
1. Open Public Comment Period
2. Call to Order/Roll Call
3. Order of Agenda
4. Consent Agenda

4.A. Draft Minutes of April 26, 2023

5. Reports and Recommendations
6. Public Hearings

6.A. Zoning Map Amendment No. CD2023-004ZC by Volunteers of America

6.B. Land Use Plan Amendment No. CD2023-002CPA by City of Rochester

7. Other Business
8. Adjourn

Planning & Zoning Commission Agenda
Rochester Boards & Commissions - Planning & Zoning Commission

May 10, 2023
6:00 p.m. 

 Attending and Viewing the Meeting
HYBRID Meeting: In-person at Council/Board Chambers of the Government Center, 151 4th Street SE,
Rochester, MN, or via MS Teams.

Click here to join the meeting

Call in audio only number: 347-352-4853 Conference ID: 639 348 466#
A recording is made available after the meeting on the City's website. 
 
 

 
 
 
 

 Accepting the minutes and video of the April 26, 2023, Planning and Zoning meeting as the
official record of the Planning and Zoning Commission.

 
 

 Forwarding a recommendation to City Council approving Zoning Map Amendment No. CD2023-
004ZC, by Volunteers of America, to amend the zoning map classification on a 24.8-acre site,
located at the southeast corner of the intersection of Valleyhigh Rd NW and 50th St NW from R-
1 (Mixed Single Family) to R-3 (Medium Density Residential).

 Recommending approval of Land Use Plan Amendment No. CD2023-002CPA, by the City of
Rochester, to amend the Land Use Map classification on a 120-acre site, located at the
northeast corner of 55th St NW and 18th Ave NW, from Low-Density Residential to 20 acres of
Medium-Density Residential and 23.76 acres of Commercial and Business Development.
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https://teams.microsoft.com/l/meetup-join/19%253ameeting_YzU3ZTVhYmEtZTVjNi00NjQ4LTg1MjMtN2ZiOWY2NjNjNmZm%2540thread.v2/0?context=%257b%2522Tid%2522%253a%2522cb27df39-77b0-4068-b566-20ba44fa9279%2522%252c%2522Oid%2522%253a%2522a28cf090-9fa1-428e-9279-64cbeb64ef51%2522%257d
https://www.rochestermn.gov/
https://d2kbkoa27fdvtw.cloudfront.net/rochestermn/8a9e56f8d6c6871c94346c3aeb3b01310.pdf
https://d2kbkoa27fdvtw.cloudfront.net/rochestermn/7b4ac7e59047828cdb1379d5fcb3e1da0.pdf
https://d2kbkoa27fdvtw.cloudfront.net/rochestermn/5f745f30c4c286869387a4c9aa6bdf8c0.pdf
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MEETING DATE:
May 10, 2023

ORIGINATING DEPT:
Community Development

AGENDA SECTION:
Consent Agenda

PRESENTER:
Chair

REQUEST FOR ACTION

Draft Minutes of April 26, 2023

4.A

 

 

 

Action Requested:
Accepting the minutes and video of the April 26, 2023, Planning and Zoning meeting as the official
record of the Planning and Zoning Commission.

Report Narrative:
The minutes are the official record of the Planning and Zoning Commission.

Prepared By:
Maribeth Cooper

Attachments:
Minutes April 26, 2023
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1934645/CPZC_April_26__2023_Minutes.pdf


Planning & Zoning Commission - April 26, 2023 

CITY OF ROCHESTER, MINNESOTA 
Planning & Zoning Commission MINUTES

Attendee Name Status
Margaret R Brimijoin Present
Ruchi Gupta Present
Randy R Schubring Present
Robert A Cline Present
Alissa T Moe Present
Aaron D Eberhart Present
Joanne Crawford Present
Jonathon P Krull Present

MOVER: Aaron D Eberhart
SECONDER: Ruchi Gupta
AYES: Margaret R Brimijoin, Ruchi Gupta, Randy R Schubring,

Robert A Cline, Alissa T Moe, Aaron D Eberhart, Joanne
Crawford, Jonathon P Krull

ABSENT: Jeremy C Andrist
RESULT: APPROVED [UNANIMOUS]

Attending and Viewing the Meeting

1) Open Public Comment Period

2) Call to Order/Roll Call

3) Order of Agenda

3) Order of Agenda

4) Consent Agenda

4.A) Draft Minutes of April 12, 2023 

Official Act: Accepting the minutes and video of the April 12, 2023, Planning
and Zoning meeting as the official record of the Planning and Zoning
Commission.

Cover Page 4

https://rochestermn.granicus.com/MediaPlayer.php?view_id=&clip_id=230&meta_id=29107
https://rochestermn.granicus.com/MediaPlayer.php?view_id=&clip_id=230&meta_id=29108
https://rochestermn.granicus.com/MediaPlayer.php?view_id=&clip_id=230&meta_id=29109
https://rochestermn.granicus.com/MediaPlayer.php?view_id=&clip_id=230&meta_id=29110
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29112


MOVER: Aaron D Eberhart
SECONDER: Joanne Crawford
AYES: Margaret R Brimijoin, Ruchi Gupta, Randy R Schubring,

Aaron D Eberhart, Joanne Crawford
ABSTAIN: Robert A Cline, Alissa T Moe, Jonathon P Krull
ABSENT: Jeremy C Andrist
RESULT: APPROVED [5 - 0 - 3 - 1 ]

MOVER: Alissa T Moe
SECONDER: Aaron D Eberhart

April 12, 2023 Planning and Zoning Minutes 

Accepting the minutes and video of the April 12, 2023, Planning and Zoning
meeting as the official record of the Planning and Zoning Commission.

5) Reports and Recommendations

6) Public Hearings

6.A) Land Use Plan Amendment No.CD2023-001CPA by Meier Companies 

Official Act: Forwarding a recommendation for approval of Land Use Plan
Amendment No. CD2023-001CPA by Meier Companies, to change the Land
Use Map on a 5.13-acre site from Low-Density Residential (LDR) to Medium-
Density Residential (MDR). 

Desmond McGeough presented the staff report. 
Bill Tointon from WSE Consulting spoke representing the Applicant. Paul
Meier was present for questions. 
The Public Hearing was opened. 
Having no persons wishing to speak, the public hearing was closed. 
A conversation ensued between the Commissioners, Staff, and the
Consultant.

Cover Page 

Community Development Memo CD2023-001CPA - Blossom Villas 

Notification Map CD2023-001CPA - Blossom Villas 

Location Map CD2023-001CPA - Blossom Villas 

Land Use Exhibit CD2023-001CPA - Blossom Villas 

Applicant Narrative CD2023-001CPA - Blossom Villas 

Review comments CD2023-001CPA - Blossom Villas 

Forwarding a recommendation for approval of Land Use Plan Amendment
No. CD2023-001CPA by Meier Companies, to change the Land Use Map on
a 5.13-acre site from Low-Density Residential (LDR) to Medium-Density
Residential (MDR) based on Staff findings one through nine.  
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https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29113
https://rochestermn.granicus.com/MediaPlayer.php?view_id=&clip_id=230&meta_id=29115
https://rochestermn.granicus.com/MediaPlayer.php?view_id=&clip_id=230&meta_id=29116
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29117
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29118
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29119
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29120
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29121
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29122
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29123


AYES: Margaret R Brimijoin, Ruchi Gupta, Randy R Schubring,
Robert A Cline, Alissa T Moe, Aaron D Eberhart, Joanne
Crawford, Jonathon P Krull

ABSENT: Jeremy C Andrist
RESULT: APPROVED [UNANIMOUS]

MOVER: Aaron D Eberhart
SECONDER: Alissa T Moe
AYES: Margaret R Brimijoin, Ruchi Gupta, Randy R Schubring,

Robert A Cline, Alissa T Moe, Aaron D Eberhart, Joanne
Crawford, Jonathon P Krull

ABSENT: Jeremy C Andrist
RESULT: APPROVED [UNANIMOUS]

6.B) Zoning Map Amendment No. CD2023-003ZC by West 80 Properties LLC 

Official Act: Forwarding a recommendation for approval of Zoning Map
Amendment No. CD2023-003ZC by West 80 Properties LLC, to change the
zoning district designation of a 74-acre site from BP Business Park to R-2
Low-Density Small Lot and R-3 Medium Density Residential. 

Elliot Mohler presented the staff report. 
Jeff Brown from North Rockre, the Applicant, spoke. 
The Public Hearing was opened. 
1. Richard Cordie 
Having no other persons wishing to speak, the public hearing was closed. 
A conversation ensued between the Commissioners, Staff, and the
Applicant.

Cover Page 

Staff Report CD2023-003ZC - West 80 

Notification Map CD2023-003ZC  - West 80 

Site Location Map CD2023-003ZC  -  West 80 

Zone Change Exhibit CD2023-003ZC -  West 80 

UDC Use Regulations Table CD2023-003ZC -  West 80 

Applicant Narrative CD2023-003ZC -  West 80 

Applicant Massing Exhibit CD2023-003ZC -  West 80 

Referral Comments CD2023-003ZC 

Forwarding a recommendation for approval of Zoning Map Amendment No.
CD2023-003ZC by West 80 Properties LLC, to change the zoning district
designation of a 74-acre site from BP Business Park to R-2 Low-Density
Small Lot and R-3 Medium Density Residential based on staff findings and
facts.

