double t h e i r  value f o r  agriculture.  Thus, land 
valued a t  $200 per acre f o r  agr icul ture  was s e l l i n g  f o r  $400-450 i n  
Chisago County. Similarly,  an acre  of more producti te s o i l s  i n  Car- Y 

- v e m  County which might be sold  f o r  $350 i f  i t  were located f ~ r t h e r  
away from the  W i n  C i t i e s ,  now sells f a r  $700. 

4 ,  

As the value of vacant and farm land increases,  the cost  of holding' 
4 

it i n  the form of increased properfy taxes should a l so  increase and 
begin t o  move the  land i n t o  development. I n  some closer-in subiirban 
areas where development is  obvious, t h i s  is happening. But t h i s  

I 

( 

I 
\ 

\ 
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process does not appear t o  be occurring i n  much of the  outlying area 
due to the d i f f i c u l t i e s  of keeping up w i t h  rise of land values and 
the  decisions of assessors t o  only gradually mpve up the values of 

* a s  land f o r  t ax  puqoaes.  Within the middle and outer suburban 
r ing,  many farm owners a r e  able  to continue farming increasingly 

- expensive lsad as they have applied f o r  and received a lower pre- 
L f e r e n t i a l  assessment which is  the agr icu l tu ra l  value of the land 

w under t he  "Green Acres" act .  This law allows owners of land &a 
qval i fy  t o  have t h e i r  land valued f o r  agr icu l tu ra l  use u n t i l  they 
sell it. The act requires,  upon sa l e ,  a back payment of the dif -  

\ 
% ference i n  taxes t h a t  would have been pald f o r  t h e  past  three years 

i f  the land w a s  valued a t  f ts higher urban use. 

An uyknown but probably considerable amount of v a c a t  land is a b o  
held by land speculators and investors,  They hold land i n  an t ic i -  
pation of its increasing value and thus a fu ture  p r o f i t  when it is 
subsequently sold,  I f  t h i s  land is located i n  areas where assess- ' 
ments a r e  not Jceeping up with ac tua l  s a l e  pr ices  they benef i t  from 
the considerably lower agr icu l tu ra l  value and re la t ive ly  lower 

I taxes. In  areas where-assessments a r e  keeping up t h e i r  taxes w i l l  
a l so  increase aad may shorten the time they can afford t o  hold the  
land unless they are able  t o  obtain eorne income from the land by 
lgaaing it f o r  farming o r  e m s  other  use, I n  any case, land invest- 
ors a r e  i n  the business of holding l a d ,  Property t-s a re  com- 
puted as a business cost and may only become a burden i f ,  there is 
an unexpected increase. i n  them. 

\ - 
C. The pa t te rn  of metropolitan housing development has exploded outward i n  

pieces wer t h e p a s t  20 gears  i n t o  pocketts of wmmercially produced hous- 
ing and at  sites sca t te red  along lakes and throughout much of the pre-' 
viously r u r a l  countryside. \ 

/ ' I 
Unt i l  the  mid-50s , comoner,ciglly produced housing, which provides the 
l a rges t  stock of new homes, was developed i n  narrow bands i n  the two 
central c i t i e s  and an adjoining tier of suburbs i n  4 counties. A l imited 
mount of new housing a b o  was located along lakes such a8 White B e a r  and 
Mimetanka. Many of these,  however, were st i l l  summer cottages. 

The pat te rp  today, by contrast ,  consis ts  of a growing number of homes 
sca t te red  throughout the lakes and r u r a l  countryside of the outer f r inge  
portions o f 1 2  cclunties and pockets of commercially buil$ housing i n  
pa r t s  of M ever-widen$ng r ing of suburbs together with son f i l l i ng - in  
of remaining land i n  the  built-up area, 

1. Land $8 e d n g  into dsveZof~nent on the outep fpinge a t  the, in i t ia t i ve  
, 

of the m m e ~  and typioaZty on a Zot-by-Zof basis.  

fncreasing numbers of buyers from the ceutraa c i t i e a  and'suburbs kook- 
ing  f o r  home g i t e s  i n  the caunrry a r e  meeting land owners wi l l ing t o  
s e l l va r ious - s i zed  l o t s  o r  t r a c t s  of l a d l  



i I 

Small amounts of s c a t t e r e d  housing a r e  beginning t o  appear i n  t h e  
country along county and township road& and extens ively  along the  
shores of lakes and r i v e r s  i n  our 12-county area .  The increase  of 
housing u n i t s  i n  r u r a l  towxiships from 1960-70 is some ind ica t ion  of 

4 

t h i s  a c t i v i t y .  

I L i t t l e  is known about the  demand f o r  t h i s  type of s e t t i n g .  H ~ v e r ,  
I' , many resource persons suggested i t  wawincreasing and r ~ a d i l y  obs'erved A , 

by long l i n e s  of Sunday d r i v e r s  along county- roads who s t o p  t o  t a l k  
C 

I with farm owners and the  growing number ,of ads i n  papers f o r  t h i s  Qpe 
of property. I 

I 

1 

The supply of land f o r  country and lake  l i v i n g  is  comparably growing. I 

This procesqbegina  with the  decision 05 a farm owner t o  e i t h e r  d iv ide  \ 

h i s  land and sel l  ind iv idua l  l o t s  o r  by the  s a l e  of the  e n t i r e  farm t o  I 
l 

a land inves tor  o r  developer. Increas ingly ,  a number bf farm owhers I 
a r e  d iv id ing land, which is access ib le  bu t  l e a s t  productive f o r  farming, 

/ i n t o  l o t s  and s e l l i n g  them. This  includks land i n  demand f o r  i t 6  natu- 
I 

1 I r a 4  resource c h a r a c t e r i s t i c s  such a s  wooded a reas ,  lakes  and streams . 

which tend t o  be  quickly developed. It a l s o  includes land on t h e  edge 
of the  fann along township o r  county roads and even s t a t e  highways. 

I 
I 
I 

Land inves to r s  and developers who purchase t r a c t s  of farm land a l s o  
play a c r i t i c a l  r o l e  i n  decis ions  about urban land devglopment. These 
developers, depending upon t h e i r  i n t e n t i o n s ,  resources,  the  loca t ion '  
of t h e i r  land, may e i t h e r  be  a c t i v e  o r  passive p a r t i c i p a n t s  i n  bring- 
ing  land i n t o  development. I n  some ca$es, land developers a r e  simply 
specula t ing  i n  land and holding i t  for-  an t i c ipa ted  p r o f i t a b l e  r e s a l e  
t o  another developer. I n  o the r  cases ,  they may subdivide the  land and 
sel l  l o t s  a f t e r  making only necessary improvements such as building 
access roads. Under t h i s  approach4 the -  l o t s  may be acquired by indi -  
v iduals  who i n  tu rn  e i t h e r  con t rac t  f o r  construct ion of a l l  o r  por t ions  
of t h e i r  home o r  bu i ld  it themselves. Lots may a l s o  be purchased by 
smallek hu i lde r s  who const ruct  homes and then se l l  them t o  home buyers. 

Thd s izesof  p ieces  of  land s o l d ' f o r  housing i n  t h i s  o u t e r  f r i n g e  range 
from 1 / 3  ac re  t o  1 acre ;  an increas ing number of r a rge r  2% and 5 ac re  
l o t s ;  and a few l a r g e  t r a c t s  of 10-40-80 acres, , I n  the  developing sub- 
u rbp / semi - ru ra l  a r e a  cons i s t ing  of townships o r  r ecen t ly  incorporated 
munic ipa l i t i e s ,  development may occur i n  any p lace  where land owners a r e , '  
w i l l i n g  t o  sel l  wi th  l o t  s i z e s  l a rge ly  based on the judgment of the  
owner. Some few townships, munic ipa l i t i e s ,  and 5 of the  counties,  how- 
ever ,  have begun t o  r egu la te  l o t  s i z e s  and w i l l  not  permit subdivision 
of land i n t o  l o t s  of less than 1 o r  234 acres .  The s t a t e  has-a lso  spa- 
c i f i e d  l i m i t s  on t h e  minimum l o t  s i z e  adjacent  t o  lakes.  

, f L  / 
2. Large-new conunercial housing subdivisions d e  found on nwnerous tracte 

of land i n  many !scattered locations - largely beyond the 1-494 and 1-694 
* 

I 

be l t l i ne  around the inner suburbun ring. These subdivisions c p s i s t  not - 
I 

I only of  coliventional 1/3 acre lo ts  and homes but also of  apartnents and a a 

larger> 1 acre and 2-1/2 acre lo ts  and homes. Y 



The a c t i v e  bui lder-de~elopers  who a r e  responsible f o r  construction of t h e  
hulk of houaing unip in ,  l a r g e r  subdivisions begin the  process of inten- 
sive urban housing development by searching f o r ,  acquiring a s i n g l e  pa rce l  
oy assqmbling a tract of land. They e i t h e r  buy the  land o r  take an opS;Sotq 
d i r e a t l y  from a farm owner bu t  a l s o  frequently purchass \ i t  from land deve- 
4opera. 

Mpny qevelopets are moving outward t o  the edge of the  suburban a rea  and / 

even 5nt0 l a rge ly  r u r a l  townships and small exise ing v i l l a g e s ,  This is J 

seen ia the  locat ion of homes i n  the  1973 Parade of Homes where b u i l d e h  
advert ised new,housing i n  locat ions  a s  d i s t a n t  a s  RBms'ey and Grow Town- 
sh ips  $n boka County, near Elk River i n  Sherburne County, Buffalo i n  I 

Wright County, Waconia i n  Carver County, and Farmington and Hastings i n  
Dakota County - a l l  20\ t o  40 miles from Minneapolis o r  SC. Paul. I 

/ 

mi$ outward movemenh, appears t o  be happening f o r  a number of reasons. 
Some develqpers attempt t o  obta in  less cos t ly  land; o the r s  look f o r  
t r a c t s  of s u f f i c i e n t  sLze which require  minimal land prepaxation f o r  
l a rge  bowing pro jec t s ;  and others  s e l e c t  t r a c t s  i n  communities t h a t  
have few requirements o r  w i l l  p e w i t  the  type of housing proposed o r  
where locg4 approval of p ro jec t s  can be read i ly  obtained. 

1 
J I 

After  purphwing land the  commercial developer arranges h i s  financing, 
p r e p a o 4 ~  preliminary plans andrseeks approval from the  l o c a l  u n i t  ok 

I governnpnt of any zonihg and suidiv$sion regula t ions  p$ior t o  subdivid- 
ing  che 1 m d  i n t o  l o t s .  H e  then mtkes improvements ?such as' grading, 
ins la l4a  s t r q e t s  and u t i l i t i e s ,  and proceeds t o  bu i ld  the  housing u n i t s ,  - 
AMng t h e  way he m u s t  f u r t h e r  obta in  any permits required by the l o c a l  
u n i t s  of governmeqt including p ~ s s i b l y  those f o r  septic ' tanks i n  a reas  
without publ ic  a-r, &nd the  building permif. The developer may a l s o  \ 
be required i n  same cases t o  pos t  bonds f o r  u t i l i t y  and strwt improve- I 

ments +and t o  dedicate, lands o r  provide cash s u b s t i t u t e s  f o r  local. park 1 

land 4cquiai t ion.  

Q, &!?lation i s  rapidly  growing i n  a wide band of middle-outer suburbs and i n  1 
$la$ outJying area o f 1 2  counties, while it is level ing o f f  i n  the ipner  sub- '  -1 - e and declining 19 &e two TGentral-citi=.- I 

\ ,. 
\ I 

Wte than 89% oE the 438,000 population increase outs$dq of Minneapolis and 
S t .  Paul from 1960-70 s e t t l e d  i n  the 82 municipalit$es and 18 townships i n  
the rapidly  growing middle and ou te r  suburban r ing  and f a r t h e r  out  i n  64 
$one-established small towns and 98 townships $n a 12-county a rea .  

1, PopuZa&%on i s  dispersing outuard fram 5 counties to cover large part's 
of  a t  Zeast a 22-cot02ty m a .  

'I \ 

A grclwtng popqati0,n (26,770 from 1960-70) - with jobs i b  the  5-county 
aore - Awka, Dakota, Hennepin, Ramsey and Washington - are nw l i y i n g  
not  i q  these counties but i n  7 adjoining ones - Scot t ,  Sherburne, 
Casver, Chisago, W i g h t ,  I s a n t i  and St .  Croix County, Wisconsin. Y 

Appropimately 70% o f  the v ia lages  and 65% of t h e  townships i n  these 
12 cpuntlee experienaqd growth r a t e s  a t  double the s t a t e  average. 



Some 16 v i l l a g e s / c i t i e s  arid 25 townships i n  an add i t iona l  8 count ies  
adjoining the  12 also noted s i g n i f i c a n t  increases.  These c o u n t h s  
include: Kanabec, Wile Lacs, McLeod, LeSueur, Rice, Goodhue i n  Minus- 
s o t a  and Pierce  and Polk Counties i n  Wisconsin. -% 

\ I 
2. 2'he federal government recently recognized t h i s  metro-re lated fringe 

dezwZopment and doubled the t e r K t o r i a l  s i z e  of the metropoZitun area. -+ 

\ 

Toe? U. S. Census d e f i n i t i o n  of thd Twin C i t i e s  Standard Metropolitan 
* 

S t a t i s t i c a l  Area (SMSA) was changed i u  the  spr ing of 1973 t o  add 5 
- add i t iona l  counties t o  the 5 glready included i n  t h i s  area.  These new . 

d 

counties include: Carver, Sco t t ,  Wright and Chisago Counties i n  Minne- 
sot'a, gnd S t ,  Croiy County i n  Wigconsin. Sharburne County w a s  added/to 
an expdnded S t ;  Cloud SWA although i t  is questionable whether its 
growth is more r e l a t e d  t o  the  Twin Cities o t  t~ Sf.  Cloud. It is no t  \ 

known why the  12th county - I s a n t i  - was not  added, but  t h i s  is l i k e l y  
i n  the fu ture .  

1 \ 

3,' AZmost two thirds of the increased metropolitan popu'l.ation from 1960- 
. 70 s e t t l e d  i n  a rapidly growing middZe and outer ring df  82 suburbs 

and 1P townships. 

The a rea  of most rapid  growth has passed beyond the  more built-up inper 
suburbs t o  a middle'and expanding outer  r i n g  of developing auburbs. 

A 

\ The middle suburban r ing ,  which is 5 times the t e r r i t o r i a l  s t z e  of Min- 
neapolis  and St .  Paul ,  grew by 102%, while an even l a r g e r  outer  suburban 
area lncreased by 58%. This con t ras t s  with a 2% increase  i n  the  inner  
-:.ing of suburbs where many v i l l a g e s  a r e  nearly completely b u i l t  up and the  -- 

7% decl ine  i n  population s f  the  two older  c e n t r a l  c i t i e s .  
\ - 

Eo Outer suburban and some adjacent  r u r a l  school d i s t r i c t s  have almost three  
v 

four ths  of the  growing n h b e r s  of young chi ldren enter ing school i n  kindeq- 
g a r e n ,  while schools i n  the  c e n t r a l  cities and inner  suburbs are los ing 
enrollment i i - 

\ \ 

The metropslctan school d i s t r i c t s  wEth major new enrbllment growth are a l l  
located i n  the  middle-outer suburban Pr inge  and the  a rea  beyond t h i s .  This 
may bes t  be observed i n  looking a t  where increases  i n  the  k inde tga r tenkf i r s t  

,, grade enrollment is taking place. If the  numbers a r e  increasing a t  t h i s  
entrance l e v e l ,  enrollments w i l l  continue t o  grow a s  they advance from grade 
co grade. I 

Approximately 73% of the  growth i n  k indergar ten / f i r s t  grade enrollment of 
8,500 from 1960-72 i n  the  11-coyty  Minnesota a rea  was found i n  31 d i s t r i c t s  
i n  Anoka, Dakota, Washington, wright and Sco t t  Counties, according t o  f igyres  

\ of the  S t a t e  Department of Education. By con t ras t ,  11 s f  the.21 school d is -  
trices i n  Hennepin and Ram$ey Counties experienced an absolute decqease from 

w 
- 

1960-72 and the  remaining 10 grew by only a modest amount. 
C 

Many of the d i s t r i c t i  i n  Hennepin and m e y  Counties t h a t  a r e  now los ing 
enrollment were only a few yea& ago i n  the  same s i t u a t i o n  a s  these outer- 

- 
brewing d i s t r i c t s  of today. Due i n  p a r t  t o  the  s h i f t  of population and t h e  



daclining b i r t h  rats , '  hcntevert, R B ~ ~ F ,  now f ind  t h ~ e l v e e  with ojppty recently 

P' 
b u i l t  alarearaoar~. The 31 growing s c h w l  d i s t r i c t s  - some as diotant  as Mon- 
biael lo ,  guffalo,  Elk Mver and Cambridge - now lack capacity to  handle t h e i r  
enro&lnenta. These are d i e t r i c t e  whcrs ctgw buildings are propoeed and where 

- bond elactiona w i l l  morrn frequently be held i f  the present pat tern  of deve- 
$Qp=t itnd school attendance polf c iea  continue unchanged. . 

fron 1960-70 a territory the s i z e  of Minneapolis was incorporated 
rage of two mutlicipallties on' the fr inge.  These incorpo3.atlons 

d a d l e d  the u i a t i n w e  increasing number of newer reaidenta t o  obtain 
&urban ~~NIu. and ta c ~ n y o l  future  development. 

#a e ~ $ u t 4 m  of tha flrirrge ft.on! t k? urban i s  PapidZ~ ana%inuing 
b tm(odum 25 qdos. munigipalities every 10 yems. 

The spread of new hawing sad popu1s;ntims dutward from the \core of the 
urban a rea  hacs fueled the ~ o n t i n u e d  t rans i t ion  i n  the form of l o c a l  
g~ve.sruwnt from r u r a l  ( t m h i p e )  so uzban (municipali t i e@)  . This 
phUkownan has occurred i n  three ways: 

* b .np r iga i f icanf  mmmt of now homing develops and peo*le from 
the cen t ra l  citisa sad suburb$ mve t o  r u r a l  areas they carry  with 
thslq rupectatlond and a nead f o r  many urban aervices such proapt 
snow removal ,and good roade fog t h e i r  commuter t r i p s  pnd higher 
le3v+$r of f i r e  and pol ice  protection t o  p ro tec t  their inve~tment  
and new l l f e  e ty l s .  These new res idents  who move i n t o  the country- 
side may f ind e i t h e r  the township - with its more l imited powers - 
unable t o  e f fec t ive ly  control  f utrlre, development and t o  del iver  , 
dssi+ed eemicecr, o r  a townboard unwilling t o  prov+de wen i t 6  

l imited servlccrs a t  a higher lml. The r e s u l t  i n  the l a t t e r  case 
is a s t ruggle  f o r  cootrol  of the  tawn meeting and board with the  
nw reeidenta winning vhan t h e i r  numbers a r e  suf f ic ien t .  Whwe 
maup new teeidants ,  however, discover the  township Zgcks the l ega l  
powere they are l i ke ly  t o  begin pa t i t ione  f o r  incorporation as a 
m u n i c i p a l i ~  , 

* Many of the  (bXlr t in$ land owners i n  urbanizing townships may i n i t i -  
ate the  p s t g t i m  f o r  incorporation - par t icu la r ly  i f  there is a 
threa t  of aansxatfan of part of t h e i r  t e r r i t o r y  by an adjoining 
muaictpality aimply t o  maintaie their control  over fu ture  develop- 
raclnt and i t 8  tax base. Btl~ero x ~ i t h i n  t h i s  area  may aimply des i re  
t o  r e t a in  their l oca l  iden t i ty ,  

* b i s t i n g  municipali t ies on tho edge s f  the f r inge  m y  see development 
8 beginning i n  an adjoining township and des i re  t o  add it t o  their tax 

base, I n  Chis caoe they will pe t i t i on  t o  annex a11 o t  pa r t  of th ie  , 
scij oining township. 

L / 

h . .  The ne t  affe'ct of development on t h r  f r inge f o r  the  paet  two decades 
v u  the creat ion by Incorporation o r  annexation of 54 major new commu- 
o i t i e e  w l t h b  the  7-county area. Nearly half  of thee* (ill) occurred 
during &:he past  12 years, while tb remainder (26) came i n to  existence 

, from 1950-69. 
/ 



2. !&e land area moving from township to  nm municipal status i n  th& 
p a t  20 years i s  nearly ten times the geographic size of Minneapolis 
ctiad S t .  P a 2  oombined. I 

\ 
\ 

The 54 major incorporations and 28 smaller ones i n  the 7 core counties 
I together brought 1,082 square miles of land i n t o  municdpalities from 

1950-72. This c h t r a s t s  with the  106 square miles i n  the twq cen t ra l  
c i t i e s .  Sl ight ly  more than half  of t h i s  increase was added by the 33 
$ncorporations and annexations approved by the Mfunqsota Municipal 
Cammieaion from 1960-72. 

, 

d 

11, A n y n b e ~  of  p o w e r f u l  economic and s o c i a l  f o r c e s  a r e  a t  work i n  
J \ pvsh ing  deve logment  o u t  i n k 0  t h e  f r i n g e .  P o p u l a t i o n  and ,deve-  

lopment  p r o j e c t i o n s  s u g g e w t t h e s e  a r e  l i k e l y  t o  c o n t i n u e  and may 
\ b o s s i b l y  a c c e l e r a t e  i n  t h e  f a c e  of weak c o u n t e r v a i l i n g  f o r c e \ s .  

1 

Why $8 dsveZopment molting outward? I 

I 
- A. Fotcqe encouraging oqtward movement. Economic and soc i a l  forces encour- 

aging' the 'outward diovement of new housing include: 

I 

' 1, Imer  Dotal ' nso housing cost .  
, 

1 

b Many people aeaking sin&le-family howin$ a r e  l i ke ly  t o  +oak a t  
the la rge  number of used homes found i n  the built-up suburbs' and 

t cen t r a l  cities. I f  they want a new ~ i n g l e ~ f a m i l y  home; hwev r ,  they - 9, wf 11 find  them i n  the developing suburbs but a t  a p r ice  - an a erage 
of $38,000 &n 1973 - beyond the means of a growing proportion of the 
population. Some, therefore,  look t o  the f r inge  where they may f ind  
o r  bui ld  a new house they can afford. 

\ 
I 

New hqmes may cos t  less on the f r inge  because of the lower per-ac+e 
hand cost ,  the minimal publ ic  s emices  provided, and the  fewer l i m i -  
t a t ions  on what an individual can huild. It is possible i n  many 

I , f r inge  area  townshLps and municipali t ies t o  have mobile homes, t o  
bui ld  pre-cut homes, o r  t o  phase construct-ion wer a number of years. 
Many 09 the more built-up qloser-in communities, however, had dis- 

1 

couraged o r  even prohibited such ac t i v i t i e s .  

