
Upcoming Comprehensive Plan Update Meetings: 

Planning Commission: July 26 & August 23 
Economic Development Authority: July 18 
Public Works, Environment, and Transportation Commission: July 25 & August 22 

For up to date information on the comprehensive planning process, go to www.cityofroseville.com/CompPlan 

Regular Meetings: Planning Commission & Variance Board: July 12 & August 2 
City Council: July 10, 17, 24 & August 14, 28 

Be a part of the picture….get involved with your City….Volunteer. 
For more information, contact Kelly at kelly.obrien@cityofroseville.com or 651-792-7028. 
Volunteering, a Great Way to Get Involved. 

 
PLANNING COMMISSION 

Comprehensive Plan Update Meeting Agenda 

Wednesday, June 28, 2017 at 6:30 p.m. 
Roseville City Hall Council Chambers, 2660 Civic Center Drive 

1. Call to Order 

2. Roll Call 

3. Review of Minutes 

a. May 24, 2017 Comprehensive Plan Update Meeting 

4. Communications and Recognitions 

a. From the public: Public comment pertaining to general land use issues not on this agenda 

b. From the Commission or staff: Information about assorted business not already on this agenda, 
including a brief update on the 2040 Comprehensive Plan Update process 

5. Project File 0037: 2040 Comprehensive Plan Update 

a. Future Land Use Districts 
Discussion of possible revisions to the names and descriptions of the land use designations 

b. Future Land Use Map 
Discussion of the overall future land use map as updated with the new land use designations 
based on previous discussions, how land use designations affect (and are affected by) certain 
Metropolitan Council requirements, and potential development/redevelopment areas, in general, 
as well as deeper discussion of select “special study areas”  

6. Adjourn 

mailto:kelly.obrien@ci.roseville.mn.us
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Memorandum 
 
To:   City of Roseville Planning Commissioners 
 
CC: Bryan Lloyd, Senior Planner   
 
From: Erin Perdu, Planning Consultant 
 
Date: June 20, 2017 
 
Re: Comprehensive Plan Work Session – Land Use 
 WSB Project No.  1797-100 
 
 
The goal of this month’s meeting will be to gain consensus on the future land use map as well as 
revisions to the future land use districts.  To facilitate that discussion there are two attachments in your 
packet: 
 
First, a framework for revised future land use districts:  The revisions are based on feedback from our last 
meeting as well as in-depth discussions with staff on how these districts are implemented on a day-to-day 
basis.  You will notice that rather than distinct commercial districts, there is now a spectrum of mixed-use 
districts.  These districts vary in the breakdown (percentage) of residential use, the density of residential 
use, and the intensity of development in each district.  Note that not all of the mixed use districts require 
residential development, but they all allow some degree of residential use.  The following is a summary of 
the old (2030) districts and what they have been revised to (2040): 
 

Old District New District Changes 
NB MU-1 – Neighborhood Center Requires a mix of uses, with the 

predominant use being 
residential; description of the 
areas as essentially nodes 
within various neighborhoods 

CMU MU-2 – Community Mixed Use No significant changes 
CB MU-3 Corridor Mixed Use Allows up to 50% residential 

use; removes references to 
customer base; more emphasis 
on the scale and intensity of the 
use 

RB – Regional Business MU-4 Core Mixed Use Allows up to 25% residential 
use; removes references to 
customer base; more emphasis 
on the scale and intensity of the 
use 

O – Office E-1 Low Intensity Employment More general description of 
allowed uses, scale and 
intensity also includes 
transportation considerations 

BP – Business Park E-2 Employment Center Largely the same description, 
but also includes transportation 
considerations 

I – Industrial I – Industrial Unchanged, except for 
transportation considerations. 
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Next, the revised future land use map:  The future land use map has been updated with the new district 
titles and descriptions.  None of the areas have changed since your last review (meaning, all of the areas 
previously shown as Community Business are now shown as Corridor Mixed Use with no changes, etc.).  
There have been changes to the development/redevelopment areas based on our last discussion and 
feedback from staff. 
 
One site for discussion at the meeting:  The two small parcels at the southwest corner of Dale St. and the 
Hwy. 36 exit ramp are circled on the map.  This site is highlighted as a “development-redevelopment 
area” and staff has received concept plans for medium density residential.  The site is currently shown as 
Institutional (and is currently used as single-family), but we would like to discuss this site in more detail at 
the meeting. 
 