7) Other Business
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https://rochestermn.granicus.com/MediaPlayer.php?view_id=&clip_id=230&meta_id=29124
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29125
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29126
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29127
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29128
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29129
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29130
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29131
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29132
https://rochestermn.granicus.com/MetaViewer.php?view_id=&clip_id=230&meta_id=29133
https://rochestermn.granicus.com/MediaPlayer.php?view_id=&clip_id=230&meta_id=29134


MOVER: Ruchi Gupta
SECONDER: Aaron D Eberhart
AYES: Margaret R Brimijoin, Ruchi Gupta, Randy R Schubring,

Robert A Cline, Alissa T Moe, Aaron D Eberhart, Joanne
Crawford, Jonathon P Krull

ABSENT: Jeremy C Andrist
RESULT: APPROVED [UNANIMOUS]

8) Adjourn

8) Adjourn
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https://rochestermn.granicus.com/MediaPlayer.php?view_id=&clip_id=230&meta_id=29135


MEETING DATE:
May 10, 2023

ORIGINATING DEPT:
Community Development

AGENDA SECTION:
Public Hearings

PRESENTER:
Elliot Mohler

REQUEST FOR ACTION

Zoning Map Amendment No. CD2023-004ZC by
Volunteers of America

6.A

 

 

 

Action Requested:
Forwarding a recommendation to City Council approving Zoning Map Amendment No. CD2023-004ZC,
by Volunteers of America, to amend the zoning map classification on a 24.8-acre site, located at the
southeast corner of the intersection of Valleyhigh Rd NW and 50th St NW from R-1 (Mixed Single
Family) to R-3 (Medium Density Residential).

Report Narrative:
The applicant proposes a Zoning Map Amendment to change the zoning district designation on a 24.8-
acre site from R-1 (Mixed Single-Family) to R-3 (Medium Density Residential).

This application follows a city-initiated Land Use Plan Amendment that was approved by the City Council
in 2022 to change the underlying land use of approximately 950 acres of industrial-guided land to mixed-
use and residential-guided land. This Land Use Plan Amendment was intended to support the Primary
Transit Network that will run along Valleyhigh Rd NW. A zoning map amendment to rezone this parcel to
R-3 (Medium Density Residential) would foster higher-density development along this route. The new
proposed zoning district is more aligned with the underlying Land Use (Medium Density Residential), and
is the next step in development in the 6G Sewer Mod Expansion area.

Priorities & Foundational Principles:
Economic Vibrancy & Growth Management

Policy Considerations & DEI Impact:
This Zoning  Amendment achieves the Comprehensive Plan Core Principals of expanding housing
diversity and integrating transit and land use.

Fiscal & Resource Impact:
All development costs will be the responsibility of the developer and will be outlined in a development
agreement and/or City-Owner contract.

Alternative Action(s):
No alternative actions are suggested at this time.

Prepared By:
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Elliot Mohler

Attachments:
Staff Report - CD2023-004ZC VOA
Notification Map - CD2023-004ZC VOA
Site Location Map - CD2023-004ZC VOA
Zoning and Massing Exhibit - CD2023-004ZC VOA
UDC Use Regulations - CD2023-004ZC VOA
Applicant Narrative - CD2023-004ZC VOA
Referral Comments - CD2023-004ZC VOA
NIM Minutes - CD2023-004ZC VOC
NIM Sign In Sheet - CD2023-004ZC VOC
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1934238/1._CD2023-004ZC_Staff_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1934239/2._CD2023-004ZC_Notification_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1937316/3._CD2023-004ZC_Site_Location_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1934241/4._CD2023-004ZC_Zoning_and_Massing_Exhibit.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1934242/5._CD2023-004ZC_UDC_Use_Regulations_Table.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1934243/6._CD2023-004ZC_Applicant_Narrative.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1934244/7._CD2023-004ZC_Referral_Comments.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1939080/NIM_Meeting_Minutes_2023-04-12_CD2023-004ZC.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1939082/NIM_sign_in_sheet_2023-04-12_CD2023-004ZC.pdf


 
 

City of Rochester, Minnesota 
4001 W River Parkway NW, Suite 100 
Rochester, MN 55901-7090 

Phone:  507-328-2600 
Fax:  507-328-2401 
Email: CommunityDevelopment@rochestermn.gov 

ROCHESTER PLANNING COMMISSION                                 May 10, 2023 

Prepared by:          Rochester Community Development 

Request:                 Zoning Map Amendment CD2023-004ZC by Volunteers of America 

National Services to change the zoning district designation of an 

approximately 24.8-acre site from R-1 Mixed Single-Family to R-3 

Medium Density Residential.  

Location:               The subject property is located at the southeast corner of the 

intersection of Valleyhigh Rd NW and 50th Ave NW.  

Owners:   Volunteers of America National Services 

Consultant:            Alex Berlick (SEH Inc) 

COMMISSION AND COUNCIL SUMMARY 

Application Type: Zoning Map Amendment 

What is Considered: During the Zoning Map Amendment review, the Planning and 

Zoning Commission and City Council evaluate whether the criteria established in 

Section 60.500.040E.4 are satisfied. These criteria cover areas such as consistency 

with the Comprehensive Plan and compatibility with surrounding development and 

future development. 

Site development issues such as architecture, site layout, building orientation, site 

landscaping, open space, site parking, screening and the aesthetic character of the 

development are not criteria for consideration of a Zoning Map Amendment application. 

The Development Review Team supports the approval of CD2023-004ZC as the 

proposed zoning district will be consistent with the underlying land use. The underlying 

land use was redesignated in 2022 by a City-initiated Land Use Plan Amendment to 

change approximately 950 acres of industrial land to a collection of mixed uses and 

higher density residential. 

Approval Body: Rochester City Council 

Development Review Team Recommendation:  Approval 

SUMMARY AND BACKGROUND INFORMATION  

The subject property is approximately 24.8 acres in size and is located at the southeast 

corner of the intersection of Valleyhigh Rd NW and 50th Ave NW. The request is to 

amend the official zoning map to change the property from R-1 Mixed Single-Family to 

R-3 Medium Density Residential. 
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2 CD2023-004ZC 
 

In 2022, the subject property was part of a City-Initiated Land Use Plan Amendment to 

redesignate approximately 950-acres, to facilitate development in the 6G Mod Sewer 

Expansion District. During the Land Use Plan Amendment, this 24-acre site was 

redesignated from Low Density Residential to Medium Density Residential. The 

requested Zoning Map Amendment is the next step for future development in the 6G 

Mod Sewer Expansion District. 

In addition to the sewer expansion, Valleyhigh Rd NW is a future primary transit corridor 

in the Comprehensive Plan. At the time of the City-Initiated Land Use Plan Amendment, 

Community Development recommended guiding future development along the 

Valleyhigh Rd NW corridor towards mixed use and transit supportive land uses. This 

remains the position of Community Development and the Development Review Team 

overall. A rezone of the site to R3 Medium Density Residential is consistent with the  

Any allowable use within the R-3 Medium Density Residential District can be developed 

on the subject property if the Zone Change is approved. Future development of the site 

will require additional development applications such as a Site Development Plan.  

Table 300.01-1 Allowed Uses Table is included as an attachment to give examples of 

allowed uses in the R-1 and R-3 districts. R-1 is denoted in orange and R-3 is denoted 

in red. 

“S” = Staff Approval 

“P” = Planning Commission Approval 

“C” = City Council Approval 

“*” = Reference to Additional Regulations 

COMMUNITY DEVELOPMENT REVIEW  

Land Use Plan: The site is guided for medium density residential. 

  
Adjacent Land: North:    The property to the north is zoned A-4 and is 

located in Cascade Township, Olmsted County. 
 
East:     The properties to the east are zoned R-3 

Medium Density Residential. 
 
South:   The properties to the south are zoned R-2 

Single-Family Small Lot.  
 
West:    The properties to the west have a Zone Change 

application under review to change the zoning 
from BP Business Park to R-3 Medium Density 
Residential on the north 30 acres and R-2 
Single-Family Small Lot on the south 43 acres. 
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3 CD2023-004ZC 
 

The planning commission recommended 
approval of this request. 

 
Public Infrastructure:  Public facilities (roadways, sanitary sewer, water, and 

storm water management facilities) exist or are planned 
soon to service the subject properties.  
 

Hydric Soils: There are hydric soils running through the property which 
will need to be reviewed by the Technical Evaluation 
Panel and will be required prior to site development. 
 

SITE SUMMARY AND DISTRICT COMPARISON  

Current Zoning (R-1 Mixed Single-Family) 

In general, the R-1 Mixed Single-Family residential district is meant to maintain and 

promote areas of low residential density where the emphasis is generally on the 

development of single-family dwellings of various styles.  

Proposed (R3 Medium Density) 

The R-3 district would facilitate a diverse housing area along the Valleyhigh Rd NW 

corridor, such as triplexes, fourplexes, and larger multifamily residential buildings. The 

R-3 district better matches the intent of the underlying land use designation as well as 

the purpose of the city-initiated Land Use Plan Amendment and Comprehensive Plan.  

This Zone Change furthers the following priorities set forth by the Comprehensive Plan: 

Expand Housing Diversity 

The site is proposed to be for development of medium density residential housing. 

General occupancy rental housing is compatible with the medium density residential 

district and would help expand housing options within this area of the city. 

Integration of Transit and Land Use 

Valleyhigh Rd NW is included in the future extension of the Primary Transit Network. 

Those uses surrounding this area should be guided for mixed use and higher density 

residential that facilitates transit-oriented development along this corridor.  

ZONE CHANGE MAP AMENDMENT REVIEW 

Under the provisions of Section 60.500.40E of the Unified Development Code, the 

Planning Commission shall recommend for approval and the Council shall approve an 

application requesting an amendment to the zoning map if the amendment satisfies 

the following criteria (staff suggested findings are in bold): 

60.500.040E.4 Criteria for Rezoning Approval 

1. The amendment must satisfy all of the following criteria: 
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4 CD2023-004ZC 
 

a. The permitted uses allowed within the proposed zoning district will be 

appropriate on the subject property and compatible with adjacent 

properties and the neighborhood; and 

 

The permitted uses allowed in the proposed R-3 medium density 

residential district are appropriate for the subject property and are 

compatible with the surrounding land uses and future vision for the 

Primary Transit Network.  

 

b. The proposed amendment does not involve spot zoning. 

Per the League of Minnesota Cities, spot zoning is characterized by 
the rezoning of a small parcel of land that: 

- Has no supporting rational basis that relates to promoting 
public welfare; or 

- Establishes a use classification inconsistent with 
surrounding uses and creates an island of nonconforming 
use within a larger zoned district; or 

- Dramatically reduces the value for uses specified in the 
zoning ordinance of either the rezoned plot or abutting 
property. 