2. Drive for amenity and increasing incanes t o  achieve i t .  
f \ 

I Increasingly, the desi re  f o r  d e n i t y  o r  f o r  privacy f ~ r  a growing 
number of people has become t ransta ted i n t o  ownership of a l a rge  
piece af land with a semi-rural se t t ing .  These desi res ,  coupled 
with the  71% increase i n  median family incomes i n  the past  10 yeare, - 
have made it passfble f o r  an increasing number of people t o  purchase 
t h i s  amenity o r  privacy on the fringe. 

x'he desire to  own a large piece af 4and may be expressed by people 
a t a t i ng  &bey want to  l i v e  i n  the country t o  enjoy nature, t o  engage 

1 

2x1 extensive farming, o r  to  obtain a high bpgrer of privacy. This 

I I 



' 
movement, which began with individuals purchasing a s ing l e  l a rge  l o t ,  
has now grown t o  commercial proportions i n  development of 1, 2% and 
5 acre  parcels i n  many of the outlying areas. 

\ 

Even within the intensively developing carmnercial housing markt,,this 
, des i re  f o r  amenity o r  f o r  privacy has resul ted i n  s ign i f ican t  decreases 

f n  the  density of new housinq. For example, dens i t i es  have declined 
gram 10 housing un i t s  per acre i n  the  cen t ra l  c i t i e s ,  t o  6 per acre  i n  
many of the older communities i n  the  inner suburban r ing,  down t o  3 
un i t s  per ac re  i n  the  newer suburbs. pis force accounts f o r  the f a c t  
t ha t  the Twin C i t i e s  urbanized area, of the 20 most populated i n  thk 
United S ta tes  i n  1970, was the  6th la rges t  i n  geographic s i z e  and the 
19 t h  lowes t i n  density . 

3. Growing supply, of land for development on the fringe. 
/ 

The escala t ion i n  demand f o r  farm land permits and encourages farm 
owners and large land holders t o  sell  a t  a subs tan t ia l  p ro f i t .  Land 
on the f r inge is less expensive than land closer i n  t o  the  built-up 
area  even with its increased value. In  some areas where farming is 
highly prof i table ,  there  appears t o  be some res is tance t o  makisg land 
avai lable  f o r  development. However, the  overa l l  increase in value 
makes it d i f f i c u l t  f o r  some farm owners who must expand t h e i r  land 
holdings t o  continue. farming, s i nce  they must pay a higher cost  f o r  
t h i s  addi t ional  land. Frequently, they a r e  unable t o  do so  and may 
consequently simply sell the  land f o r  housfng development. I n  a few 
instances, farm mmers may a l so  e i t h e r  be unable t o  continue farming ,J 
and therefore sel l  t h e i r  farms, o r  they may gel1 portions of them t o  
obtain a flow of income f o r  t h e i r  retirement. Finally,  t h i s  supply 
is increased by the actions of land investors and speculators who 
make a p rof i tab le  business out of buying, holding, and se l l i ng  i t .  I 

Restraining in fLences  on development haye been l i f ced  t o  increase the  

A s ignizicant  numberr of changes r e l a t i ng  t o  the a b i l i t y  of people t o  move 
i n t b  the  f r inge have occurred i n  the past  few decades, Some of these pre- 
viously operated t o  restrain development, while others have simply contri- 
buted t o  making t h i s  development possible, - 

1. Improved access and lack of physical barriers t o  land on ehe f2Tii2ge. 
1 

, Relatively good access is provided by an extensive road network 
' throughout 'the urban f r inge,  This access has resul ted not only from 

the development of m i l e s  of i n t e r s t a t e  and multi-lane highways, but 
a l so  from the subs tan t ia l  upgrading of the county and township roads. 
Much of the new growth obsqtved i n  previously ruraL areas is seen 

i 

within a few miles of recently constructed o r  planned i n t e r s t a t e  high- 
ways an& mula-lape s t a t e  highways. Many of these - such as 1-35 i n  
Dakota, Anoka, I s a n t i  and Chisago Counties, T.M 12 and 5 5  and County 
koad 18 i n  Hennepin County, T,H. 10 and 65 i n  Anoka, I s a n t i  and She$- 
burne Couuties, and T.H, 12 and 6 1 i n  Wash;Sagton County - have exerted 

- 

\ \ 



the grea tes t  influence on making large amoutsof land accessible t o  
employment i n  the Twin Cities area. 

The lack of any s ign i f ican t  physical bar r ie r s  - except possibky f o r  
r i ve r  val leys  - permits development to occur wherever land is ma+ ., L 

, avai lable  within 360 degrees of the Twin Cities. This contrasts with 
/ a number of other c i t l e s  where mountains, oceqns dr large l a b  pre- 

vent development i n  ce r ta in  directions.  I n  addikion t o  t h i s  lack of 7 
physical ba r r i e r s ,  the  location of high-amenity na tura l  resource - 
?reas such as lakes, streams, and wooded areas wi,thin cammuting dis- 
tance makes many of these areas highly a t t r ac t i ve  f o r  development , 
around the Twin Cities. / 

. 
I 

I 
\ 

2 .  Xnct-easiq suburban job tocationo. \ 1 
\ 

I 

The t r ave l  time from the f r inge  t o  possible wark locations has sig- 
n i f i can t ly  decreased i n  recent years with the growth- i n  the number 
of jobs located i n  the  suburbs. These jobs resul ted from the deve- 
lopment of many new indus t r ies ,  p lants ,  and off ices  i n  the  suburban 

' 

area and the  relocation o f \ a  number of industr ies  from the cen t ra l  
c i t i e s  pa r t l y  because of changing technology and the  ava i l ab i l i t y  of 
land f o r  plant  expansion and employee parking.<The location of these 
jobs, coupled with the  improved access resul t ing from additione o r  
upgrading t o  the  road network, have made i t  possible f o r  large num- 
bers of people 20 c te dai ly  from new homes on the f r inge  i n  what 
they view as an acceptable mount of time. 

I 
4. ~ v d t a b i ' l i t y  of pubZic and pAvate sewices  on the fringe. 

Many public and *r ivate  services  which previously were l ~ c M n g  i n  
r u r a l  areas now e x i s t  there.  These include e l e c t r i c i t y ,  tebphones , 
school transportation,  heal th  care, and be t t e r  roads. I n  the  past ,  

e the lawer leve ls  of services  o r  the  lack of them tended t o  discour- 
age outward movement s ince the  new residents would have t o  l i v e  wi'th- 
out many conveniences apd services  considered t o  be e s sen t i a l  today. 

/ 

4. Reatrdntq imposed by financing of pub'lic and private semrices have 
been 'l ifted, 

f \ 

, ,  Many of the  cosks fo r  s&ices which previously were d i reef ly  paid 
by home owners l i v i n i  on the r u r a l  f r inge of the metropolitan area  
Are now picked up by taxpqyers o r  r a t e  payers i n  the region due t o  
changes i n  the techniques f o r  financing them. Same o$ these ,costa  
include the  following: 

The added cost  of longer l i nea r  footage f o r  public and pr iva te  
u t i l i t i e s  (gas, e l e c t r i c i t y ,  telephones and doads) which se~rve 
scat tered l o t  and low density development a r e  now largely ig- 
nored i n  i n s t a l l a t i on  o r  monthly service  charges. 

Different ia ls  i n  the cost  t o  home owners based on t h e i r  f ron t  
footage o r  the  distance of a dwelling un i t  o r  a group of them 
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from the cmpletely  built-up areas a re  not reeognimed in.. sepa- 
rdte i n s t a l l a t i ~ n ~ f e e  or  in'the- base monthly r a t e  f o r  e l e c t r i c i t y .  
o r  telephone service,  Generally, whenever a persm desires  t h i s  
service ,  it  is extertdsd to  them with the addit ional costs re la ted  
t o  increased l i n e a t  footage of l i n e  picked ttp by r a t e  gayera 
" ;k ro~gbu t  the region, For telephone service,  there is some dif-  

- f e r e n t i a l  i n  the base r a t e  depsndPng up;on-how f a r  away from the 
core of the Twin Ci t ies  ark& a person'may l i ve ,  Within the f i r a t  
zone - a denssly populated, urbanized zone - a f l a t  r a t e  applles 
regardleae of t h ~  s i z e  of the  l o t  o r  the  distance between homes. 
This zone currently extends throughout a l l  of the  middle suburban 
and large portions of the outlying suburban area, Beyond t h i s ,  
there a re  a reries of zonee with d i f fe ren t  base ratre f o r  f u l l  
metropolitan pr ivate  earvice. A s l i g h t  increase i n  the  base rate 
f e  charged with4n each of these zones f o r  thirr raetropolitan ser- 
v ice  I f  a majority of the people within the aqea pa t i t i an  and 
vote t o  have it, Such a pe t i t ion  and vote was recently t&en.ltn 
che v i l l age  of Isanti t n  ~ a a n t i  a u n t y .  

'kha addif iaaal  t o l l  charge prwiow1-y required fox people l iving 
on the outer  edge of the  f r inge has a l s o  been eliminated i n  recent 
gears a s  the  tol l - f ree  zone harr expanded w m a r d  t o  include areas 
such aa Elk River, St, Michael, St .  Bonifaciw , Charrka, Has t ings , 
and Marine on the S t ,  Cuoix. 

I 

The pol ic ies  oa , th s  rates paid fo r  gas service  o r  i t8  ins tq l la -  
t ion  similamly do not recognize diffarenciea baaed 6n the  densi- 
ties. However, extension pol ic ies  on gas mains do l imi t  them t o  
new eubdivisions o r  property near exis t ing mains. Others who may 
be some distance from the pipe a r e  served by propane tanks. 

Finally,  the county and township roads a re  financed not by front  
footage asserements but by property taxes dn a l l  taxable property 
i n  the ju r i sd ic t ion  or  by s t a t e  highway wer aide. . 

I 

Increased s t a t e  a ids  and equalization.  of them hm s i an i f  icbmf lx I 

Xecreassd the i t irect  cost  of education t o  hmw owpets 'on the ' 

Bringe* 

Xn the past  few years,  a number of changes i n  the a t a t e  echo01 a id  
Cormula have significantly contributed to  reducing the tax burdep 
of l iving i n  these previously r u r a l  areas where there  is l i t t l e rA - ;> 

commercial o r  i ndus t r i a l  p r d e r t y  . Previously, as new homes wee+/ 
constructtad add increased numbers of children movgd i n t o  school 
eystams, property taxes increased to  pay f o r  the  c ~ s t  of education. 
n number of changes i n  the  school a id  financing s ince  1962, how- 
ever, including the equalization of tax Bsrrdens,and the incream 
In  s t a t e  funding of education from 37 t o  70 percent, have elimin- 
a ted much &f the tee toa in t  which increasing p.roperty t a e r  due to  
educational cos t s  placed on friqgle area  development. 



, 

Other educa t lmal  costs  have a l so  decreased i n  these f r inge  area 
communities as t ransportation costs which previously were par t ly  
loca l ly  fuhded a r e  now paid nearly 100 percent by the s t a t e .  
Zhis is a s e m i c e  which increases i n  cost  as the distance betyeen 
homes increases. Finally,  t he ' d i r ec t  c ap i t a l  cost  of new school 
buildipgs t o  home owners has a l so  decreased with the inclusion i n  

/ 

1973 of debt service  \as one of the costs  used i n  computing t he  
homestead c r ed i t  f o r  s t a t e  property tax reimbursement. 

/ 

C. %'he mixture iof user funds and countywide proper.ty taxes t o  fund 
major road and highway improvements has kin%mized the  d i r ec t  c o s t  
t o  f r inge area development. 

I 

The homogenization of transportabion funding tends t o  l i m i t  the  
d i r e c t  cost  qf road improvements t o  development on the fringe.  
'lh-1~ is par t icu la r ly  true of county roads, whete 45 percent of 
the  funds come from property taxes throughout the cowty. In  
a f f e c t ,  t h i s  r e su l t s  i n  the  built-up area,  with its more gubstan- 
t i a l  property tax base, providing funds t o  build o r  irqprove 
county roads t h a t  largely  serve new developmenC oq the fringe.  

d, Nwerous state and federa l  a ids  f o r  sewers'and parks have fur ther  
reduced the d i r e c t  cost  t o  home owners i n  many fr inge area  cornmu- 
q 
The ava i l ab i l i t y  of federa l  and s t a t e  funds from numerous cate- 
~ o r i c a l  p r a g r q  - paf t icu la r ly  sewers and open space - maLce i t  
possible f o r  f r inge area  communities t o  minimize the  cost  of th'ees 
improvements t o  t he i r  home awners. In  the past ,  when such a ids  
w e r e  not available,  expensive l oca l  trunk l i n e  e w e r  programs were 
en t i r e ly  financed from assessments levied against  property oWhers 
on a f ron t  footage basis  o r  from loca l  property taxes. The avail- 

-, a b i l i t y  of federa l  and state aids  which a r e  largely collected from 
people and corporations located i n  the  built-up areas  have reduced 
these d i r s cd  costs  t o  home owners l iv ing i n  f r inge area communities. 

C; ~o6te?pra i l ing  fbrces t o  discourilge f r inge area development are weak. 
\ 

I 

$here a r e  a few forces whllch could discourage fur ther  development an the 
ftsqge. These, however are e i t h e r  weak o r  uncertain f o r  t h e  future.  
Thgy include: 

i I 1. The poseiblo gasoline shokge  d / o r  i E 8  higher cost. - 

One of the  s ign i f ican t  costs  which people who l i v e  bn the f r inge muet 
pgy f n  re turn f o r  t h e i r  lower cost  housing, amenity, o r  privacy is an 
incrctage i n  the cost  of transportation including not only the  mileage 
bqt the need f o r  two cars. This fac tor  undoubtedly has dete rwd some 
d r m  mwing any s ign i f ican t  distance from the  built-up urban area. 
B m v e r ,  t h i s  increased cost  i n  t i m e  and do l la r s  apparently is one 
which an f'ncreasing number believe they can afford o r  one which they 
are wil l ing  t o  absorb. 



Present d i s c i m ~ i o ~ ~  about the "energy srisls" and the  pose ib i l i ty  of 
shortages of gasoline and/or its higher cost ,  i f  they are real ized t o  
any s ign i f ican t  degree, a r e  l i ke ly  to discourage a portion of t h i s  
outward movement, This fac tor ,  however, is a r e l a t i ve ly  recent one 

' d o s e  expense and longer-term e f f e c t  is unknown. 

2, Rqistance af fm a m e ~ s  to makCng land available.  

In eonre locations - par t icu la r ly  i n  areas t o  the  south-southwest 
where laud prdductfvity is  high - there  is evidence of some resist- 
ance by farm awnars to  the  divis ion and/or s a l e  of t h e i r  f a m a  f o r  
development. This res is tance is exptessed i n  the act ions  of town 
boards i n  denying zoning changes or  issuing buiiding permits f o r  
r e s iden t i a l  development. Overall, hawever, the res i s tance  of land 
owners at  bes t  w i l l  only de te r  developmerat i n  some limited portion6 
of the  f r inge  f o r  a period of t i m e .  The esca la t ion  in  land values 
is l i ke ly  t o  the  deve1opmen.t a l tomat ivee  t o  farming a t t r a c t i v e  
t o  many, In  addit ion,  although a few farm owners may resist within 
a pa r t i cu l a r  township, the increases i n  population are lib19 t o  
lead t o  changes i n  the  membership of the  town board and t o  changes 
i n  the  l oca l  ru les  governing development. Even where some land own- 
ers and newer res idents  of a young community would l i k e  to  resist 
development, they a r e  faced with a lack of administrative and finan- 
c i a l  capabi l i ty  i n  beit  l o c a l  government, 

The <iynmics of forces encouraging development and t h e i r  possible accel- 
e r a t i on  suggest expansion of Che popblation on the edge of the metropoli- 
tan a rea  w i l l  continue, I 

Forces which e i t h e r  encourage o r  contribute t o  development on the f r inge  
a r e  a l l  continuing o r  increasing. Among others ,  they include paobrible 
increases i n  housing costs ,  increasee i n  personal income t o  achieve ame- 
n i t y  o r  privacy, improved access on the f r inge,  and increasing subsidy 
of public and pr iva te  services  by people i n  the built-up urban areas,  

Housing cost8 appear l i ke ly  t o  continue todncreaea  without changes i n  
basic  public policy. In  addit ion,  there  w i l l  be an increaqed demand i n  , 
the  housing market f o r  new single-f amily housing due t o  family formations 
from the  post-war baby boom. Many of these new families i n  dear& of 
new housing which they can afford a r e  l i ke ly  t o  f inrd i t  avai lable  i n  - 
quanti ty only on the  fringe.  / 

Probable continued increases i n  personal disposable qncbme a t e  a l so  \ 

l i ke ly  td make it possible f o r  more people t o  Buy more land e i t h e r  f o r  
i ts  amenity o r  f o r  its privacy. As a r e su l t ,  land a l o n g l a k e  shores, 
r i ve r s ,  and i qwwded  areas within commuting range of the Twin Cities 
can be expected t o  be developed within coming years, The large quanti ty 
of land already vacant on the f r inge  - much of which is  held by V e r a  
i n  an t ic ipa t iaq  of development - w i l l  fu r ther  a c t  as a s t ipu lus  do deve- 
lopment a t  the  fr inge.  

I 



Improvements i n  access t o  the  f r i n g e  w i l l  continue. A ndmber of planned 
fr@ew@ys ark now i n  design and d iscuss ion o r  under construct ion.  These 

n include: To the  northwest, T-94 t o  Monticello and S t .  Cloud; . t o  the  west,  
1-394, T.H. 12 t o  Maple Pla in ;  t o  the  southwe.st, T.H. 169 and T.H. 212 t o  'F 

U y g  America and thbn, to  Glencoe; to t h e  south,  I-35E, T.H. 36, and 
T.H. 3 t o  southern Dakota County; t o  the  e a s t ,  1-94 t o  Hudson, Wisconsin. 

-7 

M y  .counties a l s o  have plans f o r  s u b s t a n t i a l  upg\rading of t h e  county road J 

network including development of a number of multi-lane highways 4 t he  
paving' of a l l  remaining gravel  roads. 

\ 
\ - Present popuhtion projections auggest that  the buZk of %a, growthft i n  v 

I the meti.opoZitm area wiZZ m t i n u e  t o  be found on the urban ?hinge. 
- 

/ \ \ 

Population projec t ions  prepared by the  Metropolitan Council and the  
Efinnesota Health Department f o r  1990 suggest more than 85 percen't uT 
t he  830,000-880,000 increase  w i l l  be located  e s s e n t i a l l y  i n  the  ou te r  

*\ edges of the  middle.suburban r i n g  and beyond. These projec t ions  a r e  I I 

based upon the  continuation of t rends b u i l t  i n t o  t h e  population increases  1 

\ within  t h e p e t r o p p l i t a n  ar-f'rom 1950-70. The only s i g n i f i c a n t  d i f f e r -  
ence between these  two p ro jec t ions  is the  d i r e c t i o n  of f r i n g e  a r e a  deve- 
lopment with the  Metropolitan Council sugges t ing . i t  would be more i n  a 

r /  \ south-southwestern a rea ,  wheread the  Health Department lobks toward a ! 

p a t t e r n  outward from the  areas  experiencing the  g r e a t e s t  new growth from 
1960-70. This suggests  the  devel'opment w i l l  be heavily i n  a nor th  and 
a southern d i red t ion  i n t o  the  outer  por t ions  of Anoka and Dakota Countieq. 

I 

/ !, 

Another projec t ion  s f  fu tu re 'popu la t ion  growth prepared by the  Upper 
Midwest Council s i m i l a r l y  suggests  a continuation and even an a c c e l e r a ~  
t i o n  of the  outward movement, I n  t h e i r  r e p o r t  they note  tha t :  

"Rural non-farm population w i l l  continue t o  increase  a t  a $a te  
w e l l  above the  n a t i o n a l  growth r a t e  wi th in  the  commuting range 
of the  Twin Cities.  h his w i l l  a f f e c t  a t  l e a s t  three western 
Wisconsin counties and a dozen Minnesota counties  beyond the  
7-county metropolitan area.  '' 

< 

Some of the  est imated inc rease  i n  population by the  Upper Midwest Coun- 
c i l  etudyh is projec ted  t o  occur wi th in  l o n g ~ e q t a b l i s h e d  r u r a l  towns. A 
considerable por t ion  of i t ,  however, w i l l  a l s o  occur i n  present ly  r u r a l  
tcwnshipe on land which is mow e i t h e r  vacant ,  &ed f o r  farming, o r  adja- 
cent t o  a lake  o r  stream. 1 



\ 
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111. S e r i o u s  c o n s e q u e n c e s  a f f e c t i n g  p e o p l e  who l i v e  w i t h i n  t h e  b u i l t -  
up  u r b a n  a r e a  and t o  t h e  e n v i r o n m e n t  w i l l  r e s u l t  f rom t h e  p r e s e n t  
p a t t e r n  o f  f r i n g e  a r e a  d e v e l o p m e n t .  

New housing developed on the  f r i n g e  r e s u l t s  i n  publ ic  cost$ t h a t  are s h i f t e d  
t o  people who l i v e  wl th in  the  built-up urban areas and t o  the  envirotunent. 

A. More cos t ly  publ ic  and p r i v a t e  f a c i l i t i e s  and serviees w i l l  be nedded t o  
serve new f r inge  a rea  development a t  a t i m e  when the re  is excess capa- ' 

c i t y  o r  i n e i f i c i e n t  use made of e x i s t i n g  c a p i t a l  investments within t h e  
built-up area. -, 

The c o s t  of developing new publ ic  and p r i v a t e  se rv ices  on the  f r i n g e  
w i l l  be borne i n  p a r t  by the  t o t a l  population of the  region. These new 
f a c i l i t i e s  a r e  a l s o  l i k e l y  t o  be more expensive because t h e  l i n e a r  foot- 
age of many, such as sewers, gas l i n e s ,  telephone lines', e t c . ,  increases  
a s  l o t  si ,zes grow l a r g e r  and the  d is tance  between new housing sites 
zncreases. I 

Extensive addi t ions  of new roads o r  the  widening of e x i s t i n g  ones w i l l  
be needed t o  skrve t h e  type of development now occurring. Short of t h i s ,  
many arterial roads n w  used f o r  extensive weekend t r a v e l  and f o r  da i ly  
commercial contact  with outstate,communities w i l l  slowly be unable tr, 
continue t h e i r  function of handling through t r a f f i c .  Tn addi t ion ,  par- 

I 

t i c u l a r l y  on townghip and county roads, dhgerous  condit ions may w e l l  1 
develop with frequent  a rcess  from home driveways - most notably i n  areas 
divided in%o small l o t s .  A considerable por t ion  of the  c o s t  of provid- 
ing  add i t iona l  road capacity w i l l  f a l l  p a r t i a l l y  on the  s t a t e  - a t  the  
same t i m e  t h a t  e f f o r t s  are being made t o  improve t h e  road network between 
c i t i e s  and r u r a l  areas  i n  o u t s t a t e  Minnesota. 