Metropolitan Council Requirements: 
As you know, the Metropolitan Council places several parameters on the future land use planning for all 
communities in the region.  We will now spend some time crunching the numbers and ensuring that 
Roseville meets the requirements.  Those include: meeting your forecasts for population, households, 
and employment; meeting a minimum density for future development/redevelopment that matches your 
Community Designation; and meeting requirements for density that supports the city’s affordable housing 
allocation.  We will discuss each individually. 
 
First, all calculations are based on areas planned for new development or redevelopment.  So that 
includes both vacant areas and sites we think are likely to redevelop (or are planned for redevelopment) 
within the planning horizon).  That means we are looking at future land use programmed on those sites 
that we have preliminarily indicated on the map in blue outline/crosshatch. 
 
Second, the calculations are based on the density ranges (for residential development) that are 
prescribed in the description of the districts.  
 
Land Use Category  Current (2030) Density Range 

(du/acre) 
Proposed (2040) Density 
Range (du/acre) 

Low Density Residential  1.5  4  1.5  4 

Medium Density Residential  4  12  4  12 

High Density Residential  12  36  12  36 

Community Mixed Use  4  36  4  36 

Neighborhood Center  n/a    4  12 
 
 
Forecasts:  We are required to demonstrate that the planned land use results in development that meets 
the Met Council forecasts for population, households and employment.  That calculation takes the 
acreage in each future land use category within the development/redevelopment area and multiplies it by 
the midpoint of the density range for residential categories.  We have some additional calculations that 
we run for employment (based on lot coverage and avg. square footage per employee), but we will 
address those at a later date.  Below is a table showing the forecasts for population and households, 
along with the projections based on the 2040 future land use map and the densities for each category. 
 
  2010 Census  2040 Forecast  2010‐2040 Net Gain  2040 Plan Yield 

Population  33,660  34,500  840  2,387 

Households  14,623  16,100  1,477  1,114 
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As you can see, we are shy of our yield of households (housing units) by approximately 350 units.  Note 
that the table above does not include any changes to existing density ranges, which would bring the 
housing unit yield up.  However we are meeting our population forecast without any difficulty. 
 
Community Designation:  For this, we use the minimum of the density range for all future land use 
categories (except for Low Density Residential) to ensure that the density of future 
development/redevelopment meets the required minimum density for Roseville’s Community Designation, 
which is Urban. The Urban designation requires an average density of 10 units per acre for new 
development and redevelopment.  To calculate this density, we take the acreage in each future land use 
category within the development/redevelopment area and multiply it by the minimum of the density range 
for residential categories.  That density must be at least 10 units per acre. 
 

  
Land Use Type 

Dev. 
Acres 

Density Range 
Yield %  Minimum 

Units    Min  Mid  Max 

2
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Medium Density Res  7.34  4  8  12  100%  29 

High Density Res  19.80  12  24  36  100%  238 

Neighborhood Center  0.89  4  8  12  50%  2 

Community Mixed Use  97.92  4  20  36  25%  98 

   Guided Total  52.07                    367  

         

        

 

Community Designation 
Density       7.04         

 
 
Again, you can see from the above table that our density is shy of where it should be to meet the 
Community Designation requirements if we use the same density assumptions as the 2030 Future Land 
Use categories. 
 
There are several ways the future land use map/districts can be modified to meet the forecast and 
Community Designation Requirements: 
 

 Increase the minimum residential densities in one or more districts 
 Require some percentage of residential development more of the mixed use districts 
 Change the map to include more acreage for higher density categories 
 Some combination of the above. 

 
I will bring an interactive spreadsheet with some scenarios to the meeting so that we can discuss those 
options in more detail. 
 

Min Mid Max

Low Density Res 31.64 1.5 2.75 4 100% 87                                  

Medium Density Res 7.34 4 8 12 100% 59                                  

High Density Res 19.80 12 24 36 100% 475                                

Neighborhood Center 0.89 4 8 12 50% 4                                     

Community Mixed Use 97.92 4 20 36 25% 490                                

Guided Total 83.71 1,114                   
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Affordable Housing:  Finally, the Met Council requires that sufficient land be guided at minimum 
residential densities of 8 units per acre to support the city’s total allocation of affordable housing need.  
(120 units).  In Roseville, if we assume the same density ranges as the 2030 Plan, we can use both your 
High Density Residential and Community Mixed Use future land use categories to meet the need.  
Therefore, to calculate this, we take the acreage of High Density Residential and 25% of the acreage of 
the Mixed Use (the required minimum percent residential) within the development/redevelopment area 
and multiply it by the minimum of the density range for those residential categories.  That number must 
meet or exceed 142 total units. 
 