Based on the above definition, this zone change cannot be 

classified as spot zoning. 

2. In addition to the requirements in Section 60.500.040E.4.a.1, the amendment 

must satisfy at least one of the following criteria: 

a. The area, as presently zoned, is inconsistent with the policies and goals 

of the Comprehensive Plan; 

The city initiated Land Use Plan Amendment guides this property 

for medium density residential style development. The property is 

currently zoned R-1 Mixed Single-Family. This zoning district isn’t 

the best match for the underlying land use and future vision of the 

Valleyhigh Rd NW corridor of the Primary Transit Network. 

b. The area was originally zoned erroneously due to a technical or 

administrative error; 

 

c. While both the present and proposed zoning districts are consistent with 

the Comprehensive Plan, the proposed district better aligns with the 

policies and goals of the Comprehensive Plan or other adopted City 

plans or policies, as determined by City Council;  

 

d. The area has changed or is changing to such a degree that it is in the 

public interest to rezone to encourage development or redevelopment of 

13



5 CD2023-004ZC 
 

the area consistent with the policies and goals of the Comprehensive 

Plan; or 

The area was included in a city-initiated Land Use Plan Amendment 

to redesignate the area to better align with the City’s Primary 

Transit Network and to prepare for future sewer expansion projects. 

It is the Development Review Team’s position that this area is better 

guided for mixed-use transit oriented and higher density residential 

along Valleyhigh Rd NW. 

e. The area includes lands identified as Decorah Edge and the amendment 

would provide for beneficial development that maintains typical urban 

density while preserving habitat and protecting processes that maintain 

groundwater and quantity.  

 

f. The area includes lands identified on adopted City plans as an important 

natural or historic resource, and the amendment would provide for 

beneficial development that would protect those resources.  

 

STAFF RECOMMENDATION 

This request was reviewed in accordance with the provisions of Section 60.500.40E.4 

for Zone Change Map Amendment. The Development Review Team recommends 

approval of the zone change, as outlined in the Commission & Council Summary 

above.  

ATTACHMENTS 
 

1. Notification Map 

2. Site Location Map 

3. Zone Change Map Amendment and Massing Exhibit 

4. UDC Use Regulations Table 

5. Applicant Narrative 

6. Referral Comments 
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Map data © OpenStreetMap contributors, Microsoft, Facebook, Inc. and its affiliates, Esri Community Maps contributors, Map layer by Esri, Sources: Esri, HERE, Garmin, FAO, NOAA, USGS, © OpenStreetMap contributors, and the GIS User Community

This document is not guaranteed to be 508C. For accessible maps, please contact the author or Olmsted County GIS. Olmsted County is not responsible for omissions or errors contained herein.  If discrepancies are found within this map please notify Olmsted County GIS at (507) 328-7100, Olmsted County Planning
Department, 2122 Campus Drive S.E., Ste. 100, Rochester, Minnesota  55904.

Zone Change #CD2023-004ZC, by Volunteers of
America National Services, to change the Zoning
District designation of an approximately 24.8-acre
site from  R-1 Mixed Single-Family to R-3 Medium
Density Residential. The property is located at the
southeast corner of the intersection of Valleyhigh Rd.
NW and 50th Ave. NW.
Ward 3    400' Notification Area

±Scale: 1:9,028

Olmsted County Geographic Information Systems4/17/2023

CD2023-004ZC Volunteers of America National Services
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Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P,
NRCan, Esri Japan, METI, Esri China (Hong Kong), Esri Korea, Esri
(Thailand), NGCC, (c) OpenStreetMap contributors, and the GIS User
Community, Esri, HERE, Garmin, (c) OpenStreetMap contributors, and
the GIS user community

Location Map
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Olmsted County, MN GIS Division and Olmsted County, MN Property Records and Licensing., Olmsted County, MN GIS Division
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Chapter 60.300: Use Regulations  

Section 60.300.010 Introduction  Section 60.300.010D: Relation to Local, State, or Federal Laws 
  

 
Rochester, Minnesota  Unified Development Code 
Version: November 2022  90 
 

2. All uses required by any local, state, or federal government to have an approval, license, 
or permit to operate are required to have that local, state, or federal approval, license, or 
permit at the time the use is established.  

3. Allowed Uses Table 

Table 300.01-1 Allowed Uses Table 
S = Staff approval; P = Planning Commission approval; C = City Council approval; V = vacant use; I = interim use;  

A = accessory use; T = temporary permit; Blank cell = prohibited; Uses with an * = use-specific standards apply 
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Residential Uses 
Household Living 
Dwelling, Single-
Family Detached 

S S S S                  

Dwelling, Twin-
Home 

  S S S S S               

Dwelling, Attached   S S S S S S    S S S S S S     
Dwelling, Duplex, 
Same Lot 

  S S S S S    S S          

Dwelling, Triplex   S S S S S    S S          
Dwelling, Fourplex   S S S S S    S S          
Dwelling, 
Multifamily 

   S* S* S* S* S* S* S* S* S* S* S* S* S* S*    Section 
60.300.020B.3 

Dwelling, 
Live/Work 

   S S S S S S  S S S S S       

Dwelling, Cottage 
Development 

  S* S* S* S* S* S S   S S S       Section 
60.300.020B.2 

Manufactured 
Home Park 

  P* P* P* P* P* P* P* P* P* P* P* P* P* P* P*    Section 
60.300.020B.4 

Group Living  
Congregate 
Housing 

  S S S S S S S S S S S S S S S    Section 
60.300.020B.1 

Dormitory               P P P    Section 
60.300.020B.1 

Medical Stay 
Dwelling Unit 

 S S S S S S S S S S S S S        

Nursing Home  P* P* P S* S* P S S S S S S S S S S    Section 
60.300.020B.5 
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Offender 
Transitional 
Housing  

 C* C* C* C* C* C* C* C* C* C* C* C* C* C* C* C* C* C*  Section 
60.300.020B.6 

Residential Care 
Facility  S/

P* 
S/
P* 

S/
P* 

S/
P* 

S/
P* S* S* S* S* S* S* S* S* S* S* S*    Section 

60.300.020B.7 

Public, Institutional, and Civic Uses  
Art Gallery, 
Museum, and 
Library 

P P P P S S S S S S S S S S S S S     

Cemetery P* P* P* P* P* P*               Section 
60.300.020C.1 

College or 
University 

     P  P P P P P P P P P P     

Community Center P* P* P* P* P* P* S* S* S* S* S* S* S* S* S* S* S*    Section 
60.300.020C.2 

Community 
Garden 

S* S* S* S* S* S* S* S* S* S* S* S* S* S* S* S* S*    Section 
60.300.020C.3 

Correctional 
Facility 

          C       C C C  

Day Care Facility S/
P 

S/
P* 

S/
P* 

S/
P* 

S/
P* 

S/
P* S* S* S* S* S* S* S* S* S* S* S* P* P* P* Section 

60.300.020C.4 

Emergency 
Service 

P* P* P* P* P* P* P* P* S* S* S* P* P* P* P* P* P* S* S* S* Section 
60.300.020C.5 

Funeral Home  P P P S* S* S S S S S        S  Section 
60.300.020C.6 

Medical Facility  P* P* P* P* P* S* S S S S S S S S S S    Section 
60.300.020C.7 

Place of Worship S S S S S S S* S* S* S* S* S* S* S* S* S* S*    Section 
60.300.020C.8 

Public Park S S S S S S S S S S S S S S S S S S S P  

School S* S* S* S* S* S* P* P* P* P* P* P*   P*      Section 
60.300.020C.9 

Social Services P P* P* P* P* S* S S S S S S S S S S S    Section 
60.300.020C.10 
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Specialized 
Education 

     S S S S S S S S S S S S S S S  

Commercial Uses 

Agricultural and Animal Uses 
Agriculture 
Production 

S P* P* *               S S Section 
60.300.020D.2 

Agriculture Retail S      S   P         S S  
Veterinary and 
Animal Services 

S*   S S S S* S* S* S*  S* S* S* S* S* S* S* S* S* Section 
60.300.020D.27 

Entertainment and Recreation 
Adult 
Entertainment 

         S*  S* S* S* S*  S*  S*  Section 
60.300.020D.1 

Auditorium or 
Civic Center 

P P P P P P P P P P P P P P P P P     

Campgrounds or 
RV Park 

P*         P*           Section 
60.300.020D.8 

Indoor 
Entertainment or 
Recreation  

    P* P* S* S* S S S S S S S  S S S S Section 
60.300.020D.12 

Indoor Gun 
Range 

         C*         C* C* Section 
60.300.020D.13 

Outdoor 
Entertainment or 
Recreation 

     P*  P* S* S* P* P       S*  Section 
60.300.020D.18 

Food, Beverage, and Lodging 
Bar or Tavern       P* S S S* S S S S S* S S P P*  Section 

60.300.020D.5 
Bed and 
Breakfast 

  P* P* P* P* S S S S S          Section 
60.300.020D.6 

Fast Food 
Restaurant 

     P* P* S* S S S S S S S S S S S S Section 
60.300.020D.9 

Hotel or Motel        S S S S S S S S S S  P   

20



Chapter 60.300: Use Regulations  

Section 60.300.010 Introduction  Section 60.300.010D: Relation to Local, State, or Federal Laws 
  

 
Rochester, Minnesota  Unified Development Code 
Version: November 2022  93 
 

Table 300.01-1 Allowed Uses Table 
S = Staff approval; P = Planning Commission approval; C = City Council approval; V = vacant use; I = interim use;  

A = accessory use; T = temporary permit; Blank cell = prohibited; Uses with an * = use-specific standards apply 

 Residential and 
Agricultural Mixed Use 

Non-
Residen-

tial 

 

Zoning districts 
and 
subdistricts 
(where 
applicable) 
 AG

 
 R-

1 
 R-

2 
 R-

2x
 

 R-
3 

 R-
4 

 M
X-

N 
 M

X-
S 

 M
X-

C 
 M

X-
G

 
 M

X-
I 

 

M
X-

T 

M
X-

D 

BP
 

 LI
 

 SI
 

 