Addit ional  classrooms w i l l  be required t o  haqdle the  growing school popu- 
l a t i o n  on the  urban f r i n g e  . . . at  the same t i m e  t h a t  empty classrooms 
go unused i n  adjokning cornuni t ies  which are extehsively developed but  
where land is s t i l l  open f o r  development. 

F a c i l i t i e s  such as sewer and water a r e  l ikely t o  require  no t  only new 
tnvestment but  a l s o  more cos t ly  ones as they pass through s u b s t a n t i a l  
areas with l a rge  l o t s  o r  through a reas  of vacant land o n a t h e i r  way to  
serve, communities with m Q r e  in tengive  development. Evidence of t h i s  
problenr is  already demonstrated i n  the extension of in te rcep to r  sewer 
l i n e s  t o  Forest  Lake which pass through nearly undeveloped Hugo; through 
undeveloped port ions of Savage on its way t o  P r l o r  Lake; through the  
not thern  half  of Brooklyn Park on i ts way t o  Champlin, and through Inver 
Grove Heights t o  Rosemount. 

Major p r i v a t e  investments i n  shopping centers ,  copnnercial a d  o f f i c e  
space where excess capacity already e x i s t s  a r e  l i k e l y  t o  be adversely 
affected.  Locations such a s  the  two downtowns i n  Minneapolis and St .  
Paul and even some closer-in suburban shopping centers  such as Southdale 
and Brookdale may experience competition from new commercial development 



1 \ 

b u i l t  t o  serve t h i s  f r inge qrea population. As a consequtmce, the exibt- 
ing capacity of some of these locations may not be used and addi t tonal  
investment i n  ex is t ing  centers fnay not occur a s  the market f a r  t h i s  space 
moves f a r the r  out i n t o  the  fr inge.  

i 

B. Many of the public f ac iZ i t i e s  and se rv ices ,on  the  E,r&nge are paid for ,  
not  only by the  new,resid$nts but  alqa by Peqple who"1ive i n  the  bu i l t -  
up areas. Yet these ex is t ing  res idents  have prac t ica l ly  no voice in how 
developmen t occurs . , I 

1 \ 

One of the  bas ic  assumptions permitting and even encouraging development 
on the f r inge is t h a t  public and pr iva te  services  w i l l  be Provided t o  
development wherever i t  occurs. I n  par t ,  t h i s  r e su l t s  because of the 
way i n  which public and pr iva te  services  dre financed. For example, the 

/ increased cost  of school transportation on the f r inge due t o  idcreased 
numbers of mfles t o  transport  a given number of children is not  recog- 
nized i n ' t h e  current state a id  formulas. As a cozmequence, s t a t e  tax- 
payers - the majority of whom _care res idents  of the built-up urban arqa - 
a r e  ca l led  upon t o  assist the  underwriting of higher transportaFion costs  
by means of state a id  formula d i s t r ibu t ions  t o  $he lese densely develop- 
ing f r inge  area. They a r e  a l so  required t o  subsidize ind i rec t ly  the 
construction of new schools i n  these areas by means of the  s t a t e  reim- 
bursement of property taxes even though pew million-dollar school~bui ld-  
ings i n  the built-up urban are- have vacant claearoorns. 

The cap i t a l  costs  of extending detropolitan-type telephone service  t o  
the growiag f r inge  area  a re  a l so  picked up and homogenized a s  pa r t  of 
the bas ic  monthly r a t e  cos t  t o  peopl& within the built-up area. 

. 
C. Fringe area,developmeqt which w i l l  r e s u l t  i n  the loss  of valuable open 

spaice and eventual surface and ground water pol lut ion i n  many areas wil$ 
emact a h i g h e o e t  t o  the  environtnent of the region. 

\ 

i 

The environmental costs  can be expected t o  esca la te  as development spreads 
out farcher on thq fringe.  This cost  need not be recognized by the  i n i -  
t ia l  land developer o r  by thoae tha t  follow. Some of these environmental 
costs  include the  fallowfng: 

t 1. Loss of vatwble open spaoe i n c W n g  Zake shore, s t r em banks, steep 
-8 Zoples, mamhes, and forested areas. 

Urban development s ince  World War I1 has migrated t o  m d  encompassed 
the shores of a s i gn i f i can t  number of lakes within 50 miles of the 
Twin Cities. During this t i m e ,  a s ign i f ican t  proportion of t h i s  land 
has been divided and sold. Many of these homesites were i n i t i a l l y  
f o r  summer cottages,  but increasingly new year-round homes a r e  con- 
s t ruc ted  and cabins a r c  converted i n t o  year-round homes. As a con- 
sequence, t he  general public enjoyment of many lakes is increasingly 

\ l imited to  a few points  of access  and i n  sofie cases denied altogether, 
h ~ e l o p m e n t ,  f o r  e x a p l e ,  has closed off access t o  Sweeney Lake i n  
Golden Valley, pleasant Lake in North Oaks, and threatens t o  severely 
l i m i t  access aa Lake Minnetonka, Fish and Eagle Lakes i n  Maple Grove, 
Long Lake i n  New Brighton, and Twin Lakes i n  Bkooklyn Center. 

I 
1 

\ \ 

\ 



The typ ica l  large housing subdivision involves consi%rable grading and 
f i l l i n g  t o  develop g number of uniform lo t s .  This ac t i v i t y  frequently 
elirsinabes o r  a l t e rg  the more intimate,  close-by na tura l  resources such 
Q(P s teep  elopes, groves of trees, and marshes. The only open space i n  
these larger  subdivisiops frequently cansis ts of the  individual back 
and f ron t  yards and neighborhood parks with t he i r  newly planted sod and 
trees. Increased water run-off from t h i s  new development and the  drain- 
age of marshlands which formerly handled ground water run-off fu r ther  
requires the  digging of ditches o r  the cmst ruc t ion  of storm sewers. 

2. EventuaZ swface and ground water poZZution o i Z Z  occur i n  many parts 
of the 12-county fAnge from subdivision of b d  into m Z Z  parceZs 
~h.2oh oan acconano&$e o s i t e  sewage disposaZ for mZy a timited amount 
of time. / 

Small l o t  subdivisions of less than 2+5 acres still  continue i n  manp 
tovnshipa and municipali t ies which do not have a public sewer system 
in much the  same way it occurred i n  East Bloomington, Mounds V i e w  and 

\ Brooklyn Park i n  the  l a t e  1950s. Such.smal1 l o t  subdivision is found 
i n  Champlin, Ramsey Tawnship, Lino Lakes, Marshan Township, along the  
m e s i s s i p p i  River i n  Wright County and a t  sca t te red  locations along 
tavnship and county toadd, 

/' 

Aa ground water pollution problems occur, houdeholders w i l l  demand an 
extension of metropolitan sewer l i ne s ,  such as recent ones to clean 
up Lino Lakes, Forhst Lake, Pr io r  Lake and Lake Minnetonka. 

3. E=ctemive Zmgs l o t  (2-1/2 - 5 acre) deveZopment w-i.22 uZtimcrbZy 
=quire pubtic sewer as fmther subdivision occurs. 

Large l o t  development, which is becoming increasingly popular, might 
possibly provide a way of accommodating on-site sewage disposal  i f  
s o i l  conditions permit good drainage and pr iva te  w e l l s  a r e  su f f i c i en t ly  
dmep t o  a l l e v i a t e  possible pol lut ibn of water supplies. This problem 
i e  p a r t i a l l y  recognized i n  the lending po l ic ies  of FHA f o r  develbpment 
of l a rger  projects  of aver 10 acres. They require  public water and 
sewer be avai lable  before approval is granted. However, extensive 
divis ion of land i n t o  l o t s  of t h i s  s i z e ,  given the  ,current l eve l  of 
planning and the  po l ic ies  of many townships and couhties, w i l l  r e s u l t  
i n  laany of the  same problemp as with the small l o t  development a le0 
found on the f t inge.  This is bewwe:  

\ 

Currently. there  is no technique t o  insure t h a t  areas divkded dnto 
large l o t s  w i l l  not  subsequently be subdivided and i n c r e w t a l l y  
over t i m e  r e s u l t  i n  ground water pollution,  requiring extension bf 
water and sever semiice. 

The nmr of a large l o t  may decide t o  dell off a piece of h i s  pro- ' 
per t y  . I n  the process , he must receive permission f r& any l o c a l  
un i t  of government t h a t  controls land use. However, there is cur- 
ren t ly  no technique t o  insure  t h a t  the consequences of these deci- 
s ions  a r e  recognized or  t h a t  s u e  permissiun wou3d not  be granted, 
even t o  the point  of a hardship. 

i 

\ 



b. Any extens ive  development of an a rea  with 2&5 acre  l o t s  w i l l  
ulltimately tequfre more in tens ive  urbag servicks  and c r e a t e  a 
dmand f o r  conpnercial se rv ices  d o s e  t o  the  homeowners. I 

\ 
P 

Urban berviees l i k e l y  t o  be i n  demand include: Road building,  
L F 

snow plowing, m d  road mainteqance; and pol icq  and f i r e  p ro tec i  
t i o n  a t  le#els above those p/reviously acceptabld i n  a r u r a l  area.  -8 

Response by the  l o c a l ,  u n i t  of t o  these requests  f o r  
se rv ice  w l l l  u l t imate ly  lead t o  increased property taxes. Such I. 

tax increases  w i l l  be one incent ive  f o r  the  break-up of l a r g e A l o t a  
i n t o  smaller  ones. This break-up is a l s o  l i k e l y  t o  occur i n  places 
with concentrat ions of l a rge  l o t s  when commercial se rv ices  follow - "3 

se rv ices  which w i l l  t e q u i r e  sewers. Local assessments f o r  sewers 
w i l l  c r e a t e  added pressure  t o  break up the  l a rge  l o t s ,  , 

The e a r l y  d iv i s ion  of land i n t o  l a r g e  l o t s  may pose add i t iona l  
b a r r i e r s  t o  the  subsequent in tens ive  development of commercial / 

housing. Large l o t s  - p a r t i c u l a r l y  those of 2% aCres a r  less - 
may be d i f f i c u l t  t o  subdivide when severs approach. A planning 1 { , 

I 
commission member i n  a cormnmity with a number of these  l a r g e  l o t s  

I noted i t  is d i f f i c u l t  t o  get owners together t o  put  i n  roads, o r  J 

f o r  the  municipality t o  a s s i s t  i n  the  process of subdivision of 
I 

these l o t s  before sewers &re i n s t a l l e d .  I n  some ias tances ,  assess- 
ments become s o  prohib:Ltive t h a t  the  owners abandon property f o r  
subsequelit publ ic  r esa le .  Cornunities now experiencing more in- 
tensive t h i r d  acre  commerc;Pal development i n  locat ions  where they 
had previously authorized l a r g e  l o t s  have found the  cos t  of publ ic  " 

u t i l i t y  constructlon t o  be very high because some! sewers must be 
run under e x i s t i n g  homes. 

\ 

Fina l ly ,  ea r ly  d iv i s ion  of land i n t o  l a rge  l o t s  destroys t h e  land 
assembly p o t e n t i a l  f o r  l a r g e r  planned developments because of the  
f rac t iona l i zed  ownership,of land. , 

Iy. The p r o c e s s  of  B e v e l - o p m e n t i s  aut of c o n t r o l .  I n  a d d i t i o n  t o  
d e f i c i e n c i e s  i a  t h e  p r o c e s s ,  p e o p l e  whb now pay t h e  c o s , t  - 
p e o p l e  i n ' t h e  f i r s t , a n d  s e c o n d  t i e r  s u b u r b s  and i n  t h e  c e n t r a l  
c i k i ' e s  - h a v e  no v o i c e  i n  t h e  D r o c e s s  and  no a b i l i t y  t o  r e s t r g i n  
i t .  - 

I 

A. Some l p d  moves i a t o  the development cycle without the  publ ic  ever be- 
i 
Land moves i n t o  developmebt on the  f r inge  on t h e  i n i t i a t i v e  of the  owner 
and typ ica l ly  on a lot-by-lot bas is .  The only publ$c view of t h i s  t rans-  
f e r  is /seen by l o c a l  publ ic  o f f i c i a l s ~ w i t h i n  individual  munic ipal i t ies ,  
townships o r  a few counties t h a t  have adapted land-use regula t ions  t h a t  
qequire publ ic  approval of bubdivisions w n s i s t i n g  of 5 acres  o r  lass, I n  
lk rge  por t ions  of t h e  urban f r i n g e  - p a r t i c u l a r l y  i n  the  a t e a s  outs ide  
munic ipal i t ies  iti Anoka and Dakota Counties, where land-use regula t ions  

, 



a re  w t adopted - land may be subdivided i n t o  uny s i z e  parcel  by "metes 
and bounds" without any public awareness o r  review.* , 

, 

,units of government and pr ivate  developers on f r inge area  development. 
- 

/ 

The Metropolitan Council and i t s  predecessor--the Metropolitan Planning 
Cammission--were established by the Legislature t o  be concerned about and 
t o  coordinate planning within the  region. Since its creation i n  1967 the 

C Council has focused on major regional f a t i l i t i e s  - sewers, open space, 
highways, t r a n s i t ,  a i rpo r t s ,  and major p r iva te  comercia1 o f f i ce  centers - 
and adopted a few dol ic ies  re la t ing  t o  them. T h ~ r e g i o n ,  however, s t i l l  
lacks a t o t a l  physical Development Guide t ha t  coordinates development of 
these regional f a c i l i t i e s  and pol ic ies  on the location and timing of 
access t o  them. The lack of t h i s  development framework and many 
necessary po l ic ies  largely explains why e f f o r t s  a t  the regional l e v e l  have 
had only minimal influence on f r inge  area  development o r  the  l oca l  land- 
use pol ic ies  of communities on thk fringe.  

The incompleteness of p o v c i e s  i n  the  Development Guide r e l a t i ng  t o  major 
regional f a c i l i t i e s  - highways, sewers, t r a n s i t  and a i rpo r t s  - has a l so  
l e f t  a void i n  guidance t o  the maj'or regional f a c i l i t y  building agencies - 
the Metropolitan Sewer Board, Ilinneso t a  Highway Department, county highway 
departments, Metropolitan Airports Commission, and Metropolitan Transit  
Commission. A number of guidelines pertaining t o  the futurg location of 
these f a c i l i t i e s  have been adopted, and do provide some posi t ive  direction.  
However, the lack of pol ic ies  on access t o  these f a c i l i t i e s  and the  Ciming, 
of t h e i r  construction has resul ted i n  l imiting the a b i l i t y  of these faci-  
li ties i n  any ' manner t o  influence development. 

/ 

C. Only a few countles and the most populous ,mupicipalities e f fec t ive ly  exer- 
c i s e  the  s ign i f i can t  powers given them t o  plan f o r  future  development and 
t o  regulate and/or influence it.  

, 1. The s ta te  has long delegated prirnaqy responsibility and snab2ia.g , 
autho+t)d to mwzicipaUties and cornties i n  unincollporated areas to 
plan for, inf Zuence and redulate Zand development. 

The s t a t e  does not require (apart  from lake shore) t h a t  planning ar 
regulation of l&d use be done. Instead, t h i s  decision is l e f t  t o  the  
discret ion 9f l oca l  governing bodies who may decide t o  take any one o r  
a number of s teps  affect ing development. 

* Metea and bounds is kt largely pr ivate- infomal  way of dividing conveying lots 
by l ega l  description, as distinguished from the formal l o t  division and public 
requirements of p la t t ing .  Land divided by p la t t ing  mu6 t f i r s t  meet these require- 
ments and the p l a t  gpproved before land can be legal ly  conveyed, I 



(Itre of the h i s t o r i c  pcmers granted municipali t ies and counties is to 
plan f r ~ r  development and to regulate land uses. The most recent stat* 
q c t i ~ n  to expand these powers came i n  the 1965 Municipal Planning A C ~  

)ad the 1959 Couqty Planning, Development and Zoning Act. These laws 
gave enabling a u t h o r i q  t o  mwiicipali t ies wad countgee - other than 
lbnnspin and Ramsey - t o  influence development by adoptfag campreheor.- 
live, glans,  by reserving land f o r  fu ture  public f a c i l i ~ t i e q w i t h  an 
,@gfic-dal map, by adopting l o c a l  capi t a l  improvement progranp; and t o  
@eguXal% development by adoption of a number of land-use ru les  and 
q@quirements i n  zoaing codes and subdivision ordinances. These l o c a l  
fhnd-be and subdivision codes regulate kt s i z e s ,  house s i ze s ,  l o c d l  

I 

u t f l l t y  system layouts, and the review of a l l  subdivisions by maus 
of p la t t ing .  

i- , 
/ 

Speqific powers g rmted  municipali t ies and q u n t i e s  ( for  the  are- 
wtsffde of the  corporate, l i m i t s  o f  municipaldties) include the fol-  
W i n g  : I 

I 

Preparation and aqoption of a comprehensive plan. This plan con- 
sists of a compilation of policy statements, goals, standards and 
mapa f o r  guiding the  physical, s o c i a l  and economic developpent - 
both::pablic and pr ivate  - i n  areas within t he i r  jur isdic t ion.  ~ l i  
eubaequent controls over development such as zoning and subdivision 
ore seen ae ways of implmentimg sthie plan. I n  municipali t ies,  
a f t e r  the planning commission h m  adopted a plan, a l l  acquisi t ion% 
and disposit ions of public property, and a l l  c ap i t a l  improvements 
by any pol i t ical ,  subdivision hav4ng ju r i sd ic t ion  in the municipa- 
Pity,  musd be reforred t o  it f o r  t h e i r  review, 

In  counties, t h e  ccmprehensive plan -must be approved by the county 
board t o  be effect ive .  I n  municipali t ies,  i t  may e x i s t  e i t h e r  as I 

recommendations ,of the planning cornmission o r  be adopted by the 
c i t y  council t o  then become the "o f f i c i a l  plan". 

\ 

b. Adoption of a zoning ordinance. This cans i s t s  of loca l  regula- 
d o n s  controll ing the l o t  s i z e ,  density 'of population, uses of 
land and buildings, s i z e  of yards, s i z e ,  location and height of 
buildings, an$\ the  parking requirements within portions s f  the 
community or county iden t i f ibd  as zoning d i s t r i c t s .  Municipali- 
ties may a l so  extend t h e i r  zoning regulations t o  unincorporated 
t e r r i t o r y  within 2 miles of t he i r  l i m i t s  except where the county 
o r  township has adopted zoning regulatians.  

Adoption of a subdivision ordinance . \ This consie t e  of s tandarda 
and regulations over the alignment, width, grading and surfacing/ 
of s treets ; requirements f o r  ins tal lat icin of water supply, setjer- 
age, drainage, e l e c t r i c  and gas distr ibf4tion linqa; and setbacks 
from roads i n  newly developing areas. Procedures fo r  subddvision 
of land by p l a t t i ng  a r e  a l so  contained' in t h i s  ordinance. Munici- 
p a l i t i e s  may a l so  extend these regulations up t o  2 miles from the i r  
corporate l i m i t s  and to  unincorporated arees where the township o r  
county hasl no t  adopted such regulations, \ 

\ 



I ,', 
I 

~ u n i c i i a l i t i e s  have t h e  add i t iona l  powers t o  requ i re  developers 
ko post  a bond o r  cash f o r  necessary imprrovments and u t i l i t i e s ,  
and, i n  t h e  r e s i d e n t i a l  a reas ,  t o  dedicate  land o r  its cash 

7 equivalent  f o r  parks and playgrounds. 

d. Approval of a l l  l e g a l  subdivisions of land of less than 5 acres.  
~ f t e r  subdivision regula t ions  a r e  adopted, land i n  parcels  of 
l e s s  than 5 acres  may no longer be  l e g a l l y  conveyed by the  less 
accura te  metes and bounds approach, which~does not  r equ i re  l o c a l  
approval. Ins tead,  land mugt be p l a t t e d  with de ta i l ed  land 
descr ip t ions  t h a t  shw the  boundaries of t h e  l o t ,  easements, 
rights-of-way, etc. Such p l a t s  must a l s o  b e  reviewed f o r , t h e i r  
conformity wi th  s q d i v i s i o n  regula t ions  and approved by t h e  \ 

municipality o r  the  county and township a f t e r  a publ ic  hearing.  

e. Adoption of an offici-a1 map by munic ipal i t ies .  This cons i s t s  
of a map showing t h e  p rec i se  locat ion of f u t u r e  streets o r  pub- 
I f  c f a c i l i t i e s  (parks-, schools , and publ ic  bui ld ings)  and strict 
controls  prohibi t ing  issuance of bui ld ing permits on t h i s  land. 
Whenever, a municipali ty acquires this land, i t  is n o t  required 
t o  pay f o r  bdildings placed on the  land without a p e w i t  ol; in 
v i o l a t i o n  of the  conditions of a permit. 

I 

Townships a l s o  have powers to  plan and zone. These a r e  l imited,  
however. After  a county has adopted o f f i c i a l  controls  (zoning, 
subdivision and p l a t t i n g )  t h e  township controls  must be consis tent  
with those of the  county. A township may, however, zone more 
res t r i c t i v s l y .  

The s tate  has pulled back t o  i t s e l f  the regulation of lake shore 
and riiver shore land uses and directed counties und municipalities 
t o  implement state s tqdards .  

A major departure from t h e  genera l  delegation of land-use powers 
and enabling au thor i ty  t o  l o c a l  u n i t s  of government was taken by 
the  rtdlta i n  t h e  1969 ( c o a t y )  and t h e  1973 (municipality) Shore- 
land Zoning Acts. These resu l t ed  i n  p a r t  because of the  lqck of 
performance by many counties and munic ipal i t ies  i n  adopting regu- 
l a t i o n s  t o  p ro tec t  lakes and r ive r s .  

A l l  counties and munic&ali t ies  a r e  d i rec ted  t o  adopt zoning regu- 
l a t i o n s  on Lot s i z e s  d d  setbacks from lakes ,  and san i t a ry  controls  
over sewage disposal  i n  canf omancs w i t h  -gpecif i c  s t a t e  standards 
issued by the  S t a t e  Department of Natural Resources f o r  various \ 

categor ies  of lakes and r ive r s ,  

By Ju ly ,  1972, counties had t o  adopt regula t ions  which were then 
reviewed and c e r t i f i e d  by the s t a t e  t o  insure  t h a t  they conformed 
with the  state sf aadards. The county was then charged with admdn- 
is t e r i n g  and enf arc ing these  ap$roved ordinanceg , with the  s t a t e  
reviewing and approving any exceptions (variances) requested and 
granted by t h e  counties. A s i fn i l a r  procedure is required of muni- 
c i p a l i t i e s  before Ju ly ,  1975. 



An opt ional ,  but  s i g n i f i c a n t  s t e p  t o  encourage l o c a l  ac t ion  was a leo  
, taken by fhe! state i n  the 1969 Floodplain Protec t ion Act. It  r e q u i r w  

: ' counties and muhis ipal i t ies  to  adopt zoning and subdivision regula t ions  
fox areas within i d e n t i f i e d  f loodpl'ains i f  they want t o  bd covered by 
the  na t iona l  f lood insurance program. \ 

3. Min5rnt.m s teps  t o  pZan for development before i t  occurs or t o  i n f  luerace 
m d  guide i t  haw mt been taken by many munieipaZities tind counties 
experienncinnq intensive grow€h. 