Affordable Housing Need Allocation 

At or Below 30 % AMI  72 

From 31 to 50 % AMI  50 

From 51 to 80 % AMI  20 

Total Units  142 

AMI = Area Median Income, which in 2016 
was about $85,000 for a household of four 

 

  
Land Use Type 

Dev. 
Acres 

Density Range 
Yield %  Minimum 

Units    Min  Mid  Max 
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High Density Residential  19.8  12  24  36  100%  238 

Community Mixed Use  97.92  4  20  36  25%  98 

   Guided Total  44.3                    336  
 
So, even without any changes to assumed density ranges, the City is meeting it’s affordable housing 
allocation.  That includes the allocation specifically targeted at below 50% AMI which requires a minimum 
density of 12 units per acre (and so would only include the High Density Residential Area). 
 
I will review the basis for these calculations as well as options for meeting the forecast and community 
designation densities at the meeting.  In the meantime, if you have any questions or comments as you 
review these materials before the meeting please feel free to contact me.   



Future Land Use Framework 

 
 Full Name Summary Description 
LR Low Density 

Residential 
Density:  1.5-4 du/acre 
Uses:  Single-Family Residential 
Scale/intensity:  small 
Transportation considerations:  sidewalks 

Low-density residential land uses include single-family detached houses 
generally with a density between 1.5 and four units per acre and two-family 
attached houses generally with a density of no more than eight units per acre. 
Institutional uses such as schools and places of worship are also permitted here. 

MR Medium 
Density 
Residential 

Density:  4-12 du/acre 
Uses:  Condominiums, Townhomes, 
duplexes, row houses, small lot detached 
homes 
Scale/intensity:  small-medium 
Transportation considerations:  sidewalks, 
trails 

Medium-density residential land uses include single-family attached housing 
types such as triplex, quadruplex, row houses, side-by-side townhouses, back-
to-back townhouses, mansion townhouses, and small-lot detached houses, 
generally with a density greater than four units per acre up to 12 units per acre. 
Institutional uses such as schools and places of worship are also permitted here. 

HR High Density 
Residential 

Density:  12-36 du/acre 
Uses:  Apartments, lofts, stacked 
townhomes 
Scale/intensity:  medium-high 
Transportation considerations:  sidewalks, 
connections to transit, multi-modal 
facilities 

High-density residential land uses include multifamily housing types including 
apartments, lofts, flats, and stacked townhouses, generally with a density 
greater than 12 units per acre. Institutional uses such as schools and places of 
worship are also permitted here. 

MU-1 Neighborhood 
Center  

Density:  4-12 du/acre 
Uses:  Medium density residential (50-
75%), commercial, office, civic, parks and 
open space 
Scale/intensity:  low-medium 
Transportation considerations:  sidewalks, 
connections between neighborhoods and 
businesses, connections to transit stops 

Neighborhood Centers are located on minor arterial and collector streets with 
uses will be organized into a cohesive neighborhood “node”. These areas may 
incorporate a mixture of commercial and residential uses, with commercial uses 
preferable at block corners. Residential uses should generally have a density 
between four and 12 units per acre and should account for approximately 50-
75% of the overall mixed-use area.  
 
Buildings shall be scaled appropriately to the surrounding neighborhood, 
reflecting a low-to-mid-rise profile. Commercial uses should be oriented toward 
pedestrians and the sidewalk. Commercial uses should be designed to minimize 
negative impacts adjacent residential neighborhoods while maintaining 
connections with sidewalks or trails.  This is the most restrictive mixed use area 
in terms of intensity and is intended for application in areas adjacent to low-
density residential areas.  Development will be limited in height to correspond 
to the surrounding neighborhood character. 

MU-2 Community 
Mixed Use 

Density:  4-36 du/acre 
Uses:  Mid-high density residential (25-
50%), commercial, office, civic, parks and 
open space 
Scale/intensity:  medium 
Transportation considerations:  sidewalks, 
multi-modal facilities, connections 
between uses, connections to transit stops 

Community Mixed Use areas are intended to contain a mix of complementary 
uses that may include housing, office, civic, commercial, park, and open space 
uses. Community Mixed Use areas organize uses into a cohesive district, 
neighborhood, or corridor, connecting uses in common structures and with 
sidewalks and trails, and using density, structured parking, shared parking, and 
other approaches to create green space and public places within the areas. The 
mix of land uses may include Medium- and High-Density Residential, Office, 
Community Business, Institutional, and Parks and Open Space uses. Residential 
land uses will account for between 25% and 50% of the overall mixed-use area. 
The mix of uses may be in a common site, development area, or building. 
Individual developments may consist of a mix of two or more complementary 
uses that are compatible and connected to surrounding land-use patterns. To 
ensure that the desired mix of uses and connections are achieved, a more 
detailed small-area plan, master plan, and/or area-specific design principles is 
required to guide individual developments within the overall mixed-use area. 