Use-Specific 
Standards 
 

Co
rr

id
or

 
No

de
 

Vi
lla

ge
 

Fr
in

ge
 

M
ed

ia
l 

Bu
si

ne
ss

 

Neighborhood 
Food and Service 

  P S S S S* S* S S S S S S S S S    Section 
60.300.020D.16 

Standard 
Restaurant 

     P* S S* S* S* S* S* S* S* S* S S* S S* S* Section 
60.300.020D.22 

Office, Business, and Professional Services 
Art Studio and 
Workshop 

   V  S S S S S S S S S S S S    Section 
60.300.020D.4 

Business or 
Personal Service 

   S* S* S* S* S* S S* S* S S S S S S S S  Section 
60.300.020D.7 

Construction 
Office 

         P*         S* S* Section 
60.300.020D.9 

Financial 
Institution 

      S S S S S S S S S S S S S   

Office    S  P* S* S* S S S S S S S S S S S  Section 
60.300.020D.17 

Research and 
Testing 

        P S S S S S P* S P S S S Section 
60.300.020D.21 

Retail Sales 
Retail, 
Neighborhood 

   S V S S* S* S S S S S S S S S    Section 
60.300.020D.23 

Retail, Small    P* P* S*  S* S S S S S S S S S  S  Section 
60.300.020D.24 

Retail, Medium        P S* S S S S S S  S  S  Section 
60.300.020D.25 

Retail, Large         P S* P* S* S* S* S*  S* P S*  Section 
60.300.020D.26 

Vehicles and Transportation 
Air 
Transportation 

         C* C*        P* P* Section 
60.300.020D.3 

Automotive 
Center 

       P P S     S   S S S  

Automotive 
Repair Services, 
Major 

        P S        P S S  
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Fueling Station        P* S* S*    A*    S S* S* Section 
60.300.020D.11 

Motor Freight and 
Warehousing 

        P S* P       P S* S* Section 
60.300.020D.14 

Motor Vehicle 
Sales, Leasing or 
Storage 

        S S*        S* S* S Section 
60.300.020D.15 

Parking Garage     A* A*    A* S* C* C* C* C* C* C* A* A* A* Section 
60.300.020D.19 

Parking Lot A A* A* A* A* A* A* A* S S S C* C* C* I I I S S S Section 
60.300.020D.20 

Public 
Transportation 
Dispatch Facility 

         S P P P S  P P S S S  

Railroad 
Transportation 

                   S  

Industrial Uses 
Manufacturing, Processing, and Commercial Services 
Artisan 
Manufacturing 

      S S S S P S S S S S S     

Heavy 
Commercial 
Services 

        S S P       P S S  

Heavy Industry                    S* Section 
60.300.020E.1 

Light Industry          P        S S S  
Recycling 
Transfer Facility 

        S S S       P S S  

Repair and 
Maintenance 
Shop 

   P*  S* S* S* S* S*  S*  S*    S S S Section 
60.300.020E.4 

Storage and, Distribution, and Wholesaling 
Junkyard                    C* Section 

60.300.020E.2 
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Self Service 
Storage Facility 

        P* S* S    P*   P* S* S Section 
60.300.020E.6 

Wholesale 
Facility 

        S* S* P       S* S* S* Section 
60.300.020E.7 

Resource and Extraction 
Landfill                    C  
Quarry C*                  C* C* Section 

60.300.020E.3 
Sand or Gravel 
Excavation 

I* I* I* I* I* I* I* I* I* I* I* I* I* I* I* I* I* C* C* C* Section 
60.300.020E.5 

Utility, Communication, and Energy Uses    
Commercial 
Wireless 
Telecommunicati
on Service 
(CWTS) 

                    
 
 
 

Section 
60.300.020F.1 

 
 
 
 

Co-Located on 
Existing Structure 

A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* 

Freestanding P*      P* P* P* P* P* P* P* P* P* P* P* P* P* P* 

Stealth on 
Existing Structure 

A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* 

Communications 
Tower 

       P P P P P P P S P P S S S  

Geothermal 
Energy System 

P A* A* A* A* A* A A A A A A A A A A A A P P  

Solar Collector, 
Ground- or 
Building-Mounted 

P* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* P* P* P* 
Section 

60.300.020F.2 
 

Utility, Major C*      C* C* C* C* C* C* C* C* C* C* C* C* C* C* Section 
60.300.020F.3 

Utility, Minor A A A A A A A A A A A A A A A A A A A A  
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Wind Energy 
Conversion 
System (WECS), 
Ground- or 
Building- 
Mounted 

P* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* P* P* P* Section 
60.300.020F.3 

Accessory Uses and Structures Section 
60.300.020G.1 

Accessory 
Dwelling Unit 

A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A*    Section 
60.300.020G.5 

Animal 
Husbandry 

A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A*    Section 
60.300.020G.6 

Billboard          A*          A* Section 
60.300.020G.7 

Drive-in Facility        A* A* A* A* A* A* A*    A* A* A* Section 
60.300.020G.8 

Electric Vehicle 
Charging Station 

A A A A A A A A A A A A A A A A A A A A  

Fuel Tank A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* Section 
60.300.020G.9 

Garage A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A*    Section 
60.300.020G.10 

Greenhouse A A* A* A* A* A* A A A A A       A A A Section 
60.300.020G.11 

Home 
Occupation 

A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A*    Section 
60.300.020G.12 

Outdoor Eating 
Area 

   A* A* A* A* A* A* A* A* A* A* A* A* A* A* A*   Section 
60.300.020G.13 

Recreational 
Vehicle Parking 

A* A* A* A* A* A* A* A* A* A* A*       A* A* A* Section 
60.300.020G.14 

Recycling Drop 
Box 

    A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* Section 
60.300.020G.15 

Related Service 
Facility 

A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* Section 
60.300.020G.16 
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Residence for 
Caretaker or 
Security Guard 

         A* A*       A* A* A* Section 
60.300.020G.17 

Residential 
Management or 
Sales Office 

 A* A* A* A* A* A* A* A* A* A* A* A* A* A* A* A*    Section 
60.300.020G.18 

Swimming Pool 
or Tennis Court 

A A* A* A* A* A* A A A A A A A A A A A A A A Section 
60.300.020G.19 

Urban Agriculture A A A A A A A A A A A A A A A A A A A A Section 
60.300.020G.20 

Temporary Uses 
Carnival or 
Festival 

T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* Section 
60.300.020H.1 

Contractor's 
Office and Yard 

T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* Section 
60.300.020H.2 

Food Truck T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* Section 
60.300.020H.3 

Garage Sale T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* Section 
60.300.020H.4 

Seasonal Sales T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* T* Section 
60.300.020H.5 

Storage 
Container 

T* T* T* T* T* T* T* T* T* A* A*       A* A* A* Section 
60.300.020H.6 
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Engineers  |  Architects  |  Planners  |  Scientists 

Short Elliott Hendrickson Inc., 717 Third Avenue SE, Suite 101, Rochester, MN 55904-7373 

507.288.6464  |  888.908.8166 fax  |  sehinc.com 

SEH is 100% employee-owned  |  Affirmative Action–Equal Opportunity Employer 

VOA Site 
Southeast Quadrant of Valleyhigh Road NW & 50th Ave NW 
April 12, 2023 
Rezoning Proposal 
R-3 Medium Density Residential Use 
 

Overview 

 The Volunteers of America National Services (VOANS) purchased the approximate 24.8-acre 

property at southeast quadrant of Valleyhigh Road NW & 50th Ave NW in 2023 and is proposing to rezone 

the property from Mixed Single-Family (R-1) to Medium Density Residential (R-3).  The property currently 

exists as agricultural land and has a land use designation of Medium Density Residential. 

 

The Volunteers of America National Services 

VOANS, founded in 1896, is a non-profit, human services organization servicing over 1.5 million 

people a year in 46 states, the District of Columbia, and Puerto Rico.  They serve a wide variety of clients 

facing challenges due to income, age, physical or mental disability, with a special focus on seniors. The 

dramatic projected increase in the number of older adults in the United States who are living longer with 

fewer resources, coupled with the emergence of managed healthcare, has created a demand for 

providers that can efficiently and skillfully integrate affordable housing, healthcare and other supportive 

services. VOANS is one of the few organizations with a proven track record in both serviced enriched 

affordable housing and senior care. 

Currently, the VOA operates the approximately 35-acre campus located in the NW quadrant of 

the intersection of 18th Ave NW and 55th St NW named “The Homestead”.  At that location, they have 

been providing a variety of levels of senior care from active living to memory care for almost 15 years. 

 

Property Outlook 

The developer is looking to rezone the property to R-3 to allow for multifamily construction on the 

property.  The VOANS has a strong desire to construct multifamily housing to service active senior and 

potential workforce  housing as well.  The first phase is currently in the planning stage and would likely 

consist of 2 – 100-unit multifamily buildings and a clubhouse amenity.  The first 100-unit building would 

serve active seniors.  The second building would either serve as an active senior facility or as workforce 

housing.  The remainder of the property is still very early in the planning stages.   

Action Items 

 The VOA attended a pre-development meeting for the proposed rezoning on February 2, 2023, 

and a Neighborhood Information Meeting on April 10, 2023.  With the submission of this application, the 

VOA and design team members from SEH, Inc and CRW Architecture plan to attend the May 10, 2023 

Planning Commission meeting and the June 5, 2023 City Council Meeting pertaining to the requested 

rezone. 
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Page 2 

See below for responses to the applicable sections of the Cascade Township Zoning Ordinance: 

 

Criteria for Rezoning Approval 

From the Unified Development Code (UDC) 

Section 60.500.040E.4 - Criteria for Rezoning Approval: 

 

a) General 

If the application is for any amendment to the zoning map other than an amendment of FPO district 

boundaries or the boundaries of Flood Fringe (FF), Floodway (FW), or Flood Prone (FP) subdistricts 

within the FPO district, the Planning Commission shall recommend for approval, and the City Council may 

approve a rezoning request if determines that the following criteria are met: 

1) The amendment must satisfy all of the following criteria: 

a) The permitted uses allowed within the proposed zoning district will be appropriate on the subject 

property and compatible with adjacent properties and the neighborhood. 