We have not  reviewed the qua l i ty  of various land-use controls  enacted 
by coun t ies  o r  munic ipal i t ies ,  A 1970 survey by the  Metropolitan Coun- 
c i l  noted, however, tha t :  

"Of 19 1' munic ipal i t ies  surveyed, only : 
65 had eomptehensike plans completed or  i n  preharat ion,  
140 had adopted. separa te  zoning ordinances. 

L 

101 had separa te  subdivision ordinances. 
12 had &year c a p i t a l  improvement progfams . " 

, The planning And land-use a c t i v i t y  of counties a l s o  v a r i e s  considerably. 
Both Hennepin and Ramsey Counties a r e  precluded by s t a t e  law from plan- 
ning and actop t ing  land-we regula t ions  i n  t h e l r  unincorparated areas .  
'of the  remaining counties,  however, i n '  1973 : , i 

I !  
'2 counties--Aaoka and ~akrrta--had not  .taken an$ steps, . to , prepare th 

' 8  

7 :. plan o r  adopt any land-use regula t ions ,  . , 1 I 
- !  

"\ - . .' 

5 cb& ties--(ra&er, :Scott, Sherburne,, Wright; and S t  , Croix county 
. , 

i n  W i b  consin--have adopted bonLng and subdivision'  controls  over land t 

, ' i n  unincoiporatkd areas. ,' . . , >b . , --. 

. , . . 
1 1  
, , .: Only 1 county--Washington-+ adopted a .  c6mprehenki& plan and a 

' series. of land-use ' r e g ~ l a t ~ o n s . .  ' 

4, M a q j  locaZ w r i t s  of & o ~ ~ m a m n t  on the wbm fringe simply are not cap- 
able,  by themselves, of planning for and handling development, 

\ 

The assessed valuatilsns and l o c a l  resources of most rura l7  townships and 
, newly incorporated munic ipal i t ies  a r e ,  very Low. With. very l imi ted  reve- 

nue, i t  is d i f f i c u l t  t o  undeftake the  necessary s t u d i e s  and work needed 
t o  develop e f f e c t i v e  plans and land-use regulat ions.  This condit ion is , 
compounded by the cgmpetftion f o r  thesi? l imi ted  resources to  provide 
urban se rv ices  such as f i r e ,  po l i ce  and road maintenance._ 

Newly i n a o q o r a t p d  munic ipal i t ies ,  o r  o lder  ones j u s t  beginning t o  ex- 
perience development, are comparable t o  townships i n  terms of the re- 
sources they can spend on developing plans.  

Frequently there  is a p o l i t i c a l  l i m e  l ag  from the  policy of "no con- 
t r o l s "  to  some po l i c ies  l imi t ing  the  use of land i n  townships j u s t  be- 
ginning t o  experience new development, Planning and land-use regula- 
t ions  o r  major changes i n  ex i s t ing  ones may come only a f t e r  s i g n i f i c a n t  

I 
developme~t has already occurred .. 

r 
I I 

I /  i 

> \ 

A 



1 k u n t i e s  , i f  they have a planning capab i l i ty ,  are enabled by s t a t e  law i 

t o  prepare plans at  the request  of the  municipali t ies .  Such plans and 
any recommended land-use regula t ioas  must be adopted by the  municipal- 

f- i t y .  But t h i s  approach has never been used. 

Counties a l s o  have t h e  power t o  prepare plans and to  adopt regulat ions 
c in the unincorporated areas.  This has  been done i p  varying degrees by 

Washington, Sherburne, Sco t t ,  Carver and S t .  CroixSounty,  Wisconsin, ' 1  

However, i t  has been s t rongly  r e s i ~ t e d  i n  Anoka and Dakota Counties, 
with the  r e s u l t  t h a t  any planning and land-use regula t ion undertaken - is l e f t  t o  the  l o c a l  townships. Dakota County, which has a planning 
department, is making ass i s t ance  ava i l ab le  t o  townships t o  develop 
t h e i r  own plans and land-use rggulat ions.  I n  Anoka County, which does 
no t  have a planning program, however, i$ is up t o  each township t o  'do 
whatever i t  des i res ,  

Local plans and regula t ions  are developed and reviewed by the  people i n  a 
given connnunity a t  a given t i m e .  There i s  no provision f o r  input, o r  re- 
view by others  representing t h e  publ ic  i n t e r e s t  of the  adjoining communi- 
ties o r  of the  region,. 

Each murmicipabity, from the  da te  of i t s  b i r t h ,  and even the  township pre- 
ceding i t ,  may determine what type of development t o  encourage g r  permit 
and i ts  location.  Typically,  only the  e x i s t i n g  l o c a l  r e s iden t s  and land \ 

owners are consulted about t h e i r  i n t e r e s t s i s  t h e  preparat ion of any com- 
prehensive plans. These i n t e r e s t s  r e l a t e  t o  the  type of development - 
r e s i d e n t i a l ,  commercial and i n d u s t r i a l ;  the  mixture s f  these des i red  f o r  
the  t a x  base; and their i n t e r e s t s  i n  maintaining a c e r t a i n  r e s i d e n t i a l  
character .  These plans must then be submitted t o  o thers  ou t s ide  the  com- 
munity f a r  t h e i r  comment. The most important decisions - land-use and 
subdiaisim reguCationa mad capital 'improvements - however, are made by 
each ZocaZ unit  tjithou* any reviaj ,  apart from local smer plans, by any- 
one. 

The comprehensive plans of a community - but not i t s  regulations - must 
be submitted t o  adjoining communities and the  Metropolitan Council f o r  
t h e i r  review before adoption by the  governing bodies o r  planning commis- 
s ions ,  Similarly,  townships i n  counties t h a t  have adopted comprehensive 
plans and subdivision controls  (present ly  only Washington County) a r e  re- 
quired ta submit t h e i r  ~ l a n s  and any regula t ions  t o  the county t o  deter-  
mine whether they conform t o  those adopted by the  county, 

The ef fec t iveness  of p lan  review by the Metropolitan Council on develop- 
ment is questionable. This review occurs only a t  the iast s t e p  before 
adoption of plans by communities. More important, however, the revieu is 
a devlce which appears t o  have a minimal influence on development as plans 
a r e  seldom o f f i c i a l l y  adopted by c i t y  councils and infrequently prepared 

% 

o r  revised by planning agencies. Although l o t s  of planning was done under 
\ . t h e  federa l ly  sponsored 701 program, many of the  repor t s  and recommenda- 

* t ions  l ie  on the  shelves.  No o f f i c i a l  ac t ion has ever been taken on them. 
Without the s t a t u s  of an " o f f i c i a l  plan" adopted by the  c i t y  council ,  the  
recommendations of the  ~ l a n n i n g  agency usually have l f t t le  influence on 



-28- 

\ 

t h e  road and sewer programs, because they a r e  seldom re fe r red  t o  the plan- 
ning commission, o r  on the  zoning regula t ions  adopted by c i t y  councils  and 
frequently adminis t e t e d  by a separa te  zoning department . 
One pZan review which couZd have some idfZuence on deveZopment i s  review 
and approvai! of the ZocaZ crrmprehensive sewer pZans by the Met~opdZitan 
Smer Bo&d and the MetropoZitm Counci 2 .  This r e v i m  (required to  receive 
interceptor sewer semicel i s  deficient,  however, since i t  does not: contain 
an eZement indicating the timing of deveZopment of these sewers. Only the 
overaZZ capacity and general location of Zacat- trunk seuers i s  included i n  
the p lan .  I 

, 
P u b l i c  ' t o o l s '  a,re a v a i l q b l e  - b u t  h a v e  b e e n  l i t ' t l e  o r  i n a d e -  - 
q u a t e l y  u s e d  - t o  s h a p e  and g u i d e  m e t r o p o l i t a , n  d e v e l o p m e n t .  

A. Property t a x  r e l i e f  granted t o  farmers on the  f r i n g e  ,operates a s  a f i s c a l  
incent ive  ta hold land'  out  of development. Hotyever, i t  i,s narrowly l i m i -  
t ed  t o  apply i n  only por t ions  of the  frirxge. It is not  t f e d  t o  any 
regional  o r , l o c a l  development guides and may be i n  c o n f l i c t  with them. 

( 
One of t h e  cos t s  t o  raw-land owners i n  holding land is the  year ly  taxes 
he must pay on it. This land,  i f  i t  is no longer used f o r  a g r i c u l t u r a l  
purposes, is valued by assessors  a t  two-three times t h i s  amount o r  even 
higher f o r  urban development, Consequently, 'the land mmer is encouraged 
by t h e  t a x  system t o  move h i s  land i n t o  development as quifkly a s  possible.  

/Soma land i n  rapid ly  urbanizing areas  is withheld from development by I 

owners who have received lower taxes and d e f e r r a l  of assessments granted - under the  "Green A c r e s ' b c t .  This law was passed t o  grant  r e l i e f  t o  farm 
owners from r i s i n g  valuat ions  and taxes on farm land i n  urbanizing areas.  

4 

t 

The "Green Acres" law provides simply t h a t  land devoted t o  a g r i c u t t u r a l  
use be assessed on the  b a s i s  of i ts  value  i n  t h a t  use, and t h a t  market 
values r e f l e c t i n g  p o t e h t i a l  uses such a s  housing subdivis ion ,  commercial 
development o r  i n d u s t r i a l  development be ignored by the  assessor.  Any 
r e a l  e s t a t e  cons is t ing  of 10. ackes o r  more is e n t i t l e d  t o  t h i s  va luat ion  
and t a x  deferment i f  i t  bas(been held  i n  the  possession of the  appl icant  
f o r  7 years  o r  more p r i o r  t o  h i s  appl ica t ion  and i f  a t  l e a s t  ohe t h i r d  o f ,  
the  t o t a l  family income of the  owner is derived from a g r i c u l t u r a l  produc- 

1 t i o n  o r  a t o t a l  production income includ$ng r e n t a l  from the  property is 
$600 plus $10 per  t o t a l  ac re ,  

'I 

Any person who s o  q u a l i f i e s  may apply f o r  "green acresht and is Automati- 
c a l l y  granted i t ,  regardless  'of where the  land is located  - even i\n t h e  , 
middle of a rapid ly  developing cgmmunity. The owner of land receiving 
t h i s  p r e f e r e n t i a l  treatment may then s e l l  h i s  land a t  any t i m e .  However, , 3 

when the  land is so ld ,  back taxes - bu t  no t  i n t e r e s t  on .them - fdr 3 years - 
eqvivalent  t o  the  d i f fe rence  between taxes paid f o r  a g r i c u l t u r a l  use and 
the  taxes t h a t  would have been paid i f  the  laqd had been valued f o r  deve- 6 

\ \ 

lopment must be paid. 
\ 
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1. The local munCcipality or county which hus adopted a 2and-use p2cm 
has no choice about whether a piece of land should be granted *hCs 
pz*eferred &ax treatment. 

If a municipality o r  Q county has  designated an area  f o r  urban use 
and f o r  in tens ive  develop&nt, i t  has no a b i l i t y  t o  determine whe- 
the r  a land owner should receive t h i s  p r e f e t e n t i a l  tax tqeatment. 
As a consequence, t h e  land owner may, 4f he chooses, apply f o r  
11 green acres" and thereby prevent development of an area  which 
could even have sewer and water. The land m e r  not  only receives  
the  lower a g r i c b l t u r a l  assessment but  a l s o  may avoid paying any 
assessments f o r  l o c a l  publ ic  improvements u n t i l  the  Band is s o l d  
%or  development. A p a t t e r n  of land holdirogs covered by "green 
acres" already a x i s  ts within northe,rn D a b t a  County i n  muriicipnli- 
ties such as Lakevil le ,  Burnsvil le  , Rosemount and Fawlngton. 

The re  lationship between "green acms " and h o e  lopment ob jectiwes Y 

i s  very limited. There i s  no perYiod of time spe&fied during ~ h i c h  
the lund wi Zl be withheld from deve bpment. 

, 
The land m e r ,  a t  h i s  i n i t i a t i v e ,  may apply f o r  the  "green acres" 
tax treatment. The only thing which discourages the  land owner 
f r m  placing h i s  land i n t o  development is  the 3 years of back taxes 
which w i l l  be due when the land is so ld  f o e  development. This pro- 
v i s ion  has a nolpinal e f f e c t  on discouraging the holdtngs of such 
property f o r  speculative,purposes , s ince  the  charge agains t  the  / 

property of 3 years1 taxes is q u i t e  nominal i n  view of the  mount 
of apprecia t ion t h a t  cohld occur i n  such property over s e v e r a l  
pears. I n  many locat ions ,  f o r  example, i t  is poss ib le ,  with the - 
esca la t ion  i n  land values,  t h a t  the  land owner w o u l d ~ s e l l  t h i s  land 
i n  3-6 years. Does t h i s  J u s t i f y  the granting of t h i s  p r e f e r e n t i a l  
t a x  treatment? 

3. fie l h i t u t i o n  of rfg~een acres t o  agricuttwat use ~f 10 acres or 
more g ~ e a t l y  Z h i t s  the contribution this appmack could make t o  
, ko lding large paroe ts of land out of premature deve lopment . 

The d e f i n i t i o n  of a g r i c u l t u r a l  use i n  the  "Green Acres" a c t  does 
no t ,  i n  f a c t ,  man t h a t  only l a r g e  farm owners a r e  e n t i t l e d  t o  
apply. 'Anyone holding 10 acres  of land which, t o  a very l imi ted  
degree, producas some kind of a g r i c u l t u r a l  in%ome is s imi la r ly  
qua l i f i ed .  Ttais ' l imitat ion to  a g r i c u l t u r a l  use, which under t h e  
law can c l e a r l y  be a secondary one, g r e a t l y  l i m i t s  the  use of 
"green acres" i n  achieving development object ives  of the region. 
Much land is now held i n  iiracts w e l l  i n  excess of 20-40 acres  but  
is not  used a t  a l l  t o  produce any income, This land may be located 
3n very bui ldable  s o i l s  which a r e  not  a g r i c u l t u r a l l y  productive, 
but  i t  cannot qua l i fy  f o r  "green acres1'. Consequently, ldnd owners 
Pn these areas 40 not  have the  same incent ives  t o  keep t h e i r  land 
~ u t  of development a s  do land m e f s  i n  areas w?.th more sgr icul -  

2 

t u r a l l y  productive s o i l s ,  This condit ion,  i n  p a r t ,  explains why 
the  "Green Acres" a c t  has been used mostly i n  the  southern counties. 



B. Adopei.9~ and coordinat ion of l o c a l  c a p i t a l  budgets which can influence6 
t h e  timiax - of developmen! is dpnk by on. u n i c i p a l i t i e s  and done of - 
$he counties o r  / t m s h i p g .  

I 

"Local capital $mprovements inflarence deveZopment i n  two ways: (a)  
by pmviding what often me essenOicz2 sewices t o  yw developtent 
si~eh as cyceess, sewer and uater; and (6.1 by indieatzng willingness 
to prov.i.de public s m i c e s  t o  ~ z a j  deve'lopment where! and when i t  
OC@UT?LF. , 

The investmen- i n  development of l o c a l  publ ic  improvements - roads, 
l a c a l  sewers, water eys tertlll, pa rks ,  e t c .  - a r e  f requent ly  c s senk ia l  
f o r  new commercial housing develo@rments . Some lending i n s t i t u t i o n s  
such as FHA requ i re  them before  d&'uads on proper t ies  with more than 

umits w i l l  be re leased t o  f inance  i n i t i a l  preparat ion of the  site 
and construct ion,  

Publ ic  imprwements such as the  upgrading s f  county o r  township roads 
a l s o  can act a s  a atimulus t o  developwnt by improaring access t o  laud 
which might otherwise be less access ib le .  Such improvements, a l s o ,  

) i f  they precede o r  s h o r t l y  follow new development a r e  c l e a r  indica-  
t o r s  t o  land owners of the  wi l l ingness  by l o c a l  u n i t s  of govcrnwnt  

J t o  provide pub l i c  services i n  the  f u t u r e - a s  development occurs. 
\ 

2. Only a hundfil of laeal U M ~ ~ S  of gouemerzt hme athmpted t o  use 
the technique of long-zunge capi,tai! improoen!mt bu&e$s to .influence t 

I where and when development oecws.  

Only 12 munic ipa l i t i e s ,  according t o  a survey af the FIetropolitan 
Council, have adopted capital .  improvement budgyrs extspding beyond 
one year. A l l  munici.palities and counties t y p i c a l l y  adopt a year- 
to-year capitealtbudget. This approach, however, does not  relate 
these  c a p i t a l  improvemeQts t o  any longer-range plan t o r  d e ~ ~ l ~ p m i n t  
of the  community, nor does i t  provide d i r e c t i o n  t o  land owners and 
bu i lde r s  about where aqd when investment i n  these  f a c i l i t i e s  w i l l  
be made, ) 

C. Planned Unit Developmeatis a technique i n  the  law and planning p r a c t i c e  
t h a t  has considerable p o t e n t i a l  a s  an alternative t o  sprawl f o r  improving 

? 

I 

i 
P l a y e d  Unit Dev&lopment is a concept of land u t i l i z a t i o n .  It may r e f e r  
t o  a p r o j e c t  (I"UD) , which arranges s t r u c t u r e s  i n  clusters t o  minimi= the' 
cos t  of u t i l i t y  i n s t a l l a t i o n  and t o  preserve contirfyous,comon open space. 
It a l s o  r e f e r s  t o  a j r o c e s s ,  a plan f o r  development w h i c h , i s  mutually 
negot ia ted  urd agreed dpon by the  developer and the  l o c a l  community. It C 

is dis t inguished from the  t r a d i t i o n a l  zoning-subdivision process f o r  
housing development i n  t h a t  zoning standards such as densi ty ,  se tbacks ,  
he igh t  limits, minimum l o t  sizes, e t c ,  , may be suspended and sub jec t  50 
those standards agreed upon by the p a r t i e s .  

\ I , 



1 \ 

1. Planned U n i t  Development has Q number of advantages which make it 
appear t o  be a valuabte approach t o  handling neu housing. i 

\ 

Same of the  posigive fpa tu res  of PUD f o r  t h e  publ ic  and f u t u r e  resi- 
dents  include:  

k Natural  resource a reas  can be preserved. Clustering of bui ld ings  
permits the reservat ion  of more meaningful common open space ad- 
joining new sites f o r  housing. / 

* The cos t  of houstng may be somewhat reduced. U t i l i t y  cos t s  - 
sewers, water ,  storm dra ins ,  gas, e t c ,  - a r e  lower where housing 
amits  a r e  grouped c l o s e r  together .  Fewer m i l e s  of streets and 
less land f o r  them a l s o  is required t o  serve these  un i t s .  1 

* The packaging of &my pub l i c  and p r i v a t e  f a c i l i t i e s  t o  se rve  resi- 
dents  and o v e r a l l  design coordinat ion is  poss ib le  a s  p a r t  of t+ 
negotiated plan f o r  a p a r t i c u l a r  s i t e .  These f a c i l i t i e d  could 
include l o c a l  commercial s t o r e s  t o  serve t h e  nearby res iden t s ,  
publ ic  parks and t r a i l s ,  and, i n  the l a r g e r  p ro jec t s ,  l i b r a r i e q ,  
f i r e  s t a t i o n s ,  po l i ce  s t a t i o n s ,  and l o c a l  publ ic  o f f i ces .  

* A g r e a t e r  v a r i e t y  o f  types s f  r e s4den t i a l  bui ld ings  such a s  town- 
houses, p a t i o  homes, s i n g l e  family and apartments can a l l  be made 
ava i l ab le  within a wide p r i c e  range i n  a  s i n g l e  new housing deve- 
lopmln t . - 

1 ,  * The maintenance of common open space and o the r  p a r t s  of t h i s  new 
neighborhood can be assured by homeowners who belong t o  an on- 
going associa t ion .  

For t h e  bu i lde r ,  t h i s  process o f f e r s :  

* A cooperat ive approach with the  municipal i ty i n  which the  l o c a l  
u n i t  of government and the  bu i lde r  can work togekher t o  achieve 
a sa t i9 fy ing  development. 1 

, 

* A high degree of f l e x i b i l i t y  may permit a  mixing of types of 
housing o r  of land uses i n  developing a t r a c t  of land than is 
poss ib le  by standards imposed i n  many zoning codes. This can be 
very important a s  changes occur i n  t a s t e s  and resources of t h e  
housing market, 

* The p o s s i b i l i t y  of developing a site which w i l l  make b e t t e r  use' 
of t h e  land by respect ing  i ts  n a t u r a l  resources and topography. 
Greater  c r e a t i v i t y  i n  the  design of t h e  o v e r a l l  development - 
t h e  l a d ,  housing u n i t s  and access t o  major roads - is a l s o  pos- 
s i b l e .  

* The oppor tuni ty  f o r  community p a r t i p i p a t i o n  e a r l y  i n  the  bui ld ing L 

plans f o r  a p a r t i c u l a r  development. 
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2, T$e &:ok of  conaiknent, the lack of* fcmriliarity with the PUD tdch- - q#qus, and the ~ x i s t e n c e  of a m.mber of p~ooedwat  'md financia Z 
py~bJt:ms qc~otmt f g ~  thd Zim<ted use sf th$s approach to new hous-, 
tk drive l o p e n t .  I . 3 

A nu& er of munlcipali  ties, by rmisnciments t o  t h k i r  zoning ordinances, 
permtr. a developer t o  ,proceed undes t h i s  tdchnique. To da te ,  however, = I 

onlyl#i  smal l  p r * o r t i ~ n  of the cor:oJ. amount of housing coqstructed i e  
/ 

proceca.ding under f h i s  approacl~ , I 

i - 
PrajBvrts develo1ac3d by the  PUD process wi th  mutual negot ia t ion  betweeq 
tpa yulicipa1i.t;. and the  devalol,elv can be categorized i n t o  two types: 

) &F)F~w-  ones whichL exceed 200 ac:ce:i each, and/ smaller  ones from 2-200 
acres Zn t h e  ?gin Cities area '%(;re are f i v e  l a r g e  PUD projec ts :  I 

Jonatharl i n  Chaska (a series hof PlfT)s as p a r t  o+ a 'Eotal new cannnuni ty)  , 
h 

I 

the fieserve, Edenvale and Redroc]: rn Eden P r a i r i e ,  gnd Coxby Lake i n  

uosdLurll A14 t r f  these  l a r g e r  prr~:jects a r e  r e l a t i v e l y  new and some 
@re g';i '1 only an the drawing hoa::di;. ,111 add i t ion ,  t h e r e  a r e  approxi-' 
ma,te&y 97 smal lar  PUDs located 3.n 27 municipal i t ies .  

1 The \P.Canned Unit Development technique - a concept which, has been 
around f o r  20 years  T has fouud only l imi ted  use i n  t h e  Twin Cities 
@Tea  OF a number of reasons. These include: 

. 