MU-3 Corridor 
Mixed Use 

Density:  12-36 du/acre 
Uses:  High density residential (0-50%, 
commercial, office, civic, parks and open 
space 
Scale/intensity:  medium-high 
Transportation considerations:  strong 
emphasis on pedestrian, transit and bicycle 
access and connections between uses. 

Corridor Mixed Use areas are located on streets designated as A Minor 
Augmentor or A Minor Reliever in the Transportation Plan. Corridor Mixed Use 
areas may include a wide range of uses from shopping centers to freestanding 
businesses and institutions to high-density residential developments. 
Residential land uses will account for up to 50% of the overall mixed-use area.  
 
Corridor Mixed Use areas promote the redevelopment of aging strip centers 
and underutilized commercial sites in a manner that integrates shopping, 
employment, services, places to live and/or public gathering spaces.  
Corridor Mixed Use areas should have a strong orientation to pedestrian, 
transit and bicycle access to the area and movement within the area. 
Residential uses, generally with a density greater than 12 units per acre, may be 
located in Corridor Mixed Use areas as part of mixed-use buildings with 
allowable business uses on the ground floor or as standalone buildings with 
well-designed infrastructure connecting them to the surrounding area. 

MU-4 Core Mixed 
Use 
 

Density:  20-36 du/acre 
Uses:  High density residential (0-25%), 
commercial, office, shopping centers. 
Scale/intensity:  high 
Transportation considerations:  access to 
transit, multi-modal facilities and 
connections, preserved pedestrian and 
bicycle access in high vehicular traffic 
areas, access to commercial areas from 
residential uses and transit hubs. 

Core Mixed Use areas are located in places with visibility and access from the 
regional highway system (Interstate 35W and State Highway 36). Core Mixed 
Use areas include large-footprint commercial development, shopping centers, 
large-scale institutions, office buildings, high density residential uses, and other 
uses that generate more traffic, noise, and intensity than other mixed use 
districts. Residential land uses will account for up to 25% of the overall mixed-
use area. Structures found in Core Mixed Use areas are higher in bulk than 
other mixed use districts and are at a scale appropriate to their proximity to 
highways and major thoroughfares.   
 
Core Mixed Use areas should be well-served by existing or planned transit, and 
pedestrian and bicycle access both to and between areas in this district is 
strongly encouraged. The scale of this district requires inter-district connectivity 
and multi-modal access. Limits to surface parking are encouraged. Residential 
development at 20 units/acre or greater is allowed in Core Mixed Use. 
Residential development should be well-connected to and accessible from the 
surrounding commercial uses by those travelling without a car. 

 



Future Land Use Framework 

 
 Full Name Summary Description 
E-1 Low-Intensity 

Employment 
Uses:  office, business, research 
Scale/intensity:  low-medium 
Transportation considerations:  multi-
modal facilities and connections to transit 

Low-Intensity Employment areas include a variety of office uses such as 
business, professional, administrative, scientific, technical, research, and 
development services at high densities.   

E-2 Employment 
Center 

Uses:  office, business, R&D, business parks 
Scale/intensity:  medium-high 
Transportation considerations:  multi-
modal facilities and connections to transit 

Employment centers are largely single-use areas that have a consistent 
architectural style with a mix of employment-oriented use types.  These uses 
may include office, office-showroom-warehousing, research and development 
services, high-tech electronic manufacturing, medical, and lodging with 
business-park-supporting retail and services such as healthcare, fitness, child 
daycare, dry-cleaning, bank, coffee shop, restaurant, and convenience store.   
The scale of development in these areas is commensurate with their proximity 
to highways and major transportation corridors.  Appropriate connections to 
transit should be included in Employment Center developments.  

I Industrial Uses:  manufacturing, light industrial, 
warehousing, distribution 
Scale/intensity:  medium-high 
Transportation considerations:  
connections to transit, freight connections 
to highways and major corridors 

Industrial uses include manufacturing, assembly, processing, warehousing, 
laboratory, distribution, related office uses, and truck/transportation 
terminals. 

IN Institutional Uses:  civic, school, places of worship 
Scale/intensity:  medium-high 
Transportation considerations:  :  
sidewalks, connections to transit, multi-
modal facilities 

Institutional land uses include civic, school, library, church, cemetery, and 
correctional facilities on a larger scale than those normally incorporated into 
the low-density residential area. 
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