• The current land use as defined by the City of Rochester’s comprehensive plan is medium 

density residential.  The uses proposed within the R-3 zoning would be appropriate for this 

type of land use.  

b) The proposed amendment does not involve spot zoning. 

• The proposed amendment does not involve spot zoning as the property adjacent to the east 

is zoned R-3. 

 

2) In addition to the requirements in Section 60.500.040E.4.a.1), the amendment must satisfy at least 

one of the following criteria: 

a) The area, as presently zoned, is inconsistent with the policies and goals of the Comprehensive 

Plan. 

• The area currently zoned R-1 is consistent with the polices and goals of the Comprehensive 

Plan.  However, the land use is currently designated as Medium Density Residential.  

According to page 168 of Planning to Succeed: Rochester’s Comprehensive Plan Update, 

this land use is designated for developments ranging in density from 20-40 units per acre.  

The R-1 zoning designation does not allow for land uses of this density.  The R-3 zoning 

district would allow for multifamily housing and better fit the proposed density designated in 

the comprehensive plan.   

b) The area was originally zoned erroneously due to a technical or administrative error. 

• To our knowledge, the zoning of this property was originally zoned R-1 and was not zoned 

erroneously due to a technical or administrative error.  However, updates the City of 

Rochester’s land use plan have since allowed for an intensive land use. 

c) While both the present and proposed zoning districts are consistent with the Comprehensive 

Plan, the proposed district better aligns with the policies and goals of the Comprehensive Plan or 

other adopted City plans or policies, as determined by City Council; 

• Referring to Page 168 of the Comprehensive Plan, the development of medium density 

residential areas generally range be 20 to 40 units per acre.  Rezoning from R-1 to R-3 will 

better allow the comprehensive plan density goals to be achieved in the form of 

apartments/townhome/multi-family buildings rather than single-family homes.  Per Section 

60.200.0630B of the UDC, the R-1 zoning district is intended to maintain and promote areas 

of low residential density where the emphasis is generally on the development of single-

family dwellings of various styles. Per Section 60.200.030E of the UDC, the R-3 zoning 

district is appropriate for medium-density areas.  

d) The area has changed or is changing to such a degree that it is in the public interest to rezone to 

encourage development or redevelopment of the area consistent with the policies and goals of 

the Comprehensive Plan; 
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• According to the Comprehensive Housing Needs Analysis for Olmsted County, Minnesota, 

conducted by Maxfield Research & Consulting, Olmsted County needs 5,000 rental units and 

5,400 senior housing units by 2030.  Constructing multifamily housing utilizing R-3 zoning 

rather than single-family homes will better utilize the medium density land use and assist in 

providing the housing needed according to the study. 

e) The area includes lands identified as Decorah Edge and the amendment would provide for 

beneficial development that maintains typical urban density while preserving habitat and 

protecting processes that maintain groundwater quality and quantity. 

• Per the Olmsted County GIS Web App and per information provided by Olmsted County at 

the Pre-Development Meeting, Decorah Edge is not present on the property. 

f) The area includes lands identified on adopted City plans as an important natural or historic 

resource, and the amendment would provide for beneficial development that would protect those 

resources. 

• This property is not a historic resource  and is not located within the Heritage Preservation 

Overlay District. 

• The property likely contains wetlands through the drainage that runs through the site.  The 

developer intends to avoid and protect the wetlands as feasibly possible for the development 

of this property. 

 

b) Amendment of FPO District Boundaries or Internal Designations 

If the application is for an amendment of FPO district boundaries or the boundaries of Flood Fringe (FF), 

Floodway (FW), or Flood Prone (FP) subdistricts within the FPO district, the following criteria shall apply 

instead of those in Subsection a above. The floodplain designation shall not be revised or removed from 

floodplain areas unless: 

• Per data provided by Olmsted County, MN GIS Web App, this is not applicable as the 

aforementioned property is not in a FPO district boundary, boundary of FF, FW, or FP 

subdistrict within the FPO district. 

 

Sincerely, 

 

 

 

 

Connor R. Burke, PE 

SHORT ELLIOTT HENDRICKSON, INC. 

C/o: Jon Clevenger 

CC: Alex Berlick 

       Teresa McCormack 
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Agency Review Comments 

Application No: CD2023-004ZC  

  
 

 

  

     

5/1/2023 County Environmental 
Resources 

   

  

     

4/27/2023 County Long Range Planning    

 Property is located in Zone D of the FEMA mapped Floodplain, this is an area of unknown risk and a lender 
may require flood insurance. There are no known flood impacts on the property except there are floodplain 
soils located around the drainage ditch that runs through the middle of the property. The proposed buildings 
are not located within the floodplain soils. 
See attached comment in Accela software. 

     

5/4/2023 County Property Records    

 Agency did not submit comments. Closed By Script 

     

4/28/2023 County Public Works    

 Provide information on how the rest of the property will gain access from the public roadway system. 

     

5/4/2023 DNR    

 Agency did not submit comments. Closed By Script 

     

4/18/2023 LGU    

 A wetland delineation is on file for this property (R2015-007WET). However, it has expired and must be re-
evaluated and a new delineation submitted. 

     

4/28/2023 Public Works Review    

 See attached comment in Accela software. 
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TO: Community Development 
 4001 West River Parkway NW, Suite 100 
 Rochester, MN  55901-7090 
 
FROM:  Mark E. Baker 
 
RE:   Volunteers of America National Services Zone Change 
        (PIN 73018) 
 
DATE:  4/28/23 
 
Rochester Public Works has reviewed application CD2023-0034C by Volunteers of America 
National Services to change the designation of 24.8 acres of land from R-1 to R-3 Residential.  
The following are Public Works’ comments for this application:   
  

1. The City has approved City Project J7773 to provide trunk sanitary sewer that will 
serve this site and allow for full development of the site.  Project J7773 will begin in 
May 2023, and is expected to be substantially complete by the end of 2023.  The 
property owner is required to provide the necessary permanent and temporary 
easements needed to complete Project J7773 to serve Owner’s property.   

 
 
 
 
Sent to Planning Department via Accela only. 
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From: Schnell, Tracy (DOT) <tracy.schnell@state.mn.us>
Sent: Monday, May 1, 2023 10:38 AM
To: Community Development Department
Cc: Wayne, Kurt (DOT); Schnell, Tracy (DOT)
Subject: Development Application CD2023-004ZC 

[EXTERNAL SENDER]: Do not open links/attachments if uncertain about the sender and never give out your user id and 
password. 

This proposal appears to have no significant impact on MnDOT roadways and is acceptable to MnDOT.  

 Application Number: CD2023-004ZC 
 Description: Zone Change #CD2023-004ZC, by Volunteers of America National Services, to change the Zoning 

District designation of an approximately 24.8-acre site from R-1 Mixed Single-Family to R-3 Medium Density 
Residential. The property is located at the southeast corner of the intersection of Valleyhigh Rd. NW and 50th 
Ave. NW. 

Thanks, 
 
Tracy Schnell 
Senior Planner | District 6 
 
Minnesota Department of Transportation 
2900 48th Street NW 
Rochester, MN 55901 
C: 507-259-3852  
mndot.gov/ 
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MINUTES 

Volunteers of America Site - Neighborhood Information Meeting 

April 10, 2023 

6:00 PM 

Berean Community Church - 3157 Kenosha Dr NW, Rochester, MN 55901 

Also Virtual via MS Teams 

 

 The Community Development Director provided mailed postcard notices of the NIM and meeting 

information was made available on the City’s website. 

 

Presenters:  

  Jon Clevenger – VOA 

  Teresa McCormack - CRW   

  

Attendees:         

Alex Berlick – SEH 
Connor Burke – SEH  
In-Person – 2 Individuals 
Via Teams – 0 Individuals 

     
  

 

Questions: 

 

• Will there be a pond? 

o Yes, there will be a pond for stormwater. 

• What is the timeline for start of construction? 

o The plan is to have rezone approved in June. 

o Fall 2024 would be earliest construction date for Phase 1. 

o Phase 2 would follow completion of Phase 1. 

• What do you know about the proposed sanitary sewer extension? 

o The City is currently in discussions on where and when the extension will take place. 

• How long will construction last? 

o 12 to 14 months per building.  The timeline largely depends on site grading activities. 

• Is there anything additional on the property planned other than senior housing? 

o Nothing further planned as of now. 

 

SEH believes that this document accurately reflects the business transacted during the meeting. If you have any 

further questions regarding the meeting please contact Connor Burke with SEH at cburke@sehinc.com or by 

phone at 507.316.6628. 
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MEETING DATE:
May 10, 2023

ORIGINATING DEPT:
Community Development

AGENDA SECTION:
Public Hearings

PRESENTER:
Desmond McGeough

REQUEST FOR ACTION

Land Use Plan Amendment No. CD2023-002CPA by
City of Rochester

6.B

 

 

 

Action Requested:
Recommending approval of Land Use Plan Amendment No. CD2023-002CPA, by the City of Rochester,
to amend the Land Use Map classification on a 120-acre site, located at the northeast corner of 55th St
NW and 18th Ave NW, from Low-Density Residential to 20 acres of Medium-Density Residential and
23.76 acres of Commercial and Business Development.

Report Narrative:
The City of Rochester initiated a Land Use Map Amendment to change the Comprehensive Land Use
Map designation on a 120-acre site from Low-Density Residential, to Medium-Density Residential and
Commercial Land Use.

 
The Community Development Team recommends the addition of 20 acres of Medium Density
Residential Land and 23.76 acres of Commercial Land to the City's Comprehensive Plan Land Use Map.
The remaining land is recommended to maintain the Low-Density Residential Land Use classification.
This is approximately 48 acres less Medium Density Residential Land than requested by the property
owner.
 