L m i c i p r l i t ~ e s  and bu i lde r s  l i t &  f iub i l i a r i ty  with the  PUD tech- 1 

7-- 

PUD has ca* into 1 i d t e d  use only i n  the p a s t  s i x  years  
e i n e s o t i i .  ,This r e su l t ed  Lrm the  necess i ty  of f inding another ' 
technique for developing; new y p c s  o f  houelng such its ,townhouses 
c!.ther by themselves o r  a s  parf: of a t o t a l  p r o j e c t  including 
dingle-family lqomes, , Both zht? bu i lde r s  and many munic ipal i t ies  
f t w d  t he  PUD technique was one which could be  e f f e c t i v e l y  used 
t t r  handle t h e  development of this new f o m  of houe+ng - something 
tliat could not r ead i ly  be il-:cc>nmodated on t h e  lot-Gy-l0t subdivi- 

t h e  r e s o u r c e s , t o  adequatery review \ 

~t by the  PUD technique and t o  en- 
gage i n  the  necessary qegotia.cfoni with comp4tence equal  t'o the  - 
dt~valoper . Usually, only already well-es tsbliished c'ammuniti&s, - 
or those tllae have made a comui$ment t o  moving i n t o  development 
b:7 t h i s  approach, have e i t h e r  h i red  the  planners o r  made ava i l -  
a b l e  t h e  resoMces f o r  planning ass i s t ance  necessary t o  use this 
technique, Without such cmpusence, rnunicipaJities a r e  n o t  l i k e l y  
t o  encourage the  use of t h i s  technique. I f  the$ author ize  t h e  use 
oA? PUD without such ar;sis tanccz, they a r e  l i k e l y  - t o  be overpowered 

1 

i l  the  subsequent n e g ~ t i a t i o n : ~ .  

T7ae front-end $ a d  assemb.1~ sad holding cos t s ,  p lus  the necesehry, 
'V ---U-- 

e-planning cos ts , ' eequlre  lat7e mounts 
--ei_ 

whikh may, be 
beyond tke cbpaBil i ty $f m a n y  ?levs opers would l t k e  t o  
Fie t h i s  t echn iqw must c o m s t ~  resources to  plan $or a site - 

- - F 

'Those who 

atmething which- is  not  @ s ~ e r l t i . a l  i n  conventional subdivision 



develogmen,t, In  addi t ion ,  the planning required f o r  an i n i t j a l  
concept plan, preliminary design, and f i n a l  plan, p lus  the nego- 
t i a t i o n s  leading toward approval of each of these,  usually takes 
considerably more t i m e  thari requlred f o r  a t y p i c a l  subdivision. 
Consequently, tlia holding cos t s  of land may bn more. These addi- 
t i o n a l  cos ts  r e la ted  t o  PUD development explain why bnly  the 
l a r g e r  bui lders  are ab le  t o  undertake t h i s  type of development. 

-- 

one, two or as lany as f i v e  t o  t en  s t e p ~ ,  require  t h e  developer 
t o  become very fami l i a r  with each comm&ity's requirements and 
procedures. What can be a r e l a t i v e l y  simple process i n  one com- 
t ~ u n l t y  can be very complex i n  motRet.  The s p e c i f i c  requirements 
f o r  housing p ro jec t s  a i s o  vary considerably from one conkunity t o  
another. This furgher compounds the d i f  £3 c u l t i e s  bu i lde r s  experi- 
ence, , 

e. -~ Many municipal i t ies  do not  c l e a r l y  define,who is responsible f o r  
processing t h  PUDs . Instead, they G a v e  i t  up to, the  develoger 

.:o receive  approval from each ocmany of f i ces .  Since t h e  PUD- 
technique e s s e n t i a l l y  consis ts  of negotiations between two par- 
"es, it i e  necessary t h a t  the  publ ic  p a t t y  be represented by 
someone who has the  respons ib i l i ty  and the author i ty  f o r  arti- 
cu la t ing  the  requirements and des i res  of the  community, as w e l l  
as a s s i s t i n g  the  p ro jec t  through various departments within the  
municipality o r  coiurty. I n  cases where a s i n g l e  agency is not  
given t h i s  respsnsibf l i t y  (most of ten  i t  is the pkanning agency) 
the bui lder  must proceed t o  obta in  approvals of many o f f i ces  
including the building inspector ,  f i r e  department, and t h e  c i t y  
engineer. 

, 

, 

$mpositdon of r i g i d  requirements such as those contained i n  
:he zoningcode t o  the  proposed PUD by individual  departments 
i n  t h e  pl inic$pali t ips o r  counties g rea t ly  reduces t h e  f l e x i b i l i t y  
of t h e  PUD technique and f u r t h e r  discouragey itg;:usr, Depart- 

\ 
ments of l o c a l  governments such as the building department, pub- , 
i i c  works, zoning administrator ,  and the  f i r e  marshal, who may 

\ revietr a proposed p ro jec t ,  sometimes attempt t o  impose the  same 
requirements which they developed f o r  the  zoning code t o  apply 1 

f o  the  PUD. Simi lar ly ,  i f  there  is a s i n g l e  department with the  
~ e s p o n s i b i l i t y  and author i ty  to negot ia te  a PUD with the  devels- 
per, t h i s  department may lack the  guidance necessary from the  
publie o f f i c i a l s  of a comuriity r e l a t i v e  to  what requirements 
a r e  negotiable. Without t h i s  d i rec t ion ,  the  l a t i t u d e  ava i l ab le  
t o  the  community i n  negot ia t ing  w i t h  the developer w i l l  f u r t h e r  
discourage the  developer from ~ r o c e e d i n g  under t h i s  approach due 
eo a l imi ted  number of t rade-offs .  



D. Adoption of an " o f f i c i a l  map" which permi t s  municip+li t ies  t o  rkqerve land I s 

f o r  necessary f u t u r e  public f a c i l d  ties - streets, ' p a r k s  &d schools - is 
seldom done. 

I 

The, " o f f i c i a l  map" is one t d o l  which coufd have s i g n i f  i c a n t  influence on 
developmknt wi th in  a community. b e v e l o ~ e r s  wpuld then have t o  p lan  t h e i r  
p ro jec t s  around a reas  designated f o r  spec i f i ed  publ ic  uses. The f u t u r e  
c o s t ' &  land f o r  these f a c s l i t i e s  would a l s o  be lower s i n c e  the  community 
would only be buying raw land - n o t  land with new buiAdings on it. 

1, SubstmtiaZ. w'vanced planniing is sssent ial  tk~ mrCicipate whem. major 
ZocaZ f a c i l i t i e s  w i l l  need t o  bs Zocaxed. Thi.8 is of$en missing i n  
yommger-gr&ng cormmazities . 

- 
Many younger munic ipal i t iee  a re '  unable t o  a n t i c i p a t e  what d a c i l i  ties 

1 w i l l  be needed and where they should Eie located,  e i r r c ~  they do no t  
I have extensive planning programs. Without ,this, the  o f f i c i a l  map 

can not  be w e d ,  

I 2.  FundB a u f f i c i m t  to  aoquire Jmd designated i n  the ~ ~ o ~ ~ $ c t a ~  map" 
frequentZy not m~%tabZc3 when Zmii mspo proposes t o  devkZop , 
Zand i n  the bksignated m a .  I 

I / The reservarion of land f o r  f u t u r e  publ ic  uses i n  an o f f i c i a l  map 
is acsomylished by designating i t  and then control l ing  t h e  i ~ s u a n c e  
of bui ld ing permits. There is some l e g a l  quest ion,  however, whether 

, t a bui ld ing petmit can be refused i f  such an ac t ion  does not  allow 
t h e  owner a reasonable r e t u r n  on the  land. I n  such cases,  the  gov- 
ernmental u n i t  may then be required t o  purchase the  laold o r  i s s u e  
t h e  permit. Punda f o r  such acqu i s i t ion ,  however, frequently a r e  
n o t  reserved o r  avai lable .  

I, 
/ 

VI. , This metropolitan community is approaching a point of decisions 
on the pattern of i t s  growth and development . , . . in the work 

.of the-rlotropolitanrbuncilng'1973-74 and in the legisla- 
tive session of 1974. . 

' A* me ~ o o r d i n a t i o n  of planning and qhe g u i d i n g o f  g r w t h  have been t h e  cen- 
tral charges t o ' r e g i o n a l  plaanink agencieq c rea ted  i n  many fonh  s i n c e  
1937. 
-c.rr -_ 
1, The isaue of the pattern of &vstopment, wha$ problew resulted from 

$he w q  i n  which i t  w a s  o o w ~ i n g ,  and ha, ehecse' m.ight be Nmdled, 
has been a long-standingrxncemz within t h i s  region, 

' &is Issue ,  a s  e a r l y  a~ 1957, l ed  t o  the  foxmation ~f t h e  Metropolitan ' " 

Planning Commission (MPC) . This body subsequently engaged i n  exten- 
s i v e  s t u d i e s  co l l ec t ing  da ta  and i n f o m a t i c k  on t h e  population, land 
y e  and resource base of t h e  a rea ,  its t ranspor ta t ion  network, sewage 
and water systems, and on where and how development was occurring. - 



The Metropelitan Council, the successor agency t o  the MPC, w a s  ere- 
ated i n  1967, Oae of the charges t o  t h i s  body was: 

tt The Metropolitan Council s h a l l  prepare and adopt a comprehen- 
s ive  development guide f o r  the metropolitan area,  This s h a l l  
CoPsdst of a compilation of ~ o l i c y  statements, goale, stan- 
dards, programer and maps prescribing guides f o r  an orderly and 
economic development, public and pr ivate ,  of the metrdpolitan 
area,  (emphasis ' added) The ~ m ~ r e h e n s ~ v e  development guide 
s h a l l  recognize and encompass physical, soc ia l ,  o r  economic 
needs of the metropolitan area  and those fu ture  development8 
which w i l l  have an impact on the  e n t i r e  area  including but no t  
l imited t o  such mattevs as land use, parks and open space 1-d 
neadr, the necessity f o r  and location of a i rpo r t s ,  highways, 
transit f a c i l i t i e s ,  public hospi ta ls ,  l i b r a r i e s ,  echools , and 
other public buildings ," 

2. SpedaZ-purpose regionat agencies for airports, sewera, h i g w s  and 
tmmit hme fi.equentZy expressed the desire to knm what would be 
the shape of this  region i n  planning for t h e i ~  pr~grc~ns,  

/ 

@ Pldn9 occasions, many of t he  building agencies cluch as the Minne- 
rot. Bightray Department, Metropolitan Transit  Comanission, Heerop* 
latan Airports Canrmission, and Metropolitan Sewer Board, have cal led 
upon the  Metropolitan Council t o  ind ica te  where and how development 
would occur within the  Twin Cities area. These po l ic ies  and infor- 
~ ~ s f i 0 n  ate e s s e n t i a l  f o r  the fu ture  planning of extensians and en;- 
b r g m n t s  of these f a c i l i t i e s  and t h e i r  coordination. 

3, T b  Metro oZitan CounoiZ hm undertaken nwnerous studies and has 
8 o h s d ~ h  $ the topic of metmpozitan g m t h  i n  i t s  1973-74 td0d 
prOgPm fop uotion, 

The Councif has proposed i n  the work program f o r  the  coming year: t o  
s q t t l e  upon an overa$l framework f o r  its Developaant ~ u i d e .  This 
would f o ~ u s  on providing d i rec t ion  t o  growth, i n  the  metropolitan I 

area and the coordination of individual  functional ehumnts such as 
frarraportation, sewere, parks, etc, wlthin t h e  Guide, This work i s  
~ Q U  going on in  the  physical  development committee of the  Councilo 

The $s@ua of guidiag developmest rose out of a number of e a r l i e r  
~ t u d l e s  begm,by the ~ e t r o p o l i t a  Plannfng Cammission. mis body . 
engaged I n  an extensive number of s tud ies  collect$ng da ta  and in- 
f oma t ioa  on the  area, its populatiop , land, transportation,  sewage 
and Water syr  t a w ,  and on where and hov developmat was occurring. 
The f i r s t  major e f f o r t  t o  addrew the queetion of f r i nge  area  deve- 
10pmnt _cane I n  a tudies conducted jo in t ly  by the WX; and the  Highway 
De~art-nt i n  the Jo in t  Program, This a c t i v i t y  - which ran f m  
1962 t o  1967 - produced the  f i rmt  Development Guide f o r  t he  region, 
F *%ch ca l led  f o r  fu ture  development to t a b  the ohape of a 
"cons t e l l a t i o n  city", The emphasis i n  t h i r  G u i b  focused cm fhe 
l ocayon  of major ra ta i l - s f  f ice-co9rm4rcial csn te rs  and looked toward , 

I I 

/ / \ 



i 

decisfoas about rekional  factlithcg as a way of ia f luencie$  the pat- 
rqsn and shdpe -of drv~lopmant  in the  region. The WC Development 

, Guide, however, was not eqcepted by the Metropolitan Council a f t e r ;  
f ts c ~ e a t i o n  i n  1967, s ince  &he Councf O f e l t  it aMuld produc* i ts' 
o m  Wfelopm~nt~Guide  and d i f f e r e d  w i t h .  goqe of the recommendations 
i n  t h i s  earlier prsppssP, 

I 

The Hctropolitan Cp~~'bcgl ,  i n  Lfs e?rly years ,  was concerned about 
,, 

' major) regtonal f atf lit$eb - sewers, open oy ace and t r d s p o r t a t i  on 
f qciL$ties.  In  recent  years, the  Council has movs,d i n t o  o the r  areas  
such ;ss h e a l t h  ca re  planning, hausing, and criminal  j u a t i e e ,  mad has 
contf-nusd to review pa increasing bvmber of appl,ieations f o r  many 
f edeqiil gran ts-f,d-aid and l o c a l  comprehea6ive plans,  I n  the coming 
y e t q , , t h e  Cowc*J, hgs expressed its intentions: fo fake up t h e  ques- 
t i o n  of overah development and pblicies guiding growth wieMn the  

' regfpn. 

rowth and thg t oo l s  t o  achieve t h i s  have no t  vet 
> 

e - __.- I 
'' 

) 

\ 

1, TGJ sme, shaping means a ~KZJ - ---- QP picture, This approach has focused ) 

I on tho following: 
/' 

, 

a, Green Belt - Circ l ing  the, buil t-up urban area with a la rge  
, 

I *mount of land kept i n  ag r i cu l tu re ,  open space, o r  p i r k s ,  wjlth 
new developnept occur ng beyond the  f r i n g e ,  i a  proposed as a 
des i rab le  picti~re by erne f o r  t h e  regional  area, 

I 

b e  Greqiq k'edgas -- M o t h e r  y a r i a t i o n  o n  the  "green b e l t "  p i c t u r e  
is t h a t  of green wedges wh.Lcll r a d l a t e  oufward fn land between 
major trsnsgortatioh arteries along which development is  qocated. 

1 I 

a. Dbs1gns -t S q m ~  have suggested the  regiolrv be *gl8mnhd to  resemble 
viiriouts gross geometrlre shapes, These include: ~ a d t a l  co r r i -  
dors ( l ines  resembliag a s t a r f i s h  and maving outward feom the  
buil t -up core along highway a d  t r a n s i t  l i n e s ) ;  octagon ( m u l t i p l e -  
suburban aommercial-of f l ee  center8 around the  two c e n ~ r a l  C i t i e s )  ; 

\ 

and a npndescript form calqed spread c i t y ,  
I 

I \ d, '  Perimeter XIine -- Proposakq have been made fo r  a reg iona l  agency 
I t b  draw a e'1~cl.e around-some portierq of t h e  Twin  Cities a rea  and' 

< \ to  limit developpeGt Inside ok this c i r c l d ,  The shape, as a 
rasult,,is one of a c i r c l e  ins tead  of a star ,  hexagon, o r  octagon. 

/ 

2, % others, 6hapZng m s q  a p-. This approach tends t o  focus on 
t h e  t o o l s  and t e c h n i ~ u e s  f o r  influencing regional  developmqnt i n  con- 
t r a s t  t o  what the  p l c t u r e  may look l i k e .  Some processes prbposed in- * 
chide : - 
a. U a i n s r e g i o n a l  f a ~ i l i t i e s  go a h a p e d e v e l ~ p ~ p n t  -- t h i e  technique 

lodk$-to decisions kbbu t ' l oc&t ian  arid timing of major regional  
f a c i l i t i e s  (highways, t r a n s i t ,  a i r p o r t s  and seweo in te rcep to r  



l ines)  aq Qaving s ign i f i can t  influence on the shape of develop- 
ment, Discussion i n  t h i s  region has tended t o  emphasize sewers 
and t r ans i t .  The approach assumes tha t  i f  cer ta in  spec i f i c  facl-  
l i t ies, such a s  sewers, a re  not b u i l t ,  develppment w i l l  not  occur. 
Similarly,  i f  other f a q i l i t i e s  such as t r a n s i t  a r e  constuucted, 
development w i l l  f 011~. 

b. Land banking -- Pbbl'ic a q u i s l f d o n  of large quant i t i es  of land an 
the f r inbe  with its fu ture  lease-back to  developers i n  accordance 
with approved plans is advocated by some a s  a way of controll ing 

I grwfh. \ 

c. Regional timiqg of l oca l  deve&opment -- Same have suggested deve- 
lopment couLd be cbhtrolled by' the use -of a cambination of tech- 
niques on a regional s a a l e  by a regional agency comparable t o  
those emplwed by Ramapo. This experiment, now under way i n  a 
suburban canrmmity of N w  Yark, provides f o r  the timing of l o c a l  
public Improvements over an 18-year period and f o r  l tmita t ions  on 
utbaa developmenb only t o  the area  eerved each year by expansion 
of  these improvm~nts  outward. 'Owners of land outsid& of the  
"pubfic service area" are assessed a t  a lower value un t i l  f ac i l i -  
ties reach thgm, - 



C O N C L U S I O N S  

I. I t  i s  not surprising that the W i n  Ci t ies  area has been unable t o  take control 
of i t s  growth, t o  date. do metropolitan area has e f fec t iqe ly  done th i s .  

A. I n t e l l e c t u a l l y  and p o l i t i c a l l y ,  t h e  i s s u e  of c o n t r o l l i n g  met ropol i tan  
srowth is t h e  most c o m ~ l e x  urban ~ r o b l e m .  The number of f a c t o r s  which 
Y r 

- - - -  - . 

must be d e a l t  w i th ,  t h e  f o r c e s  of t h e  market p l ace ,  and t h e  l a r g e  number 
of actors--both and pr iva te - -cont r ibu te  t o  t h e  d i f f i c u l t y  of f ind-  
i ng  answers t o  t h i s  problem. The i s s u e  of o v e r a l l  development is f a r  more 
complex, f o r  example, than de f in ing  the  problem and providing answers t o  a  
s i n g l e  element i n  the  urban system, such as  t r a n s p o r t a t i o n ,  s i n c e  i t  re- 
q u i r e s  coord ina t ion  of a l l  of t he se  elements wi th  r ecogn i t i on  of what can 
e f f e c t i v e l y  be  done t o  i n f luence  f o r c e s  opera t ing  i n  t h e  market p lace .  

B.  The search  f o r  answers t o  t h i s  urban problem has focused on s imple ,  once- 
only a c t i o n s .  Th i s ,  however, is not  p o s s i b l e  due t o  t h e  number of a c t o r s ,  
which inc lude  a l l  u n i t s  of l o c a l  government and numerous p r i v a t e  i n t e r e s t s ,  
and the  f a c t  t h a t  no s imple-s ingle  a c t  by i t s e l f  can be dec i s ive .  

C .  We a r e  no t  c r i t i c i z i n g  t h e  work of t h e  pas t  t o  sugges t  t h a t  changes a r e  
needed i n  t he  f u t u r e .  A cons iderab le  amount of e f f o r t  has been pu t  i n t o  
ga ther ing  d a t a  and proposing a l t e r n a t i v e  ways of handl ing urban growth. 
This  work was necessary and has  g r e a t l y  con t r ibu t ed  t o  making it p o s s i b l e  
a t  t h i s  t i m e  t o  more c l e a r l y  understand the  i s s u e s  and t o  sugges t  changes 
f o r  t he  f u t u r e .  

11. Beyond t h i s ,  and on the merits, the dispersed pattern of development provides 
many real bene f i t s  t o  s i p i f i c a n t  nwnbers of families. 

"Sprawl" is n o t  bad simply because i t ' s  unt idy .  The p o s i t i v e  a spec t s  of i t  
inc lude  : 

A. I nc reases  i n  t h e  q u a l i t y  of l i f e  f o r  many. Large numbers of f a m i l i e s  
have found t h e  ameni t ies  they were looking f o r  i n  a home i n  t h e  country,  
along t h e  sho re  of a  l a k e ,  o r  i n  t h e  woods. Others have found, a t  l e a s t  
f o r  a  per iod  of time, t h e  pr ivacy  they were seeking.  

8. A choice of housing many can a f f o r d .  Some f a m i l i e s  who d e s i r e  a new homes 
f r equen t ly  f i n d  t he  lower-cost l o t s ,  and t h e  hones they could a f f o r d ,  no t  
i n  t he  c lo se r - in  suburbs b u t  i n  new developments on t h e  f r i n g e .  Others  
discovered t h e  lower-cost mobile homes only i n  t he se  f r i n g e  a r e a s  and 
s t i l l  o t h e r s  a  series of l o c a l  land-use r egu la t i ons  which permi t ted  them 
t o  b u i l d  homes a t  lower c o s t  i n  t he  ou t ly ing  a r ea s .  

C. Postponement of some p u b l i c  s e r v i c e  and p r i v a t e  cos t s .  Many of t he  f r i n g e  
a r e a  l o c a l  u n i t s  of government e i t h e r  do n o t  r e q u i r e  some pub l i c  s e r v i c e s  



be i n s t a l l e d  immediately - sewers, curb and g u t t e r ,  water - o r  f o r  a  
long t i m e  i n t o  the  fu tu re .  S imi lar ly ,  the  minimal requirements f o r  
housing made i t  poss ib le  f o r  many t o  bu i ld  e s s e n t i a l l y  a  b a s i c  s t ruc-  
t u r e  and t o  subsequently expand o r  modify it. The postponement of 
these  cos t s ,  a s  a  r e s u l t ,  makes i t  poss ib le  t o  bu i ld  a  home and then 
t o  e i t h e r  pick up these  cos t s  l a t e r  when incomes have general ly r i s e n  
o r  move on when they appear. 