On February 6, 2023, City Council voted 4-3 to direct the Community Development Team to analyze the
120-acre site for Medium Density Residential and Commercial Land Uses. During the review of the site,
the Community Development Team analyzed the City's Comprehensive Plan, the 2020 Maxfield Housing
Study, multi-family development projects since 2020, projects in the development "pipeline", and the
existing vacant land inventory that would permit multi-family development (appropriately zoned land with
access to city utilities and infrastructure). The result of the Community Development review is that the
City is not lacking vacant land inventory to meet the City's 2023 multi-family/senior housing unit goal by
2030, as identified in the Maxfield Study. It is recommended that a large-scale amendment to the Land
Use Map (68 acres) will negatively affect the City's Land Use and Transportation Framework by
hindering opportunities to establish needed densities along the Primary Transit Network (PTN) corridors
in a timely manner by drawing potential medium density residential development away from the PTN.  
 
Community Development does support a small-scale Land Use Plan Amendment to add 20 acres of
Medium Density Residential land inventory to the City. A small-scale amendment is not anticipated to
have the same negative impacts on the City's Primary Transit Network corridors as a large-scale
amendment. In addition, the site is near existing low-density and medium-density residential
developments and has access to regional transportation facilities and city utilities. The subject
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amendment will also expand housing diversity in this part of the City, providing additional opportunities
for senior and general occupancy multi-family housing.

Priorities & Foundational Principles:
Economic Vibrancy & Growth Management

Policy Considerations & DEI Impact:
This Land Use Plan Map Amendment achieves the Comprehensive Plan Core Principals of emphasizing
fiscal sustainability and expanding housing diversity.

Fiscal & Resource Impact:
All development costs will be the responsibility of future development projects and will be outlined in a
development agreement and/or City-owner contract.

Prepared By:
Desmond McGeough

Attachments:
CD Memo - CD2023-002CPA
Notification Map - CD2023-002CPA
Location Map - CD2023-002CPA
CD Land Use Plan Exhibit - - CD2023-002CPA
CD Demand & Land Use Inventory Assessment - CD2023-002CPA
Owner Land Use Exhibit - CD2023-002CPA
Owner Narrative-Market Study - CD2023-002CPA
Review Comments - CD2023-002CPA
Public Comments - CD2023-002CPA
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1938323/Staff_Report_CD2023-002CPA_Final_Draft.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1937527/1__Notif_Map_CD2023-002CPA_Ward_6__350_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1937528/2__Location_Map_Exhibit.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1938871/3__Recommended_Land_Use_Plan_Amendment_Exhibit.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1937530/4__Community_Development_MFR_Demand___Land_Use_Inventory_Assessment.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1937531/5__Property_Owner_Land_Use_Exhibit.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1937532/6__Property_Owner_Narritive-Market_Study.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1937533/7__ReviewComments.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1937554/8__Public_Comment_Rochester_Area_Chamber___RAEDI.pdf


 
 

City of Rochester, Minnesota 
4001 W River Parkway NW, Suite 100 
Rochester, MN 55901-7090 

Phone:  507-328-2950 
Fax:  507-328-2401 
Email: CommunityDevelopment@rochestermn.gov 

ROCHESTER PLANNING COMMISSION                                                May 10, 2023 

Prepared by:          Rochester Community Development 

Request:                 City Initiated Land Use Plan Amendment to review Medium Density 

Residential Land Use and Commercial Land Use on an 120-acre 

acre site. 

 Ownership Request to amend 120 acres of the City’s Land Use Map 

from Low-Density Residential, to 68 acres of Medium Density 

Residential and 24 acres of Commercial and Business Land Use. 

Location:               The subject site is located at the northeast corner of 55th Street NW 

and 18th Avenue NW (PIN #084739, 084738, 057185, 057182) 

Property Owners:  Danielson Family Farms 

Applicant: City of Rochester  

COMMISSION AND COUNCIL SUMMARY 

Application Type: Land Use Map–Comprehensive Plan Amendment (CPA)  

What is Considered: Under a City Initiated Land Use Plan Amendment (any Amendment 

over 10-acres in size) the Development Review Team reviews a site for conformance with 

the Comprehensive Plan.  

The P2S Comprehensive Plan, Section 4, provides the applicable criteria to be 

considered by the Commission and Council when evaluating a land use amendment. 

Consideration shall be provided to issues such as whether a proposed change addresses 

an unanticipated shortages of a particular land use, Land Use and Transportation 

Integration strategies, utility and transit infrastructure costs of the potential change, urban 

development suitability of the property when considering natural features and constraints, 

and impact to the existing land supply under the current designation.  

Site development considerations such as architecture, site layout, building orientation, 

site landscaping, open space, site parking, screening and the aesthetic character are not 

criteria considered in review of a Land Use Plan Amendment application. 

Development Review Team Recommendation:  Approval of 20 acres of Medium 

Density Residential Land Use and 23.76 acres of Commercial Land Use. 

The Development Review Team supports amending the City’s Land Use Map to add 20-

acres of Medium Density Residential and 23.76-acres of Commercial Land Use to the 

City’s existing inventory. It is recommended that the remaining 72 acres located within 

the review area maintain the Low-Density Residential Land Use.   
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Community Development 

Recommendation 
Ownership 

Request 
Existing 

Medium Density 
Residential  

20 acres 68 acres - 

Commercial 24acres 24 acres - 

Low-Density 
Residential 

72acres 28 acres 120 acres 

Total 120 acres 120 acres 120 acres 

 

The Community Development recommendation is based on the following: 

Current Demand 

The Amendment provides opportunity for 20 additional acres of senior housing, which 

is presently needed in the City. Adding more than twenty acres of Medium-Density 

Residential Land Use may negatively impact the City’s investment in the Primary 

Transit Network, including LINK, and the 2022 City Initiated Land Use Plan Amendment 

that included 116 acres of Medium Density Residential Land Use to facilitate the 6G 

Mod Sewer Expansion Project.  

Amendment size  

A 44-acre change to the overall City land use composition for LDR classified property 

not a substantial change. Staff believes a change to 20 acres of property to MDR and 

24 acres to CBD will not negatively affect the goals and objectives of the “Land Use & 

Transportation Framework” or be a detriment into implementing the City PTN corridors. 

Adding more than 20-acres of MDR is large enough to negatively impact the City’s 

investment in the Primary Transit Network and the 6G Mod Sewer Expansion. 

 

Location 

Overall, the property is on the City fringe and without abutting future Primary Transit 

Network (PTN) access. While the site is far from the PTN and future high frequency 

transit, it is suitable for small scale MDR and CDB uses along the arterial corridors and 

will expand housing diversity of the area.  

 

Comprehensive Plan Principals 

Expensing Housing Diversity and Infill Development 
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COMMUNITY DEVELOPMENT ANALYSIS 

Background 

In November 2022, the property owner’s land use consultant approached the Community 
Development Team to inquire about the feasibility of changing the designation on 
approximately 120-acres of land designated for Low Density Residential (LDR) to 67.86 
gross acres of Medium Density Residential (MDR) and 23.76 gross acres of Commercial 
and Business (CBD). The remaining 28 acres of the site was proposed to maintain the 
Low Density Residential (LDR) land use classification. Since the proposed 120-acre Land 
Use Plan Amendment exceeded the 10-acre maximum size for an owner initiated Land 
Use Map Amendment application, it  could not be considered until such time when the 
City initiates a Land Use Plan Amendment through periodic review of the Comprehensive 
Plan (5 Year Inventory Review).  

On February 6, 2023, City Council voted 4-3 to direct the Development Review Team to 

analyze the site for Medium Density Residential and Commercial Land Uses on the 120 

acre site, outside of the 5 Year Inventory Review. 

Analysis 

The Community Development Team supports reclassifying 20 gross acres to MDR land 
use and 23.76 gross acres of Commercial land use (43.76 total acres total). The 
remaining 72 acres is recommended to keep the existing Low-Density Residential Land 
Use. It is important to note that this is less than the ownership team’s request for 68 acres 
of MDR inventory.  

This recommendation is provided after reviewing and analyzing the following information:   

 
• Developed/current multi-family projects in the pipeline occurring after the 2020 
 Maxfield Study 

• Property owner market study analysis 

• 2020 City of Rochester TOD Study 

• Rochester’s Comprehensive Plan  

• Vacant Medium Density Residential (MDR) property within the City  limits or 
 within  the “Near Term Urban Expansion” area that can be served with utilities 

• Vacant MXT (Mixed Use – Transit Oriented) zoned properties that can be served 
 with utilities.   

• Vacant “Mixed Use” Comprehensive Land Use Designations. 

• Comprehensive Plan Goals and Objectives. 

• Land Use Plan Amendment Criteria. 

 

Land Inventory Need 

The City is not deficient in land zoned appropriately for Medium-Density Residential 
(Multifamily) development.  
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The Community Development Team recognizes current demand for the more multi-family 
units in the City as outlined in the 2020 Maxfield Study. The study projects the need for 
10,521 additional multi-family units between 2020 and 2030. Since completion of this 
study, staff estimates approximately 4,647 units have been developed, are developing, 
or have been reviewed at a predevelopment meeting. For purposes of this report, the 
aforementioned units are identified as multi-family residential units in the development 
“pipeline”. Under the assumption that all anticipated units in the pipeline are developed 
by 2030, there is a projected need for an additional 5,874 multi-family units by 2030. While 
the 2020 Maxfield Study addresses the demand quantity for units, it does not examine 
the current availability of land that can accommodate that demand.  

The first criteria for a land use plan amendment identifies that a proposed amendment 
will address an unanticipated shortage of land designated and available for a proposed 
type of land use as evidenced by a detailed and objective market analysis.  In considering 
whether there is a current shortage of land, an inventory of available land to meet that 
demand must first be evaluated.   

Existing available vacant land to meet that demand have the following characteristics: 
located within the Rochester Service Area, correct zoning district designation or 
comprehensive plan land use classification, located within the City or “Near Term Urban 
Expansion” Growth Management Map areas, and ability to be served by existing or 
planned public utilities and infrastructure.  Upon accounting for existing land use inventory 
that can meet the demand, Community Development estimates there is approximately 
208 available vacant acres ready to meet that demand, which could accommodate an 
estimated 4,765 units.   

Upon accounting for units already in the pipeline (4,647 units), and available land to meet 
the future demand not current in the pipeline (4,765 units), there is a total of 9,412 units 
provided that would be accounted toward meeting the 2030 demand for multi-family 
residential units. Therefore, the City of Rochester Service Area would still require 1,109 
units of the projected 2030 demand for multi-family development. This equates to a 
deficiency of 50.4 acres (at 22.0 dupa) of multi-family land use inventory. However, 
“Mixed Use” land use classifications in the Comprehensive Plan or Mixed Use Zoning 
Districts have not been included in the vacant land inventory. If these lands were 
considered, Community Development believes that the needed inventory (50.4 acres) 
can be provided by existing land zoned for multi-family development.  

 

Land Use & Transportation Framework   

The Comprehensive Plan promotes strategic implementation of the land use plan in 
ways that support of the goals of developing multi-family housing along the Primary 
Transit Network (PTN) and in mixed-use zoning districts. A 20 acre Medium Density 
Residential Development is not anticipated to negatively affect the PTN. Alternatively, a 
68 acre addition of Medium Density Residential Land Use would compromise the City’s 
investment in the Primary Transit Network framework, as well as investment in the 6G 
Sewer Mod Sewer Project. 
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The Comprehensive Plan lays out a framework for integration of Land Use and 
Transportation. The framework includes establishing an increasing share of development 
towards the City core, enhance the sustainability of existing infrastructure investment by 
reducing the pace at which infrastructure systems need to be expanded, and make more 
efficient use of existing infrastructure. One of the critical implications of this strategic 
approach to future growth is to recognize the level of land use intensification needed to 
support the goal of higher frequency, higher quality transit service. For higher frequency 
transit service to succeed, a minimum level of housing or employment intensity along 
major transit corridors is needed to create the level of trips that can lead to increased 
ridership.  

Success of this approach will depend on backbone of higher frequency, high quality 
transit service that will connect major destinations in the city to the central business district 
and to each other. This series of transit oriented corridors and activity centers will provide 
the opportunity to combine increased levels of residential population with employment 
sites and shopping options, supporting transit and enhanced pedestrian accessibility with 
a highly linked mix of both trip origins and destinations. 

One of the cornerstones of the Comprehensive Plan framework is implementation of the 
Primary Transit Network, also known as “PTN”.   The pattern of land use and the network 
of transportation facilities and services are key elements influencing how the city will grow.  
The feasibility of the PTN is impacted by the intensity of development and mix of land 
uses in an area. To enable transit to serve a greater role in meeting the travel needs of 
people, the type and design of land use must create the conditions that will support transit 
service. The pattern and form of development along with the type of land use affects the 
ability to serve local travel demand by walking and biking.  

Since the site is located over a mile from the 37th Street / 41St Street PTN corridor, staff 
finds the requested quantity of MDR land (68 acres) does not further Vision, Principles 
and Goals of the Land Use & Transportation Framework as outlined in the 
Comprehensive Plan, and could compromise strategies identified in the plan to implement 
the Primary Transit Network.  

The Land Use Plan Amendment proposed by the owner (68 acres) could develop 
approximately 1,200 units at this location. The potential for 1,200 multi-family units 
outside of the PTN will hinder opportunities to establish needed densities along PTN 
corridors in a timely manner by drawing potential medium density residential development 
away from the PTN.   
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Primary Transit Network (PTN) with Valleyhigh Extension 

 

Comprehensive Plan Key Priorities 
1. Integrate Land Use and Transportation 

The site is located on 55th Street NW, a median-divided 4-Lane Primary Arterial corridor 

connecting Broadway Avenue to Highway 52. The site is in close proximity a large City 

Park to the south and Overland Elementary School to the east. The proposed amendment 

to 44 acres of MDR and CBD has been carefully weighed to consider better use of the 

existing utility and roadway infrastructure in the area while not including too much density 

and intensity, which would negatively influence the implementation of the PTN. 

2. Fiscal Responsibility 

The subject site is on the fringe, however urban development also surrounds the site to 

the west and south and large lot “suburban development”, which is not expected to be 

brought into the City, is located immediately to the north. Regional transportation facilities, 

along with water and sewer infrastructure investment has already been made within the 

55th Street NW corridor development. Some additional density and intensity will make 

better use of those existing public facilities, which will have a positive impact on the 

viability of the City’s infrastructure and is in line with the City’s goal of fiscal sustainability.  

3. Expand Housing Diversity 

The Comprehensive Plan calls for communities with walkable neighborhoods, a variety 

of housing options, and transportation choices. The proposed amendment will allow for 

the construction of multi-family buildings, which will increase the diversity of housing 

choices in the area. The remainder of the site would remain low-density residential and 

could be developed with single family lots, duplex, triplex, and quad developments that 

could create a mix of housing styles and densities on the 120-acre site. 
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The predominant land use of the area is currently single-family housing, though there is 

existing Medium Density Residential Development apartments to the south, along with 

townhouses and senior housing to the west. This amendment will provide a reasonably 

moderate sized addition to the multi-family residential housing opportunities in the area.  

Other Considerations 

Medium density residential is suitable where land is appropriate for residential use but a 
gradual transition from low density residential use to other higher intensity use is desired 
or appropriate, or where other site characteristics such as proximity to higher volume 
roadways make use of the site for lower density residential use undesirable. 
Characteristics desired of Medium Residential sites would include; convenient access to 
public transit, reasonable access to open space and schools; ability to be utilized as a 
buffering agent between differing levels of intensity.  Medium Density Residential should 
be in close proximity (½ to 1 mile) to employment centers or high activity/amenity locations 
such as near parks, recreation areas major institutions and near neighborhood or 
community shopping facilities.    

At the present time, there is no major employment, shopping, or civic activities in the 
vicinity. However, Essex Park is located on the south side of 55th Street, Overland 
Elementary is located 1,600 feet to the west and there is vacant mixed use zoning on the 
south side of 55th St NW between 18th Avenue and 25th Avenue for future commercial 
development and shopping opportunities.  

 

COMMUNITY DEVELOPMENT REVIEW 

 
Adjacent Land: 

 
North:     Zoned R-1 (mixed single family- Olmsted County) 

and RA (Rural Residential – Olmsted County) and 
has large lot rural residential development The 
subject property is located in “Suburban 
Residential” Growth Management classification, 
which is not intended to be brought into the City 
of Rochester Service Area .  

 
East:    Zoned A-4 (Olmsted County).  Subject area is 

currently undeveloped with no current agriculture 
apparent 

 
South:    Zoned MXS (Mixed Use Street), R-2 (low-density 

residential small lot) and R-3 (Medium Density 
Residential). Developed with apartments, 
townhomes and a mortuary. 

 
West:     Zoned MXS, R-2 and R-3. Developed with senior 

housing apartments, and an undeveloped mixed-
use parcel. 

 

42



8 CD2023-002CPA 
 

Roadway & Access: 
 

It is anticipated that the property will be permitted to 
provide one direct access to 55th St NW on the south side.  
Access the property will be from the future extension of 
37th Ave NW on the east side, Freedom Dr. NW on the 
west side or perhaps from both public streets. Specific 
access location will be reviewed at the site plan stage of 
development. 
   

Public Infrastructure:  Presently, public facilities (Public Roadways, Sanitary 
Sewer, Water, and Storm Water Management Facilities) 
exist to service the site.   The property can be served with 
a gravity fed system into the Kings Run Sewer Subdistrict 
and will be reviewed in detail during the site design stage 
of development.  
 

All Land Use Map amendments shall be evaluated for consistency with the following 

criteria (staff findings in BOLD) 

1. The proposed amendment will address an unanticipated shortage of land designated 

and available for a proposed type of land use as evidenced by a detailed and objective 

market analysis commissioned by the City with costs covered by the applicant. 

 

2. The proposed amendment is consistent with the goals and strategies of the Integrated 

“Land Use and Transportation Framework” 

 

3. The impact of and cost to municipal or regional utility agencies and on existing road 

and transit infrastructure as a result of the proposed land use change have been 

considered. 
 

4. An assessment of natural features on the proposed site has found that that site is 

suitable for urban development. 

5. The proposed redesignation will not adversely affect the supply of land designated for 

the type of land use the area in question is currently planned for. 

 

6. The fiscal impact of the proposed amendment is judged to have a positive net benefit 

to the community. 

 

7. The proposed Land Use Map amendment is consistent with and help further Vision, 

Principles and Goals of the P2S 2040 Comprehensive Plan, and not compromise the 

direction of the plan to create an integrated land use and   transportation vision or 

compromise the strategies identified in the plan to implement the Primary Transit 

Network. Characteristics of uses in the proposed land use plan category as described 

in Tables 2-6 through 2-10 are compatible with surrounding land use classifications; 

LAND USE PLAN AMEDMENT REVIEW 
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and the locational characteristics and transportation features of the site are consistent 

with the locational and transportation factors described in Tables 2-6 through 2-10 for 

the proposed land use. 

 

8. Where the proposed amendment involves the redesignation of land currently in a Non-

Residential Area (Commercial & Business Development, Industrial Development, 

Small Employment Development) to a category of Residential Development or 

otherwise considered for Residential land uses, the following considerations should 

apply: 

 

9. The proposed amendment is consistent with community goals and policies as 

expressed in other adopted plans of the city. 

The Development Review Team recommends that all Land Use Plan findings are 

met to amend the Land Use Plan to add 20 acres of Medium Density Residential 

Development Land Use and 24 acres of Commercial Land Use. 

The Development Review Team finds that the Land Use Plan Amendment criteria 

cannot be met to add more than 20-acres of Medium Density Residential Land Use 

to the existing land use inventory. Specifically, adding more than 20-acres of MDR 

Land Use does not meet Criteria 1, 2, 5, 6, 7, and 9. 