D. Changes i n  the  financing of many publ ic  and p r i v a t e  se rv ices  have 
equalized burdens and improved communications and mobil i ty which 
contr ibuted t o  tying t h i s  region together .  I n d i r e c t l y ,  theoe changes 
have a l s o  reduced the  cos t  of many se rv ices  t o  people who l i v e  on the  
f r inge .  The trend i n  financing of pub l i c  and p r i v a t e  se rv ices  t o  
s h i f t  cos t s  t o  l a r g e r  u n i t s  such as the  s t a t e  o r  r a t e  payers wi th in  
the  region, and by changes i n  the  d i s t r i b u t i o n  of s t a t e  a i d s  t o  muni- 
c i p a l i t i e s  and school  d i s t r i c t s ,  has g rea t ly  contr ibuted t o  e q w l i z -  
ing  burdens between res iden t s  of the  region. They have a l s o  permitted 
extension of se rv ices  outward t o  the  e x i s t i n g  res iden t s  of t h i s  ever- 
expanding metropolitan region. Newer res iden t s  moving i n t o  the  f r i n g e  
have a l s o  benefi ted from a reduction i n  the  d i r e c t  cos t  of these  ser- 
vices .  

We concluded t h a t  w e  w i l l  no t  and should not go back t o  f i s c a l  con- 
t r o l s  which would deny servicesor  make t h e i r  cos ts  p roh ib i t ive  t o  
e x i s t i n g  res iden t s  of the  f r i n g e  area. The t rends  i n  f inancing pub- 
l i c  and p r i v a t e  se rv ices  a r e  a l l  i n  the  opposi te  d i r e c t i o n  - t rends 
which have helped t o  equal ize  burdens and improve se rv ices  f o r  resi- 
dents throughout the  area.  

The negative f ea tu res  t o  the  present  pa t t e rn  of sprawl include: 

A. Many people a r e  h u r t  f inanc ia l ly .  The subsidy of f r i n g e  area  develop- 
ment by the  g r e a t e r  number i n  the  built-up a rea  means these  people 
cont r ibute  t o  something they do not  d i r e c t l y  benef i t  from and must 
therefore  forego improved se rv ices  where they l i v e  o r  add i t iona l  in-  
come f o r  themselves. 

B. The use of land, roads, equipment and t i m e  required by the  present  
land development arrangement is wasteful  of resources. The current  
pa t t e rn  of development provides l i t t l e  incent ive  t o  use the  excess 
capacity of sewers, roads, schools o r  parks wi th in  the  buil t -up a rea  
and those immediately adjoining them. Comparable new f a c i l i t i e s  on 
the  f r i n g e  a r e  a l s o  more cos t ly  due t o  the  d is tance  between develop- 
ment sites - a cos t  people i n  the  built-up a rea  share  i n  and subsi- 
dize.  

C. Advantages f o r  those who i n i t i a l l y  sett le on the  f r i n g e  a r e  temporary 
and do not  l a s t .  Graduallv. oDen m a c e  and ~ r i v a c v  a r e  eroded. and 
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ground and water po l lu t ion  develop bs l o t s  f i l l  indand neighbo;s grow 
up around the  f i r s t  wave of settlers on the  f r inge .  



D. Opportunities f o r  grouping work t r i p s  together ,  thereby reducing 
dependence on the  single-occupant car ,  a r e  diminished by the  l o t -  
by-lot subdivision of land f o r  new housing. The s c a t t e r e d  loca- 
t i o n s  of housing on the  f r i n g e  and the  lot-by-lot subdivision of 
commercially developed housing have g rea t ly  contr ibuted t o  depen- 
dence on the  automobile i n  t h i s  metropolitan area.  I f  t h i s  con- 
t inues ,  the  p o s s i b i l i t y  of e i t h e r  carpooling o r  t h e  we of t ran-  
sit t o  c o l l e c t  persons f o r  work t r i p s  w i l l  be d i f f i c u l t  and pro- 
bably minimal. As a consequence, the re  w i l l  be increased demand 
f o r  add i t iona l  new highways, and the  construct ion of multi-lane 
highways and br idges ,  simply t o  accommodate the  growing volume 
of single-occupant cars  f o r  work t r i p s .  

E. Large amounts of land must be acquired quickly i f  major n a t u r a l  
resource areas  a r e  t o  be reserved f o r  the  publ ic  i n  the  fu tu re ,  
piven the  advance of new development on the  f r inge .  Lake shore,  
major wooded a reas ,  and o ther  locat ions  with n a t u r a l  resources 
current ly  i n  r u r a l  a reas  w i l l  be increasingly threatened i f  
sprawl continues. S ign i f i can t ,  growing publ ic  expenditures w i l l  
be needed i n  the  near  f u t u r e  t o  acquire t h i s  land and keep it 
out  of development f o r  f u t u r e  public  enjoyment. 

F. Higher cos t  and inconvenience t o  new res idents  a r e  imposed by 
the  postponement of some publ ic  s e r v i c e  cos ts .  Although the  i n i -  
t i a l  cos t  t o  home owners i n  communities which do not  r equ i re  some 
publ ic  se rv ices  such a s  sewer and water may be lower, id  the  long 
run these  cos t s  a r e  higher. Not only w i l l  the  a c t u a l  cos t  of 
them increase  due t o  i n f l a t i o n  and the  c o s t  of replacing streets 
which must be to rn  up as each u t i l i t y  is i n s t a l l e d ,  but  the re  a r e  
add i t iona l  cos t s  t o  the  environment from no t  adequately disposing 
of sewage. F ina l ly ,  the  gradual development of publ ic  u t i l i t i e s  
imposes a cos t  r e l a t e d  t o  inconvenience on res iden t s  who must use 
streets i n  various s t ages  of r e p a i r  a s  u t i l i t i e s  a r e  i n s t a l l e d .  

The aging areas of a growing number of suburbs and the  c e n t r a l  
c i t i e s  w i l l  only slowly, and may never, be r e b u i l t .  I f  land is 
constantly made ava i l ab le  i n  unlimited q u a n t i t i e s  on the  f r inge  
f o r  new &sing, t h e  investment necessary t o  rebui ld  o lder ,  obso- 
lete areas  i n  the  core of the  region may never be made bu t  ins tead  
w i l l  be drained t o  the  f r inge .  Open-ended land development on t h e  
f r i n g e  makes i t  extremely d i f f i c u l t  t o  maintain a market f o r  land 
i n  the  buil t -up areas  competitive with land ava i l ab le  on the  edge. 
This condition w i l l  only f u r t h e r  aggravate already se r ious  s o c i a l  
problems, increase  t ranspor ta t ion  cos t s ,  and waste s i g n i f i c a n t  
publ ic  resources. 

I V .  On balance, and over the Longer run, the trend t o  sprawZ on the fringe 
zs a damaging one. I t  ought not continue by defauZt, but must be 
res i s ted .  

A. There a r e  more people h u r t  than helped by the  present  p a t t e r n  of 
dispersed housing. Although some people benef i t  from the  current  



sprawl, including many involved i n  the  housing business,  a consider- 
ably l a r g e r  number of people who l i v e  wi th in  the  built-up port ions 
of the  a rea  w i l l  be h u r t  a s  sprawl continues. These e x i s t i n g  resi- 
dents ,  and those who l i v e  within the  built-up areas  i n  the  fu tu re ,  
a r e  ca l l ed  upon - under the  present  pa t t e rn  - t o  subs id ize  much of 
t h i s  development . 

B. The advantages t o  a few a r e  temporary, while most of t h e  disadvan- 
tages - i n  terms of cos t  t o  the  many and t o  the  environment - a r e  
permanent. While the  i n i t i a l  settlers on the  f r inge  may enjoy in-  
creased amenity, privacy, and poss ib le  lower housing c o s t s ,  t h i s  
l a s t s  f o r  only a r e l a t i v e l y  s h o r t  period of t i m e .  As  subsequent 
development takes place on l o t s  adjoining t h e i r s ,  increased servi- 
ces l a rge ly  funded by people wi th in  the  built-up a rea  a r e  required.  
Natural resource areas  a r e  a l s o  subsequently l o s t  and ground and 
surface  water po l lu t ion  r e s u l t  as development proceeds outward 
with the  f i l l i n g  i n  of vacant l o t s  and the  subdivision of l a r g e r  
ones. These cos ts  t o  the  g rea te r  number of people i n  built-up 
areas  and t o  the  environment a r e  permanent and cannot be reversed. 

C. Sprawl is no t  the  only way t o  accommodate new development. I f  the  
present  pa t t e rn  of dispersed housing were the  only f e a s i b l e  way of 
accommodating growth wi th in  the  region, i t  would be a reasonable 
way t o  proceed. However, a l t e r n a t i v e s  a r e  ava i l ab le  which can pro- 
v ide  comparable advantages without the  bad fea tu res  of f r i n g e  area  
development. 

V. Sound public policy suggests that priority for deveZopent should go t o  
those areas where investment in  nubZic and vrivate services has alreadu 
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been made, and where capacity for future growth i s  available. 

A. It makes economic sense t o  use anv ex i s t inn  c a ~ a c i t v  before w e  bui ld  
new - p a r t i c u l a r l y  a s  resources become t i g h t e r  f o r  the  maintenance 
of our e x i s t i n g  c a p i t a l  p lan t  and the  improvements s t i l l  needed t o  
serve the  built-UD area. C a ~ a c i t v  does e x i s t  i n  many alreadv b u i l t  , 
public f a c i l i t i e s .  These include newer classrooms which a r e  now be- 
coming vacant i n  a number of closer- in suburbs and c e n t r a l  c i t i e s ;  
i n  much of the  e x i s t i n g  road network; and i n  the  empty space i n  i n t e r -  
ceptor  sewer l ines .  

B. This policy does not  mean every vacant l o t  o r  piece of ground should 
be b u i l t  upon. Obviously, a reas  with important n a t u r a l  resource 
c h a r a c t e r i s t i c s  such a s  marshes, s t eep  s lopes  and bodies of water 
need t o  remain untouched. However, a s i g n i f i c a n t  amount of buildable 
land does e x i s t  i n  conrmunities which already have publ ic  services .  
P r i o r i t y  should be given t o  development on land i n  these communities. 



V I  . We concluded a new concept of guiding deveZopment i s  imperative. . . one 
that treats  urban growth mainly as a matter of residential  deoebpment, 
not commerciaZ, industrial or  of major public faK Zit ies .  

A. We considered but  r e j ec ted  severa l  approaches t o  c o n t r o l l i n g  metro- 
p o l i t a n  development which view i t  a s  a p ic ture .  The problem of guid- 
ing  development, w e  th ink ,  is no t  an exerc ise  i n  picking your f a v o r i t e  
design - f;om green b e l t ,  - t o  green wedges, o r  t o  various snowflake 
pa t t e rns  such a s  the s t a r f i s h - r a d i a l  corr idor ,  hexagon o r  octagon- 
mul t ip le  centers ,  o r  the  nondescript-shaped spread c i t y .  Instead,  i t  
is a market p lace  problem concerned with where people go t o  l i v e ,  
those forces  which encourage o r  cont r ibute  t o  t h e i r  outward movement, 
how they a r e  served,  and how t o  deal  with problems r e s u l t i n g  from 
t h i s  a c t i v i t y .  

Guiding development a l s o  is no t  an i s s u e  of o v e r a l l  d e n s i t i e s  on the  
land - a p a r t  from the  ou te r  f r inge  a r e a  where publ ic  sewers w i l l  no t  
be i n s t a l l e d  and where ground water po l lu t ion  can become a problem. 
Densities of new development may be f a i r l y  high on a l imi ted  por t ion  
of a parce l  of land used f o r  housing but  o v e r a l l  remain r e l a t i v e l y  low, 

B. On t h e  process s i d e ,  w e  were aware of but  r e j ec ted  the  European exper- 
ience of publ ic  land acqu i s i t ion  and assembly and t h e  shaping of deve- 
lopment by locat ing  and timing major regional  f a c i l i t i e s .  The publ ic  
acqu i s i t ion  of land on the  f r i n g e  and its assembly. with subsequent 
leas ing o r  s a l e  i n  accordance with a plan, is ve ry -cos t ly  and unl ike ly ,  
a t  b e s t ,  t o  be accomplished a t  an e a r l y  date.  

We were impressed with the  way regional  f a c i l i t i e s  have been b u i l t  
where people go out  t o  l i v e  and therefore  concluded t h a t  where hous- 
ing  is b u i l t  i t  would inevi tably  s t imula te  serving them with regional  
f a c i l i t i e s ,  Sewer l i n e s ,  f o r  example, have been extended outward t o  
clean up a number of lakes on t h e  f r i n g e  which were polluted by hous- 
ing development surrounding them. Other regional  f a c i l i t i e s ,  such a s  
t r a n s i t  l i n e s ,  on the o the r  hand, a r e  not  proposed t o  penet ra te  t h e  
f r inge  - t he  a rea  where most new development is occurring. A few 
opportunities for influencing the direction of development remain i n  
areas not current ly served. These a r e  very l imi ted ,  however, given 
t h e  extensive network already planned o r  i n  place. 

V I I .  Adoption of a new strateqy.  . .one which focuses on residential  deve2op- 
ment and works first and p r i m a r i l t j  on the small-scale decisions influenc- 
ing i t s  location and timing. . .is needed. 

Elements of t h i s  new s t r a t e g y  should include t h e  following: 

* Emphasis on r e s i d e n t i a l  locat ion.  Improved information about the  
d iv is ion  of land, its ownership and t h e  in tent ions  of owners, is 
c r i t i c a l ,  a s  t h i s  s t e p  frequently i n i t i a t e s  the development cycle. 



* Adoption of a po l i cy  of  contiguous development wi th  ex tens ion  out-  
ward from e x i s t i n g  f a c i l i t i e s  a s  development occurs .  This po l i cy  
would encourage u t i l i z a t i o n  of t h e  e x i s t i n g  capac i ty  i n  r e g i o n a l  
and l o c a l  ~ u b l i c  f a c i l i t i e s  and t h e  use of nearby bu i ldab le  land 
f o r  development. 

* A system f o r  g e t t i n g  much of t h e  land  phys i ca l l y  a v a i l a b l e  f o r  new 
housing ou t  of t he  market and t h e  holding of i t .  This  land cur- 
r e n t l y  e x i s t s  i n  l a r g e  q u a n t i t i e s  on t h e  o u t e r  edge of t h e  f r i n g e .  
Incen t ives ,  however, must be developed t o  encourage t h e  land owners 
t o  keep i t  out  of development u n t i l  s e r v i c e s  a r e  extended i n t o  i t .  

* Bring necessary q u a n t i t i e s  of l and  i n t o  development a t  an appro- 
p r i a t e  time and p lace .  This means a c a p i t a l  improvement program 
a t  t h e  Zocal l e v e l .  This  inc ludes  sewers, water .  streets, and 
schools .  A few oppor tun i t i e s  f o r  i n £  luencing housing development 
may e x i s t  i n  dec i s ions  remaining t o  be made about the l o c a t i o n  and 
timing of r eg iona l  f a c i l i t i e s ,  p a r t i c u l a r l y  i n  a r e a s  which l a c k  
them. Overa l l ,  however, t he se  r eg iona l  f a c i l i t i e s  appear t o  make 
more land a v a i l a b l e  than  is needed a t  any p o i n t  i n  t i m e .  

* Provide an a l t e r n a t i v e  form of housing on land  i n s i d e  t h e  f r i n g e  
wi th  t h e  ameni t ies ,  p r ivacy ,  and lower c o s t  many a r e  seeking out- 
s i d e  of i t .  Changes i n  t h e  approach t o  housing development through 
g r e a t e r  use  of Planned Unit Development by b u i l d e r s  and communities 
wi th  ex t ens ive  p u b l i c  s e r v i c e s  ~ a n - ~ r o v i d e  housing which s u b s t i t u t e s  
des ign  f o r  space and the  opportuni ty  f o r  i n i t i a l l y  lower-cost b a s i c  
housing t o  t hose  who a r e  seeking these  on the  f r i nge .  

S i g n i f i c a n t  n a t u r a l  resource  a r e a s  can be  reserved  and ad jo in  homes 
t h a t  a r e  designed f o r  pr ivacy by c l u s t e r i n g  them on a PUD site. 
Lower i n i t i a l  u t i l i t y  and street c o s t s ,  and cons t ruc t ion  of a v a r i -  
e t y  of homes i n  a wide p r i c e  range i n  accordance with modified com- 
munity s t anda rds ,  w i l l  make i t  p o s s i b l e  t o  provide lower-cost housing 
i n  a PUD. 

V I I I .  For th i s  neu strategy t o  succeed, a new process  of  development w i l l  have t o  
be mandated, by the Legislature, i n  which the key actors will be strong, 
competent local government units,  working under the guidance o f  the Metro- 
politan Council and other regional planning organizations or the State Plan- 
ning Agency i n  the area outside the 7 counties. 

A. - We recognize and a f f i rm  t h a t  key development dec i s ions  on housing a r e  
and w i l l  remain those  of s t r o n e .  c o m ~ e t e n t  l o c a l  eovernments. These 
l o c a l  u n i t s  of government - m u n i c i p a l i t i e s  and count ies  working wi th  
townships i n  t h e  a r e a  o u t s i d e  of m u n i c i p a l i t i e s  - have long made t h e  
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most important  dec i s ions  a f f e c t i n g  housing development i n  t h e i r  c a p i t a l  
budgets and land-use con t ro l s .  The s t r e n g t h  and competence of some of 
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t he se  l o c a l  u n i t s  needs t o  be improved, b u t ,  we be l i eve ,  they should - 
cont inue a s  t he  primary p u b l i c  a c t o r s  i n  development of housing. 



B. The system of housing decisioncl must be  changed s o  t h a t  people i n  the  
built-up a rea  who pay the  in i t i a l .  b i l l  have a voice  i n  development 
decis ions  a s  they occur. The i n t e r e s t  of l o c a l  u n i t s  i n  housing dwe-  
lopment wi th in  t h e i r  boundaries must be  balanced aga ins t  the  i n t e r e s t s  
of people i n  the  built-up area.  The only agency representing i n t e r e s t s  
both i n  the  developed areas  and on t h e  undeveloped urban f r i n g e  - the  
Metropolitan Council - must move aggressively t o  a s s i s t  l o c a l  u n i t s  i n  
the  planning and work necessary t o  determine where and when housing 
should develop and be given t h e  a b i l i t y  t o  influence these  decisions 
wi th in  the  7-county area.  I n  the  4 counties  experiencing metropolitan- 
r e l a t e d  growth outs ide  of the  7-county a rea ,  an appropriate Begional 
Development Commission o r  the  S t a t e  Planning Agency should s imi la r ly  
have t h i s  a b i l i t y .  



R E C O M M E N D A T I O N S  

I. Ye reomend the Metropolitan Cound l prepare and advance to  the 1974 
Legis laturs an ftUrban SprawZ ControZ Aot " contcrining the foZ looing e h- 
ments : 

A. Designation of a l l  land wi th in  the  area i n t o  two ca tegor ies :  
(a) urbanizing, and (b) r u r a l .  

We recommend t h e  Legis la ture  apply t h i s  a c t  t o  t h e  7 metropoli tan 
counties -- Hennepin, Ramsey, Anoka, Dakota, Sco t t ,  Carver and 
Washington -- and t o  a t  l e a s t  4 o t h e r s  -- Chisago, I e a n t i ,  Sherburne 
and Wright -- t h a t  are experiencing growth r e l a t e d  t o  t h e  Twin Cities 
area.  We a l s o  suggest Wieconsin consider applying i t  to S t .  Croix 
County, j u s t  across  the  r i v e r  from Washington County. 

We recommend t h e  Legis la ture  requi re :  

1. Designation of land i n t o  two ca tegor ies  -- (a) urbanizing, and 
(b) r u r a l  -- s h a l l  be made annually f o r  a 5-year period i n  t h e  
f u t u r e  beginning i n  1976. County governments s h a l l  have t h i s  
r e spons ib i l i ty ,  with p a r t i c i p a t i o n  by l o c a l  u n i t s  of government, 
f o r  land i n  townships and i n  those munic ipal i t ies  t h a t  have not  
adopted long-range plans and 5-year c a p i t a l  improvement programs. 
I n  munic ipal i t ies  t h a t  have done t h i s ,  howwer, the  l o c a l  c i t y  
council  w i l l  have the  job. A l l  such designations s h a l l  be  made 
following a publ ic  hearing and then reviewed and commented upon 
by the  Metropolitan Council i n  the  7-county a r e a  and by the  S t a t e  
Planning Agency o r  an appropriate regional  commission i n  counties  
outs ide  of t h i s  a rea  f o r  t h e i r  consistency with regional  o r  state 
guidel ines ,  

2. The v a s t  majority of land w i l l  na tu ra l ly  be  designated r u r a l .  
Land m y  not be designated urbanizing unlese,  at  the  same t i m e ,  
i t  is cons i s t en t  with a s p e c i f i c  program prepared and adopted by 
t h e  c i t y  council  o r  county board f o r  the  locat ion ,  i n s t a l l a t i o n  
and timing of c a p i t a l  f a c i l i t i e s  (sewer, water and o the r  u t i l i -  
t i e s )  during the  next  5 years  and following consul ta t ion  wi th  
a f fec ted  school d i s t r i c t s .  

3. Urban development would not be permitted i n  a r u r a l  area. To 
guard aga ins t  premature preparat ion of land i n  the  r u r a l  category 
f o r  urban development, any publ ic  c a p i t a l  improvements i n  t h e  
designated r u r a l  area, such as sewers, roads and storm dra ins ,  
w i l l  be subjec t  t o  approval by t h e  Metropolitan Council i n  t h e  7 
counties o r  by t h e  S t a t e  Planning Agency/regicmal commission i n  
counties  outs ide  t h i e  area.  

4. Only t h e  following uses w i l l  be permitted i n  the  r u r a l  area: 
Agriculture,  open space, and housing on l o t s  s u f f i c i e n t l y  l a r g e  



i n  r i z e  (we suggest 5 acres)  t o  lessen the  chances of fu tu re  ground 
and surface  water pol lu t ion.  The s i z e  of these l a r g e  lots should 
be i n c r e u a d  i f  percolat ion t ea to  rugger t  more land is necessary 
t o  properly d i rpe r se  erewage e f f luen t s .  Any subsequent request  t o  
rubdivide these l o t s  should be sub jec t  t o  approval by the  Metropo- 
lit- Council o r  t h e  S t a t e  Planning Agency. A r u r a l  la rge- lo t  
Plumed Unit Development would a l s o  be pollsible i f  the  common open 
laud can permanently handle s w a g e  e f f luen t s .  This would allow a 
clue ter of 5 acre la rge  l o t  u n i t s  (e. g. 10) on a p a r t  (e.8. 5 acres)  
of a l a r g e  pa rce l  (50 acres)  i f  the  r a i n i n g  commonly owned land 
(45 acres)  can handle the sewage. 

Commercial services t o  re r iden t s  of t h i e  r u r a l  a rea  and any indus- 
tries providing jobs t o  them should be located on urban designated 
land - preferably located within an ex i s t ing  municipality o r  annexed 
t o  one. 

5. Land i n  the designated r u r a l  a rea  which remains undeveloped s h a l l ,  
upon appl ica t ion of the  land owner, be valued f o r  t a x  purposes as 
a g r i c u l t u r a l  consis tent  with suggested changes i n  the  "Green Acres" 
a c t  t h a t  follow. 

B. Coordinated c a p i t a l  improvement programs, t o  influence the  locat ion and 
timing of development, should be required. 

We recommend the  Legislature require  a c a p i t a l  improvements program be 
prepared and adopted each year f o r  a 5-year period i n t o  the fu ture .  
These programs would include a l l  regional  and l o c a l  publ ic  f a c i l i t i e s  
which could have an influence on new development. Such programs should 
be s p e c i f i c  as to  the  general  locat ion of f a c i l i t i e s ,  the  timing of t h e i r  
construction,  the timing of any access to  them, and t h e i r  financing. 

. Regional c a p i t a l  improvement programs should be prepared by agencies 
developing these f a c i l i t i e s  (Metropolitan Sewer Board, Metropolitan 
Transi t  Commission, Metropolitan Airports  Commission, S t a t e  Highway 
Department, and county engineers).  Regional projec ts  proposed within 
the  7-county a rea  should be submitted f o r  approval t o  the Metropolitan 
Council as a pre-condition t o  the issuance of any bonds. 

A program f o r  l o c a l  publ ic  improvements by munic ipal i t ies  covering the  
e n t i r e  c i t y  and by counties (with the  pa r t i c ipa t ion  of townships) i n  
unincorporated areas should be prepared by them and adopted by the 
c i t y  council  o r  county board. The bulk of these improvements w i l l  be 
i n  urbanizing areas.  Any p ro jec t s  proposed f o r  construction i n  areas 
designated a s  r u r a l  should f u r t h e r  be sub jec t  t o  approval by the  Metro- 
po l i t an  Council i n  the  7-county area  o r  the  S t a t e  Planning Agency/ 
regional  development commission outs ide  of t h i s  area. 

3. Long-range plans should be prepared and adopted by munic ipal i t ies  and 
counties t o  iden t i fy  the n a t u r a l  resource areas  which should be pre- 
served and the general  locat ion and timing of major l o c a l  public 
f a c i l i t i e s .  These f a c i l i t i e s  include: Sanitary sewers, surface  water 
dra ins ,  streets, parks and schools. Review of these improvements by 



l oca l  planning agenciea should be made a pre-condition t o  the issu- 
ance of bonds. 

The timing of loca l  sewer construction should be added as a spec i f i c  
item t o  the present comprehensive sewer plans prepared by the muni- 
c ipa l i t y  fo r  approval by the Metropolitan Sewer Board and the Metro- 
pol i tan Council. 

C. Fiscal  incentives t o  keep r u r a l  land open and undeveloped should be ex- 
panded, and redirected. 

We recomand the  Legislature lnrtr the following changes t o  the present 
"Green Acres" a c t  and land recording laws t o  provide for  deferment of 
taxes based on values higher than agr icu l tu ra l  i n  areas designated as 
r u r a l  fo r  owners of large t r a c t s  of land. 

1. The f u l l  s a l e s  pr ice  paid i n  a l l  land sa l e s  by whatever l ega l  device 
within the county should be reported and made avai lable  t o  land 
planning and taxing au thor i t i es  t o  enable assessors to  readily de- 
tennine the value of land a t t r ibu tab le  t o  agr icul ture  and po ten t ia l  
urban use. This means t ha t  every contract  f o r  deed and a l l  s a l e s  
contracts m u s t  be recorded with the county. 

2. Assessors would not i fy  a l l  land owners i n  areas designated as r u r a l  
of the two values on t he i r  land: Agricultural  and future  urban use. 
The higher urban use value would continue t o  be based on the most 
recent s a l e  pr ices  f o r  comparable land. 

3. The higher valuation fo r  land i n  areas designated r u r a l  would be 
used f o r  tax purposes, without regard t o  the 5% l i m i t  placed on 
homesteaded land, unless the owner qual i f ied f o r  and applied t o  the  
county f o r  the lower agr icu l tu ra l  valuation of a deferred develop- 
ment contract. 

4. Individual owners of 40 acres o r  more of land o r  agreeing owners of 
adjoining parcels which t o t a l  40 acres may qualify f o r  the lower 
agr icu l tu ra l  valuation i f  they agree with and abide by the deferred 
development contract  not to develop t h i s  land fo r  a period of 5 
years. 

The deferred development contract ,  which is renewable each year, 
would require f u l l  payment of back taxes and i n t e r e s t  on them f o r  
the preceding 5 years whenever any portion of the land is sold f o r  
development, Back taxes would amount t o  difference between taxes 
actually paid based on the lower agr icu l tu ra l  valuation and the 
higher amount tha t  would have been paid i f  the land was valued f o r  
urban use. I f  the contract  cannot be renewed due t o  public actiona 
placing land i n  the urbanized category, back taxes and i n t e r e s t  due 
would be reduced by one-half of what would otherwise be col lect ible .  
Land now i n  "green acres" would be grandfathered i n  f o r  the f i r s t  
5-year period but would not be e l i g i b l e  fo r  a deferred developmant 
contract  i f  located i n  an area designated urbanizing. 



5, Ae d o l l a r s  from back taxes due t o  land coming ou t  of "green acres" 
become ava i l ab le ,  the  aud i to r  s h a l l  we t h i s  money to pay p a r t  of 
the  l o c a l  levy and reduce taxer accordingly. 

D. New r u l e r  should be es t ab l i shed  f o r  the  d iv is ion  and subdivision of land. 

We recommend the  h g i s l a t u r e  not permit the  l e g a l  conveyance of land 
divided from an o r i g i n a l  pa rce l  wi th in  t h e  11-county a rea  without a 
recording of t h i s  with the county and l o c a l  u n i t  of government within 
which i t  is located. 

1. Division of more than one l o t  i n  a pa rce l  of over 20 acres within a 
7-year period should be accompanied by a statement from the  m a r  
about h i s  development in ten t ions  r e l a t i v e  t o  h i s  e n t i r e  p l o t .  

2.  Divisions of land of less than 10 ac res  should be p la t t ed .  Current- 
l y ,  i n  counties  and munic ipal i t ies  t h a t  have adopted subdivision 
regula t ions ,  land must be p l a t t e d  i f  i t  is divided i n t o  l o t s  of l e s s  
than 5 acres  t o  be l ega l ly  conveyed. This requirement would increase  
the  minimum t o  10 acres  and e f f e c t i v e l y  r equ i re  t h e  land owner t o  
undertake a c e r t i f i e d  survey of the  land and l ega l ly  describe i t  on 
maps showing a l l  rights-of-way, easements, s i t i n g  of s t r u c t u r e s ,  and 
topographic cha rac te r i s t i c s .  Such p l a t s  must then be approved by the  
u n i t s  of government t h a t  have adopted regula t ions  a f fec t ing  land 
development. 

11. We recornend municipalities and counties prepare for n m  housing deveZopment 
i n  the areas designed as urbanizing by  positiveZy assisting i t  i n  the foZZow- 
ing manner: 

A. Adopt a uniform Planned Unit Development ordinance s e t t i n g  f o r t h  a simp- 
l i f i e d  3-stage procedure f o r  submission of required plans and points  of 
approval by governing bodies and planning advisory conrmissions. This 
procedure should c a l l  f o r  submission of plans by developers a t  th ree  
points:  The o v e r a l l  concept, preliminary design, and f i n a l  design. 

B. Contact land owners and developers r e l a t i v e  t o  t h e i r  in t en t ions  about 
land designated f o r  urban use, its poss ib le  uses, and t h e  timing of 
t h e i r  development. 

C. Provide developers with topographic surveys, a e r i a l  surveys, s o i l  maps 
and o the r  technica l  a s s i s t ance  on a s c a l e  whichcaan be used f o r  deve- 
lopmen t . 

D. Designate a s i n g l e  spec i f i ed  o f f i c e  with development r e s p o n s i b i l i t i e s  
and provide s u b s t a n t i a l  d i r ec t ion  on l o c a l  requirements t o  nego t i a t e  
with the developers proposing housing projec ts .  This o f f i c e  should be 
responsible f o r  coordinating review of projec ta  by any c i t y  departments, 
f o r  presenting an evaluat ion of the  proposal,  and f o r  negot ia t ions  with 
the  developer. 



E. Provide incent ives  t o  bu i lde r s  t o  c l u s t e r  housing, praserva n a t u r a l  
resources, produce housing at the  lowest porrsible cos t ,  and incorpor- 
ate local cormararcial and publ ic  f a c i l i t i e r  uadar tha  Planned Unit 
Development arrangement. These incent ivas  could include any one o r  
a combination of the  follcwing: Increaaea i n  allowable dens i t i e s ,  
reduction i n  land o r  do l l a r s  dadicarted f o r  publ ic  park improvements, 
decreased minimum l o t  s i z e s ,  decramad minimum h a w e  s i z e s ,  and 
changes i n  o the r  s tandarda required f o r  conventional lo t-by-lot deve- 
lopmen t . 

F. Submit a l l  development proposals t o  the  a f fec ted  school d i s t r i c t s  f o r  
t h e i r  reviw and comment about the  impact of t h i s  development on the  
school s y s t e m  and t h e i r  a b i l i t y  t o  acccnmodate projacted increased 
enrollments. 

111. We recommend the Met~mol i tan  CounEit add n nwnber o f  nolicies to its Deue- 
~ ~~ - - - -  - -  - - -  - - ------- - -- - - - - - - - - - - - - - - - - - - 

bpment Guide and unde 
. - rtake t o  monitor and report to  the LegisZature on the - - -  - .  . . 

operation and side e f f e c t s  o f  the urban sprawZ controz act. 

A. Adoption of po l i c ies  i n  the  Development Guide. We recommend the  Council 
add t o  its Guide p o l i c i e s  s t a t i n g  that :  

1. mners o f  large tracts  should be encouraged t o  hold the ir  Zand from 
premature development. This a g r i c u l t u r a l  o r  vacant land - now 
largely  located i n  the outer  suburban r ing  and beyond - should be 
maintained a s  open space o r  used f o r  agr icu l tu re  . . . p a r t i c u l a r l y  
i n  areas  where in tens ive  commercial housing development is no t  con- 
templated i n  regional  and l o c a l  plans and c a p i t a l  imprwement pro- 
grams. 

2 .  From t h i s  private 'bankf, land should move in to  development i n  a 
staged process, keyed t o  coordinated regional and local capitul 
improvement programs - public atad private. The process f o r  bring- 
ing land i n t o  development should be a staged one i n  accordance with 
the  publ ic  decisions about which land w i l l  be served with publ ic  
f a c i l i t i e s  and keyed t o  the timing of them. L- 

3.  Land on the fringe beyond the areas open for in t emive  mm develop- 
ment should be used for agriculture or be l e f t  i n  open space. I f  
any r e s i d e n t i a l  development occurs, i t  should only be on l a rge  l o t s  
s u f f i c i e n t  i n  s i z e  t o  lessen the  chances of f u t u r e  ground and sur- 
face  water pollut ion.  A c lus te r ing  of these u n i t s  on a l a r g e  par- 
cel equal t o  the  t o t a l  of individual  l a r g e  l o t s  could f u r t h e r  improve 
the  compatibi l i ty of t h i s  housing with a g r i c u l t u r a l  a c t i v i t y  and 
permit a g r i c u l t u r a l  use of p a r t  of the  l a rge  comon area. 

4. Within the areas scheduled for development i n  c m i t i e s  providing 
public u t i l i t i e s  - sewer and/or water - large-lot residential deve- 
lopment should be permitted only where a number o f  safeguards for 
the future can be met. Large-lot housing development i n  these com- 
munities should be poss ib le  only i n  areaa where publ ic  u t i l i t i e s  are 
not  ant ic ipated  f o r  a long period of time, whera new houses a r e  s i t e d  



s o  tha t  land can be readi ly  subdivided when u t i l i t i e s  a re  installed, 
and where there a re  wri t ten gurrantam tha t  the large l o b  w i l l  not 
be subdivided u n t i l  a f t e r  u t i l i t i ~  a r e  ins ta l led .  

5 .  A preference i s  established for devebpment &hrough the Planned Unit 
Deve lopen t  technique, i n  whioh the objectives of pr ivaq and amenity / 

can be achieved through design. This can be accomplished by the 
clustering of homes on a s i te  i n  such a way as t o  preserve a large 
piece of open apace adjoining homes, and by arranging the s t ructures  
i n  such a way as t o  achiewe maximum privacy f o r  the rer idents .  

6 .  Housing standamZs should be eaaed by b o a t  units of government and 
by builders i n  the interests of minimising oosts. Communities and 
home builders should move, by negotiation, using the Planned Unit 
Development technique, t o  modify o r  postpone a number of t h e i r  pre- 
sen t  requirements so t ha t  homes can be completed or  added on to  by 
t he i r  owners over a period of years. ~ h e s e  requirements might be 
suspended or  simply postponed as pa r t  of the or ig ina l  home owner 
contract. The overal l  environment of these new uni ts  and the i r  
surrounding open space would be protected, however, through a home 
association. 

B. Report t o  the Legislature on the operation and e f f ec t s  of the "urban 
sprawl control  act". We recommend the Metropolitan Council and the 
S ta te  Planning Agency monitor and report  on the following: 

1. The impact on land and housing costs as areas a r e  designated urban- 
izing and the extent to which l oca l  zoning and subdivision codes a r e  
designed t o  a s s i s  t i n  keeping housing costs reasonable. 

2. The extent loca l  governments a r e  promoting environmentally sound 
developments - spec i f ica l ly  Planned Unit Developments. The opera- 
t ion of home owner associations within PUDs should a l so  be reviewed 
i n  a few years t o  determine t h e i r  avera l l  effectiveness i n  handling 
t h e i r  responsibi l i t ies .  
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D I S C U S S I O N  O F  R E C O M M E N D A T I O N S  

Who wi 2 2 dmtl, the l<m? 
% 

We reconrmend individual  municipal c i t y  councils  and county boards i n  the  
0 a rea  outs ide  of munic ipal i t ies  draw the  l i n e  designating land as urbaniz- 

ing  o r  r u r a l .  The county board would a l s o  do t h i s  i n  those munic ipal i t ies  
t h a t  have not  taken the  s t e p s  necessary t o  co~llmit themselves t o  providing 
c e r t a i n  urban services .  

We considered but  r e j ec ted  having the  Metropolitan Council draw t h e  l ine .  
On the  merits, these  decisions should be  decent ra l ized  and made by l o c a l  
u n i t s  of government operat ing under c e n t r a l  policy d i rec t ion .  The l o c a l  
publ ic  improvements - sewer, water ,  streets, storm dra ins  - which in f lu -  
ence housing development a r e  l o c a l  - ones. Local a u t h o r i t i e s  mue t-pract i-  
c a l l y  make these  publ ic  improvement decisionawith-thTdetailed knowledge 

. - - - -  
about e x i s t i n g  capacity,  land uses,  and f i n a n c i a l  resource8 ava i l ab le  only 
a t  t h i s  l eve l .  

Our proposal f o r  l o c a l  u n i t s  t o  draw t h i s  l i n e  is no t  a r ad ica l ly  new one. 
Many competent l o c a l  u n i t s  of government, such a s  Blocnnington, Brooklyn 
Park, and Eden P r a i r i e ,  have e f f e c t i v e l y  done t h i s .  They have understood 
a t  t h e i r  l e v e l  t h a t  a policy of sprawl doesn't  work. This perception and 
the  e f f o r t s  made by these  conmrunities is an a s s e t  t h a t  should not be taken 
away. 

11. H o d  would desiqnation of land into urbanizina and rural vracticallu w&, 7 

City councils ,  cons is tent  with the  plans f o r  t h e i r  communities, would annu- 
a l l y  adopt a 5-year c a p i t a l  improvement program s e t t i n g  f o r t h  the  timing, 
locat ion  and f inancing of l o c a l  f a c i l i t i e s .  These include: s a n i t a r y  
sewers, streets, water ,  storm dra ins ,  and parks. Local school  d i s t r i c t s  
would a l s o  be consulted about the  capacity of the  e x i s t i n g  schools and 
t h e i r  plans f o r  new ones. Following a publ ic  hearing,  the  c i t y  council  
would place i n  the  urbanizing category only t h a t  land already served by 
these  f a c i l i t i e s  o r  those areas t h a t  w i l l  rece ive  them i n  the  coming 5 
years. 

County boards would s imi la r ly  proceed, with the  advice of munic ipal i t ies  
not  designating land and a l l  townships, t o  designate land already served 
by these  f a c i l i t i e s  as urbanizing and the  remainder a s  r u r a l .  Land s i t u -  
a ted  i n  munic ipal i t ies  t h a t  provide these  services but  have no t  adopted 
a c a p i t a l  improvement program would be designated by the  county. I n  the  
event the  county board adopted a 5-year c a p i t a l  improvement program en- 
compassing these improvements, i t  may a l s o  deeignate land served by them 
a s  urbanizing. 



Possibly . . . but t h i s  is o f f s e t  by (1) the  i n t e r e s t  of land owners who w- . 
want lower assessments on t h e i r  land, (2) recognit ion t h a t  only land t o  
be served by urban se rv ices  may be s o  designated, and (3) the  f a c t  t h a t  

/ 

some communities may want t o  remain r u r a l .  Communities must explain and 
support t h i s  urbanizing designation t o  t h e i r  neighbors and t o  the  region. . 
Land owners who a r e  not  in te res ted  e i t h e r  i n  s e l l i n g  t h e i r  land f o r  deve- 
lopment o r  i n  holding it  f o r  a long period of t i m e  would be in te res ted  i n  
avai l ing  themselves of the  lower property t a x  ava i l ab le  on land designated 
r u r a l .  Consequently, these owners a r e  l i k e l y  t o  appear a t  the  publ ic  
hearing required before designations a r e  made t o  encourage the  municipality 
t o  more t i g h t l y  draw the l i n e .  

Some communities may be incl ined t o  over-estimate the amount of land i n  
t h e i r  urbanizing category. if  they bel ieve  a s u b s t a n t i a l  amount of develop- 
ment i n  the region is  going t o  occur within t h e i r  communities. They can 
do t h i s ,  however, only i f  they a r e  prepared t o  serve t h i s  land with urban- 
type public improvements. F inal ly ,  they must be prepared t o  explain how 
they ar r ived a t  placing a given amount of land i n  the  urbanizing category 
and how they w i l l  serve i t  with public improvements t o  neighboring commu- 
n i t i e s  and t o  the  region through the  Metropolitan Council, the  S t a t e  Plan- 
ning Agency and appropriate regional  development commissions. 

IV. What &act will this-osal hcrve on a @ - - 
$ies o f  Minnesota? 

A l l  growth i n  the s t a t e  w i l l  not  be confined t o  the core of the  metropoli- 
tan area. On the  contrary,  many ex i s t ing  small  towns i n  outlying areas  - 
espec ia l ly  those with a f u l l  range of urban services  - w i l l  continue t o  
grow. Some of these communities within the  11-county a rea  include: 
Buffalo, Cambridge, Red Wing, Monticello, Elk River, Jordan, S t i l l w a t e r ,  
Hastings and Waconia. Many others  even f a r t h e r  from the  core of the  Twin 
Cities a rea  can a l s o  expect new growth i n  the  fu ture .  

The po l i c ies  outl ined i n  our recommendations simply encourage housing on 
less than 5 acres  plus a l l  commercial services  and industry - par t i cu la r ly  
i n  the  7-county a rea  - t o  loca te  within the  areas  designated urbanizing o r  
on land immediately adjoining a municipality tha t  provides extensive urban 
services  wherever t h a t  municipality happens t o  be located. Such adjoining 
land could e a s i l y  be served by extension of urban services  from ex i s t ing  
communities and be annexed by them. Also, w e  be l ieve ,  our proposals w i l l  
help the non-metropolitan counties avoid the  mistakes w e  made i n  the past .  

. . 
V. Lf th& oroggm were m e h e r e  n e e d  m m a  - d 

- 
This is a good question. We did  not  explore i t  i n  depth, but  it needs t o  - 
be answered. We noted i n  the  f indings t h a t  a s i g n i f i c a n t  number of new 
munic ipal i t ies  were created i n  the  last 20 years - l o c a l  u n i t s  of government 



with the  power and author i ty  t o  permit and even encourage new development. 
This t r a n s f e r  from r u r a l  (townships) t o  urban (municipali t ies)  is important 
no t  only i n  the s i g n i f i c a n t  powers granted munic ipal i t ies  from the da te  oE 
t h e i r  b i r t h  but  a l s o  i n  a psychological sense f o r  i ts  res idents .  Too f re-  
quently, however, these new governmental un i t s  lack t h e  capacity and re- 
sources t o  prepare f o r  development. We recognize t h a t  development is rapidly  
occurring i n  some townships and t h a t  a change i n  the  form of l o c a l  government 
w i l l  be needed. A t  the  same t i m e ,  t he  land area  already organized under 
munic ipal i t ies  i n  the  7-county a rea  is w e l l  beyond what w i l l  be needed f a r  
i n t o  the fu ture .  Whether land i n  rapidly  developing townships should be 
incorporated i n t o  new munic ipal i t ies ,  added t o  ex i s t ing  ones, and what pro- 
cess should be used, remain a s  s i g n i f i c a n t  unanswered questions. I n  t h e  
fu tu re ,  however, a s  land is designated urbanizing o r  r u r a l  t h i s  problem 
should diminish. It w i l l  s t i l l  come up, however, i n  areas  with s i g n i f i c a n t  
la rge- lo t  development. 

Considerable ass is tance ,  w e  be l ieve ,  can and must be made ava i l ab le  t o  these 
communities, who frequently lack the  f i n a n c i a l  resources and personnel t o  
prepare f o r  development. It can, however, come from various sources includ- 
ing: munic ipal i t ies  o r  counties with es tabl ished planning departments, the  
Metropolitan Council, o r  t h e  S t a t e  Planning Agency. 

A recent ly  announced program of the  Metropolitan Council is di rec ted  t o  
providing precise ly  t h e  type of ass is tance  many of these l o c a l  u n i t s  of 
government w i l l  need. 

The s t a t e ,  w e  suggest,  should a l s o  explore t h e  use of some of the f e d e r a l  
d o l l a r s  l i k e l y  t o  be avai lable  from a federa l  land-use planning a c t  now pro- 
gressing through Congress. 

V I I  . Who wi 2 2  be responsible f o r w o p o l i t a n - r e l a t e d  . , a m t h  ---.- o o c w r i g  I-.-._-.C- -I- -.- outside. -. . of 
7 -7 

Urban sprawl from the  Twin Cities area  is becoming increasingly apparent 
w e l l  beyond t h e  boundaries of the  7 "metropolitan" counties. New houses a r e  
going up f o r  people who commute t o  jobs i n  the  Twin Cities a rea  along the  
lakeshore, i n  the  woods, and on the  recent  farmland of these  adjoining 
counties. 

Within the  7-county a rea ,  we recommend t h a t  strong-competent l o c a l  u n i t s  of 
government, counties and the  Metropolitan Council operate t h e  programs which 
w i l l  influence t h e  locat ion of new housing development. 

The S t a t e  Planning Agency, by i t s e l f ,  o r  any regional  development commission 
designated by the  Planning Agency, together with competent l o c a l  u n i t s  of 
government, should handle r e s p o n s i b i l i t i e s  i n  the  non-metropolitan counties. 
I n  some cases, the  regional  development commission might be appropriate - 



p a r t i c u l a r l y  where most of t he  count ies  wi th in  t h e  boundaries of t h i s  
development commission a r e  experiencing new growth r e l a t e d  t o  the  Twin 
Cities. One newly formed reg iona l  development commission, f o r  example, 
inc ludes  Wright, S t ea rns ,  Sherburne and Becker Counties. I n  o the r  ins tan-  
ces ,  t h e  development commission may have only one o r  two count ies  s o  
a f f ec t ed .  I n  these  cases ,  i t  would seem pre fe rab le  f o r  the  S t a t e  Planning 
Agency t o  d i r e c t l y  work wi th  t h e  ind iv idua l  count ies .  

V I I I .  Will the designation of land for urbanization - a m  --a.A i t s  r.rm.h. value? -- 
This w i l l  depend l a r g e l y  on how much land is  designated as urbanizing.  Pre- 
s e n t l y ,  t h i s  is unknown. I n  t h e  event ,  however, t h a t  t he  l i n e s  des ignat ing  
land a s  urbanizing a r e  t i g h t l y  drawn by mun ic ipa l i t i e s ,  land va lues  wi th in  
t h i s  a r e a  may w e l l  increase .  

We suggest  t h e  Metropolitan Council and t h e  S t a t e  Planning Agency be requi red  
t o  monitor a l l  s i d e  e f f e c t s  of our  recornendat ions . . , with p a r t i c u l a r  em- 
phasis  on t h e i r  impact on t h e  c o s t  of land and on the  cos t  of housing. 

The in f luence  of our recommendations on land values is  only p a r t  of a l a r g e r  
p i c t u r e  of e s c a l a t i n g  land values.  Increases  i n  the  va lue  of land a r e  one 
of the  most important f a c t o r s  con t r ibu t ing  t o  the  increased c o s t  of housing 
and t h e  reduct ion i n  land f o r  a g r i c u l t u r a l  use  o r  open space on the  f r i n g e ,  
We were aware of some a l t e r n a t i v e s  suggested t o  g e t  a t  t h i s  problem. These 
included: 1 )  pub l i c  a c q u i s i t i o n  of land and t h e  banking of i t  f o r  f u t u r e  
development; 2) pub l i c  a c q u i s i t i o n  of development r i g h t s ;  and 3) higher  r a t e s  
of t axa t ion  on c a p i t a l  ga ins  from land sales. Unfortunately,  however, w e  
were unable t o  f u l l y  explore  t h e  impl ica t ions  of these  a l t e r n a t i v e s ,  t h e i r  
workabi l i ty ,  o r  t h e i r  e f f ec t iveness  i n  reducing land cos t s  and keeping land 
i n  a g r i c u l t u r a l  o r  open space use. These a l t e r n a t i v e s  and o the r s  remain t o  
be explored. 

I X .  How can the PUDs~roach --.... %...- reduce r u n r . r L I  .ryr, the .,. cost ..r.+r."..c ~ J , ~ h o ~ ~ ~ ~  ,.# i n  ...=', -. urbanizing - o m  **-=-.. w .. areas? .. 
The c l u s t e r i n g  of housing wi th in  a PUD p r o j e c t  reduces the  cos t  of u t i l i t y  
i n s t a l l a t i o n , a s  homes a r e  grouped c l o s e r  together  than i n  a t r a d i t i o n a l  
lot-by-lot  subdiv is ion ,  

The PUD technique a l s o  permits mun ic ipa l i t i e s  and bu i lde r s  t o  modify t h e i r  
present  requirements,  which f requent ly  con t r ibu te  t o  increased  housing cos ts .  
They would do t h i s ,  however, wi th  the  assurance t h a t  t he  housing and common 
a reas  wi th in  a PUD would be maintained and t h a t  some postponed improvements 
would be subsequently made. 

One of t he  f a c t o r s  t h a t  accounts f o r  more c o s t l y  new housing is the chang- 
ing d e f i n i t i o n  of "basic  housing", The b a s i c  house of 1950 is  no longer 
viewed as the  b a s i c  house of 1973. P a r t l y ,  t h i s  has occurred a s  inc reases  
and add i t ions  t o  minimum requirements of a b a s i c  house have cont inual ly  
been made by the  pub l i c  i n  zoning and subdiv is ion  codes over the  pas t  20 
years .  Some of these  requirements include:  Minimum l o t  s i z e ,  minimum 
f l o o r  a r e a ,  o f f s t r e e t  parking and garages. They a l s o  inc lude  an upgrading 
i n  t h e  engineering s tandards  and minimum requi red  pub l i c  f a c i l i t i e s  such 
as curb and g u t t e r ,  paved streets of a minimum width,  dedica t ion  of land 
o r  its cash equiva lent  f o r  parks,  p lus  t h e  i n s t a l l a t i o n  of pub l i c  u t i l i -  
ties - sewer, water ,  and storm d ra ins .  



The motivation of these  communities, which typ ica l ly  proceeded by r a i s i n g  
individual  s tandards,  was f a i r l y  laudable. They did  t h i s  p a r t l y  ao a way 
of preserving q u a l i t y  a f t e r  seeing t h a t  some people d id  no t  maintain t h e i r  
homes. Other communities imposed these  requirements i n  t h e i r  e f f o r t  t o  
improve t h e  q u a l i t y  of the  l i v i n g  environment. Individual ly ,  each of these 
changes i n  minimum requirements may w e l l  be j u s t i f i e d .  However, t h e  cumu- 
l a t i v e  r e s u l t  of a l l  of them was t o  increase  the  cos t  of the  bas ic  housing 
u n i t .  

Any s t e p s  by a conamunity t o  suspend, modify o r  postpone some of t h e  now- 
required improvements would contr ibute.  . .as bui lders  respond. . . t o  
immediate reductions i n  the  cos t  of b a s i c  housing. Even s l i g h t  reductions 
i n  the  minimum l o t  s i z e ,  f o r  example, would d i r e c t l y  lead  t o  reductions i n  
t h e  land cos t  f o r  each un i t .  Such changes by a community could be under- 
taken within the  PUD framework without abandoning these  requirements i n  
e x i s t i n g  c i t y  codes. This would be done, however, only i n  r e tu rn  f o r  some 
comparable assurances within the  PUD agreement t h a t  the  objec t ives  of these  
requirements would be m e t .  

X. Can --- minimwn requirements fo r  n m  --- housing be eased by  cornunities with the 
assurgzce_tka,t-~,eg -un_-itg--q{ ;J,, be,e_~a<n$gce& _ ~ a o s t p , o n e d  pub t i c  %rove- 
ments subsequentlg made? 

We bel ieve  i t  can - t o  the  ex ten t  communities used Planned Unit Development 
techniques i n  approving new housing projec ts .  A covenant is at tached t o  a l l  
titles requir ing  the  organizat ion of a home owners associa t ion  where land 
is held  i n  common i n  a PUD. This organizat ion has the  r e spons ib i l i ty  f o r  
maintenance of the  common open space, common rec rea t iona l  f a c i l i t i e s  and 
equipment, and f o r  any o ther  items added t o  t h e  contract .  These may include 
t h e  e x t e r i o r s  of some o r  a l l  types of housing u n i t s ,  and the  maintenance of 
landscaping and p r iva te  roads. Any postponed publ ic  improvements such as  
curb and g u t t e r  o r  high-quality street pavement, i t  would appear, could be 
added t o  the  home owners cont rac t  f o r  completion a t  a l a t e r  date.  A t  a 
minimum, such a s t e p  would lower the  i n i t i a l  cos t  of t h e  housing u n i t  and 
g ive  t h e  buyer s u f f i c i e n t  no t i ce  t h a t  these improvements w i l l  need t o  be 
made i n  the  fu ture .  The method of payment would vary from d i r e c t  assessment 
t o  individual  owners, t o  possibly the e n t i r e  home owners associa t ion .  

X I .  Will  these ~ r o v o s a t s  a s s i s t  i n  maintainina land close t o  the I'win CZ- 
asriculturat use and oven 8-9 

Our recommendations w i l l  a i d  i n  achieving t h i s  i n  two ways: 1)  Some com- 
munities w i l l  choose t o  designate some of t h e i r  land as  r u r a l  and only 
slowly - i f  a t  a l l  - move the  urbanizing l i n e  outward i n t o  an a g r i c u l t u r a l  
area.  2) The l imi ted  uses permitted i n  r u r a l l y  designated a reas  together  
with the  deferred t ax  cont rac t  should g rea t ly  reduce the  current  pressures 
t o  move land out  of a g r i c u l t u r a l  use on the  f r i n g e  - thereby tending t o  
keep much of t h e  present  a g r i c u l t u r a l  land i n  t h i s  use f o r  t h e  fu ture .  



XII. Will these recamendations foreclose or  l imit  the opportunity for ta(, and 
moderate income peopte t o  Zive i n  the deveZoping suburbs? 

We a r e  recommending land be designated urbanizing o r  r u r a l  based on whe- 
I - 

t h e r  o r  n o t  it  is served by l o c a l  sewer, water, roads e tc .  Within the - 
area  designated urbanizing, w e  suggest munic ipal i t ies  and bui lders  pro- 
ceed, using the  Planned Unit Development technique, to  develop housing .- 
within a wide p r ice  range. We fur the r  recommend munic ipal i t ies  provide 
incentives t o  bui lders  t o  do t h i s  by changing some of t h e i r  requirements 4 

f o r  new housing, such as minimum l o t  and house s i z e s ,  streets, e tc . ,  t h a t  
w i l l  enable development of some lower-cost housing. 

I n  the area  designated r u r a l  we  recommend only t h a t  minimum l o t  s i z e s  be 
required. This could increase  the cos t  of a l o t  because it would be a 
l a r g e r  one than now required i n  many areas  t o  insure  po l lu t ion  problems 
do not develop i n  the  fu ture .  However, t h i s  does not  require  building 
any higher-cost homes on these  l o t s  than those required by county, muni- 
c i p a l  o r  township codes. We f u r t h e r  recommend t h e  Metropolitan Council 
and the  S t a t e  Planning Agency/regional development co~nmission monitor 
and repor t  t o  the  Legis la ture  on the  impact of these land designations 
and the  ex ten t  l o c a l  zoning and subdivision codes a r e  designed t o  keep 
housing cos t s  reasonable and t o  determine the  ex ten t  housing opportuni- 
ties are ava i l ab le  t o  low and moderate income people. 

x111. Can the municipality or  county adopt a minimwn l o t  s i z e  beyond 5 acres 
on the rural designated Zand? 

Yes - t h i s  is poss ib le  - it is only a minimum. Sco t t  County has already 
zoned a g r i c u l t u r a l  areas  f o r  minimum 10 a c r e  development t o  maintain 
a g r i c u l t u r a l  a c t i v i t y  and discourage urban development. Other counties 
and communities a r e  s imi la r ly  concerned about the maintenance of agr i -  
c u l t u r a l  areas  and a r e  proceeding i n  a s i m i l a r  d i rec t ion.  

There are some unset t led  l e g a l  questions about the  use of zoning f o r  t h i s  
purpose. Our recommendations, however, a r e  only f o r  adoption of a mini- 
mum l o t  s i z e  i n  these areas  a s  a f l o o r  - simply t o  guarantee ground and 
water pol lu t ion w i l l  no t  occur i n  the fu ture .  We do not  intend by t h i s  
device t o  preclude e i t h e r  even l a rge r  l o t  s i z e s  o r  the use of other 
techniques t h a t  might fu r the r  the  continuation of agr icu l tu re  o r  the  
preservation of open space. 



W O R K  O F  T H E  C O M M I T T E E  
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Background 

The Ci t izens  League has been deeply involved i n  bas ic  question8 about plan- 
ning, financing and governmental organizat ion f o r  the  Twin Cities a rea  s ince  
about 1961. Numerous research committees have s tudied  and reported on many of 
the  a rea ' s  problems with sewage d isposal ,  parks and open space, t r a n s i t ,  a i r -  
p o r t s ,  highways, a rea  revenue needs and f i s c a l  d i s p a r i t i e s ,  regional  governmental 
organizat ion and major c a p i t a l  improvements. Throughout many of these  r epor t s  
there  was a recognit ion and concern about new development on the  f r i n g e  of the  
area  and its implicat ions f o r  the  fu ture .  The more s i g n i f i c a n t  r epor t s  touching 
on t h i s  i s s u e  included: 

* "Metropolitan Policy and Metropolitan Development", October 14, 1968, 
which recommended a s  a f i r s t  s t e p  the c rea t ion  of a governmental orga- 
n iza t ion  t o  handle the  major policy i s sues  of the  Twin Cities region. 

* "Metropolitan Publ ic  Improvements : Tying Them A l l  Together", August 1, 
1972. This r epor t  recommended a number of s t e p s  t o  ga ther  together  
a l l  regional  improvements and t h e i r  funding t o  coordinate, t i m e  and 
balance t h e i r  development within the  region but  p a r t i c u l a r l y  i n  plan- 
ning f o r  fu tu re  development on the  f r inge .  

Research on regional  i s sues  l ed  the  League i n  1969 t o  look a t  aspects  of 
the  housing problem. Our f i r s t  study - "Adequate Housing Is Now Everyone's 
Problem" - served t o  bring ou t  the  magnitude of the  problem, e spec ia l ly  f o r  
moderate and lower income famil ies .  It noted t h a t  some of them were moving t o  
the  outer  f r inge  i n  search of lower cos t  housing. The second housing repor t  - 
"Better Use of Land and Housing", Apr i l  30, 1971 - focused on ways of making 
parce ls  of land ava i l ab le  and g rea te r  use of the  Planned Unit Development tech- 
nique a s  an a l t e r n a t i v e  t o  t r ad i t iona2  zoning-subdivision approach f o r  new hous- 
ing development i n  the  o lde r ,  in-c i ty  neighborhoods. It noted, however, t h a t  
developers and bui lders  i n  the  metropolitan area  had not  extensively used the  
PUD zoning a l t e r n a t i v e  where i t  was ava i l ab le  i n  many suburbs. 

In  the  f a l l  of 1972, the  Cit izens League Board of Directors  sensed the  need 
t o  explore some of the  unanswered quest ions about Planned Unit Development and 
f r inge  a rea  development. I t  was p a r t i c u l a r l y  concerned about 1)  the  techniques 
used t o  coordinate land development on the  suburban f r inge ,  2) the  d e s i r a b i l i t y  
of PUDs, 3) the  way PUD proposals a r e  handled, and 4) the  ex ten t  t o  which they 
should be used a s  a development technique on the f r inge .  

As a r e s u l t  of t h i s  concern, the  Board authorized formation of the Planned 
Unit Development Committee. 



Membership 

A t o t a l  of 26 members a c t i v e l y  p a r t i c i p a t e d  i n  t h e  work of t h e  committee. 
The chairman w a s  V ic i  Oshiro. Other members were Robert L. Benson, Robert S. 
Berkwitz, Roger E, Conhaim, Ann S. Duff, N. W e  Graff ,  Donald W. Hassenstab, 
Paul  H. Hauge, Edward H e i m s l ,  John G. Hoeschler, Rudolph K. Hogberg, J i m  
Ingemunson, Jacquelyn I n g e r s o l l ,  Gunnar I sberg ,  J. M. Leadholm, Oscar M. Lund, 
Jr. , Allan E. Mulligaa, J. Dudley Moylan, Mark W. Olson, P h i l i p  M. Raup , Victor  
S. Rotering, P e t e r  H. Seed, C. M. Slocum, Clarence Smith, James Swadburg, and 
Matthew Thayer. 

The commit tee was a s s i s t e d  by Clarence Sha l lbe t  ter , Ci t i zens  League research  
a s soc ia t e ;  Jon Schroeder, research  a s s i s t a n t ;  and Jean Bosch of t he  c l e r i c a l  
s t a f f .  

Commit tee Ac t iv i  t v  

The committee he ld  its f i r s t  meeting on January 9 ,  1973. A t o t a l  of 26 
meetings were held ,  most of them 2-3 hour s e s s i o n s ,  u n t i l  September 5. Detai led 
minutes of t he  meetings were prepared of both p resen ta t ions  made t o  the  committee 
and its de l ibe ra t ions .  

The committee, throughout its meetings, focused on t h e  dual  ques t ion  of 
Planned Unit Development (PUD) and f r i n g e  a r e a  development. PUD, w e  discovered,  
is both a concept f o r  using land and a technique f o r  development of new housing 
used by a number of mun ic ipa l i t i e s  and bu i lde r s .  This technique, w e  concluded 
i n  our de l ibe ra t ions ,  has many a t t r a c t i v e  f e a t u r e s  such as c l u s t e r i n g  of u n i t s  
t o  conserve l a r g e  amounts of open space and t o  reduce pub l i c  u t i l i t y  cos ts .  The 
approach, which r equ i re s  nego t i a t ion  of the  requirements between t h e  municipal- 
i t y  and t h e  bu i lde r  over use of a p a r t i c u l a r  p iece  of land f o r  housing, permits 
g r e a t e r  f l e x i b i l i t y  than permit ted with t h e  t r a d i t i o n a l  land-use, subdiv is ion  
technique, PUD, f o r  example, has been heavily used i n  the  development of new 
types of housing, such a s  townhouses and quadra-homes, t h a t  cannot e a s i l y  f i t  
i n t o  the  t r a d i t i o n a l  lot-by-lot  mold. 

There a r e  a number of problems o r  d i f f i c u l t i e s  i n  the  use of PUD. Some of 
them focus on the  procedures used by mun ic ipa l i t i e s ,  t he  a d d i t i o n a l  cos t  of pre- 
planning t o  bu i lde r s  who d e s i r e  t o  use t h i s  technique, t he  tendency of munici- 
p a l i t i e s  t o  impose t h e  same requirements on PUDs a s  on t r a d i t i o n a l  subdiv is ion  
development, and the  probable l imi t ed  use of i t  by smal l  developers due t o  t h e i r  
l ack  of c a p i t a l .  Unless these  problems are overcome, PUD may be used f o r  only 
a l imi t ed  por t ion  of t he  housing developed i n  t h e  Twin Cities area .  The commit- 
t e e  prepared a number of recommendations t o  mun ic ipa l i t i e s  and bu i lde r s  which 
we be l i eve  w i l l  overcome many of these  problems. 

The d e s i r e  t o  see the  PUD a l t e r n a t i v e  kept  open f o r  f u t u r e  housing develop- 
ment l e d  the  committee t o  a d iscuss ion  of urban sprawl. How, f o r  =ample, do 
we keep l a r g e  t r a c t s  of land i n t a c t  f o r  f u t u r e  l a r g e  housing development using 
the  PUD approach? We concluded i t  would be d e s i r a b l e  f o r  such property t o  be 
c lose  t o  previously urbanized a reas  - n o t  out  on t h e  edge of the  f r i n g e  - s i n c e  
w e  concluded a f a i r l y  contiguous urban populat ion makes b e t t e r  use  of u t i l i t i e s ,  
e s p e c i a l l y  those t h a t  are l i n e a r  i n  charac ter  such as t r a n s i t ,  sewage and gas. 



The comnittee, from the  o u t s e t ,  received information about what w a ~  happen- 
ing  to  new houring development i n  the  Twin Cities area. Our f indings  about d is -  

-. p e r r a l  and r p r a v l  ouggert t h i s  is  t h e  dominant pa t t e rn  of development today, and 
4 f u r t h e r  o u t l i n e  why t h i s  has occurred. We concluded t h i r  pa t t e rn  was no t  des i r -  

a b l e  but  t h a t  it  exirts and t h a t  any s t r a t e g y  to  con t ro l  i t  murt recogniee t h a t  
-- howin8  is the  primary i n i t i a t o r  of it. 

Within the  context  of our f indings  and conclusions about sprawl, the  com- 
m i t t e e  f u r t h e r  perceived of planned u n i t  development a s  a technique which not  
only would provide an a l t e r n a t e  way of using land bu t  one which was a l s o  s u i t -  * 
ab le  f o r  providing much of the  amenity, privacy, and the  p o s s i b i l i t y  of lower- 
cos t  housing many are reeking i n  moving outward on the  f r inge .  PUD, i n  t h i s  
context ,  holds f o r t h  an e x c i t i n g  promise as p a r t  of a set of regional  develop- 
ment p o l i c i e s  we recommend be adopted t o  guide fu tu re  urban growth. 

Among the  resource persons who m e t  with the  committee were: 

Willard 0 .  Ackerman, zoning adminis t ra tor ,  Vi l lage  of Lakevil le ,  
Richard Babcock, a t torney,  Chicago, I l l i n o i s .  
Ian  T. Ball, comprehensive planner, Metropolitan Council. 
David Callies, a t torney,  Chicago, I l l i n o i s .  
Howard Dahlgren, pres ident ,  Midwest Planning & Research, Inc. 
Robert Engstrom, Engstrom & Associates. 
H a n s  Hagen, Ban-Con, Inc. 
George C. H i t e ,  Dayton Hudson Corp. 
Fred Hoieington, Brauer & Associates. 
Gunnar Isberg,  ~ l a n n i n g  d i r e c t o r ,  Dakota County. 
Pe te r  J a r v i s ,  Bather-Ringrose-Wolsfeld, Inc. 
Ray Jones,mayor, Vil lage of S t .  Francis.  
Frank Lamm, d i r e c t o r ,  environmental planning, ~ e t r o p o l i t a n  Council. 
Larry Laukka, then pres ident ,  She l t e r  Homes Corp. 
Frank Liptak,  Vern Donnay Realty. 
Land01 Locher, a t to rney ,  Anoka, Minnesota. 
William Lundquist, chairman, Washington County Planning Commission. 
Trudy McFall, d i r e c t o r ,  housing program, ~ e t r o p o l i t a n  Council. 
D. G ,  Minder, c l e r k ,  Bums Township. 
Glen Nor thrup , planner, Vi l lage  of Burnsvil le  . 
Martin Overhiser, planning d i r e c t o r ,  Vi l lage  of Plymouth. 
Richard A. Putnam, planner, Vi l lage  of Eden P r a i r i e .  
James Quinlan , chairman, planning commission , Village of Champlin . 
P h i l i p  Raup, professor of a g r i c u l t u r a l  & applied Economics, University of MimeSota. 
Don Reis, planning d i r e c t o r ,  City of Coon Rapids. 
Robert Schaefer,  adminis t ra tor ,  Vi l lage  of Inver Grove Heights. 
W i l l i a m  A. Schwab, planning coordinator ,  Washington County. 

a Warren S i  f f e r a t h  , extension agent , Dakota County . 
Bernard Stef fen ,  adminis t ra tor ,  Anoka County. 
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W i l l i e  Thibault ,  planning d i r e c t o r ,  City of S t .  Louis Park. 
Robert Webster, planner, City of Bloomington. 
Ron West, planning d i r e c t o r ,  City of Brooklyn Park. 
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