ATTACHMENTS 
 

1. Notification map 

2. Site vicinity map 

3. Proposed Land Use Amendment Exhibit  

4. Community Development Land Use Inventory Assessment  

5. Property owner’s amendment request exhibit  

6. Property owner Market Analysis 

7. Referral Agency Comments 
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Sources: Esri, Airbus DS, USGS, NGA, NASA, CGIAR, N Robinson, NCEAS, NLS, OS, NMA, Geodatastyrelsen, Rijkswaterstaat, GSA, Geoland, FEMA, Intermap and the GIS user community, Sources: Esri, HERE, Garmin, FAO, NOAA, USGS, © OpenStreetMap contributors, and the GIS User Community

This document is not guaranteed to be 508C. For accessible maps, please contact the author or Olmsted County GIS. Olmsted County is not responsible for omissions or errors contained herein.  If discrepancies are found within this map please notify Olmsted County GIS at (507) 328-7100, Olmsted County Planning
Department, 2122 Campus Drive S.E., Ste. 100, Rochester, Minnesota  55904.
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Location Map

Rochester City Limit

Application Location

2 Miles

Sources: Esh. HERE Oarmin. USGS. I"termap. INCREMENT P.
TjRCan. Esri Japan. METI Esri China (Hong Kong). Esri Korea Esri
(Thailand). NGCC. (c) OoenStreetMao contnoutors and t^e GIS User
Commu'Mty. Esri. HERE. Garmin, (c) OoenStreetMao ccrtrioutors, ard
the GIS user community
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COMMUNITY DEVELOPMENT MFR DEMAND & 
LAND USE INVENTORY ASSESSMENT 

 

 

May 4, 2023 
 

#CD2023-002CPA 

City Initiated Land Use Plan Amendment – NEC 55th St. NW & 18th Ave NW 
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 1 

 

Overall Multifamily Demand, 2020 – 2030 - City of Rochester Subdistrict  
  (2020 Olmsted County Maxfield Study) 

For-Sale Multi-family Demand,    1,805 

Rental Demand  

 Market Rate   2,715 

 Affordable    1,131 

 Subsidized       679  

 Total Rental:   4,525  

 

Multi-Family Demand:  6,330 Units 

 

Senior Housing Demand:  4,191 Units  

 

Total Demand 2020-2030: -         10,521 Units  (MFR Owner, MFR Rental + Senior)  
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 2 

 Transit-Oriented Development Planning Study 2020 (Link 2nd St. Corridor) 

There is upper range demand for 3,250 market rate and 2,400 affordable multifamily units over the next 

20 years to 2040 in the study area. (5,650Total)  This includes phase one of the Locally Preferred 

alternative from the Mayo West Lot to Downtown, and a later phase south of Downtown 

 

 
 

 
 

Upper demand range MFR RENTAL 2nd St. Link (TOD Study) – 5,650 units by 2040 

for mapped area identified above 
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 3 

SUPPORTIVE MFR in “LINK” TOD since 2020 Maxfield Study 

(2nd St. TOD Study Area) 
Early Planning (**not counted in pipeline units) 

Project Units 

West Transit Village 800 

Waterfront Small Area Plan 3,100 

Total 3,900 

 

Completed, Developing  or Approved Projects since 2020 

Project Status  Units 

Citywalk CUP Approved 131 

Enclave (YMCA Site) SDP in Review 219 

 Total 350 
 

Recent Predevelopment Applications 

Status  Units 

SDP Submittal imminent  305 

Predevelopment Held 125 

Predevelopment Held 144 

Total 574 
                     

Tentative Pipeline Units LINK                              
(2nd st TOD) 

Total Units  924 

 

SUPPORTIVE MFR -PTN Phase I - since 2020 Maxfield Study 

(Broadway TOD Corridor) 
Completed, Developing  or Approved Projects since 2020 

Project Status  Units 

Bryk Complete 180 

Bishop Site (Stencil) Developing 112 

Benaiah Developing 75 

 
Total 367 

 

Pipeline Units- Broadway Phase I PTN 

Total Units  367 
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SUPPORTIVE MFR -PTN Phase II - since 2020 Maxfield Study 
(16th St/Valleyhigh TOD Corridor) 

Completed, Developing  or Approved Projects since 2020 

Project Status  Units 

Perkins Site (Stencil) CUP Approved 90 

 
Total 90 

 

Pipeline Units Broadway  Phase II PTN 

Total Units  90 

 

 

PTN Phase III - since 2020 Maxfield Study 
(41st St TOD Corridor) 

Phs III Completed, Developing  or Approved Projects since 2020 

Project Status  Units 

41st Ave Apartments Developing 140 

 Total 140 

 

Pipeline Units Phs III PTN 

Total Units  140 

 

Future PTN - Valley High Extension - since 2020 Maxfield Study 
(Recent City LUPA) 

FUTURE Valleyhigh PTN Recent 
Predevelopment Applications 

Status  Units 

SDP Submittal imminent  200 

Predevelopment Held 600 

Predevelopment Held 245 

Total 1,045 

 

Pipeline Units FUTURE Valleyhigh PTN 

Total Units  1,045 
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 5 

 

NON TPN MFR Development since 2020 Maxfield Study 
Completed, Developing  or Approved Projects since 2020 

Project Status  Units 

Technology Park II Constructed 141 

VUE North (Hillside Crossing) Approval Imminent  188 

Maine Heights Phase II  Constructed 194 

The Lodge Developing 189 

Northern Heights Developing 66 

Bakery Flats Zone Change Approval 210 

Flats on Felty SDP Approval imminent  234 

** Manor Hills Apv Contested (not counted) 72 

Harvest Square Tnhouses Platted  30 

Hawkridge South Tnhouses GDP/Zone change approved 90 

 
Total 1,342 

 

Recent Predevelopment Applications 

Status  Units 

Predevelopment Held 224 

Predevelopment Held 276 

Predevelopment Held 200 

Submittal imminent  111 

Predevelopment Held 48 

Total 859 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Tentative Pipeline Units - Non TPN Projects 

Total Units  2,071 
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 6 

 

“In Pipeline” Total  

Project Units Percent 

LINK TPN (2nd Street) TOD 924  

TPN Phase I 367  

TPN Phase II  90  

TPN Phase III 140  

TPN Valleyhigh Future 1,045  

  TOTAL Pipeline TPN Units 2,566 55.2% 

   

TOTAL Non TPN Units  2,081 44.8% 

   

TOTAL UNITS IN PIPELINE 4,647 100%  

 

 

 

 

2nd St Corridor Study  VS All Others Demand 

Project Units % Expected 
demand by 

2040 

Less units than 
2040 expectation 

% toward 2040 
demand expectation 

LINK (2nd St) TOD 924 19,9 % 4,526 3,602 20.4% 

Outside LINK  3,723 80.1% ----------------- -- -- 

   -  - 

TOTAL IN PIPELINE 4,647 100% -   

 

 

 

 

2020 Olmsted County Maxwell Housing Study -  2020 -2030 MFR Demand 

Project Units Units in Pipeline Current % toward 2030 
demand projection 

For-Sale MFR Demand   1,805 Units - - 

Rental MFR Demand 4,525 Units - - 

Senior Housing Demand    

Total 10,521 Units 4,647 Units 44.2% 
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Considerations & Conclusions  
Key Takeaways: 

 

1) FOR THE CITY OVERALL  Assuming all anticipated projects in pipeline develop, there is the 

current need for an additional 5,874 Units by 2030. 

 

2) There is 186 acres of vacant MDR property in current boundary or Near Term @ 22 dupa =  

4,092 units can be addressed by existing MDR 

 

3) There is 2.11 acres of vacant HDR property in current boundary or Near Term @ 80  dupa =      

169 units can be addressed by existing HDR 

 

4) There is 20.14 acres of vacant MXT zoned property  @ 25 dupa =                                                     

504 units can be addressed by existing vacant MXT 

5) Only vacant MX-T property has been considered (Other mixed use districts such as MXG.MXS, 

MSC, MXI can accommodate MFR) 

 

6) Vacant, serviceable Mixed Use Transportation Oriented Center or Mixed Use T 

 

7) Large projects on the horizon include West 2nd St TOD (West Lot), Downtown Zumbro and 

AMPI/KMART Redevelopment site. (these projects were not included as ac vacant acreage or 

unit calculations).  This would constitute a total of 3,900 units that have not be considered in the 

pipeline that could potentially be developed,in part, by 2040 

 

Vacant MDR:   186 ac @ 22 dupa    = 4,092 units 

 

Vacant HDR:  2.11 ac @ 80 dupa   =     169 units 

 

Vacant MX-T  20.14 ac @ 25 dupa    =     504 units 

 

Existing vacant land inventory can accommodate = 4,765 units 

 

Deficient 1,109 units (5,874 additional units currently needed outside pipeline) 

or, at 22 dwelling units per acre, currently deficient 50.4 acres.  Much which can 

be provided by vacant mixed use zoning designations and vacant Mixed Use 

Comprehensive Plan Land Use Classifications. 
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Vacant MDR parcels  

 
 

 

 
 

 

 

 

 
 

PIN # square feet Notes

78542 43,787 N of the Gardens

53959 2,449,380 Senica  Si te

80596 158,426 N of Flats  on Felty

76590 396,376 E of Flats  on Felty

10308 272,148

6.40123E+11 6,553 infi l l

6.40123E+11 6,553 infi l l

7.43431E+11 226,430 W of Quarry Ridge

7.42231E+11 26,824 infi l l

741521087346 458,704 Javon 

741522057646 442,296 Javon 

742012080493 166,923 Badger Hi l l s

7.42021E+11 256,875 Badger Hi l l s

7.41734E+11 324,803 E of Pines

742032073018 740,520 VOA future phases

742031069061 137,688 infi l l

742034066646 139,374 infi l l

742023082377 397,681 Lupa Property

742023082378 126,366 COR / Lupa property

752414035210 348,753 Lupa Property

752411082669 102,891 Lupa Property

7.52411E+11 862,404 Lupa Property

8,091,755       185.76 acres (No ROW)
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February 20, 2023  

 

City Council 

City of Rochester 

201 4th Street SE 

Rochester, MN 55904 

 

Dear City Council, 

 

Anthony Properties is currently pursuing the annexation and rezoning of approx. 115 acres 

located at the northeast corner of 55th Street NW & 18th Avenue NW, also known as the “Danielson 

Farm”.  AP has identified the Rochester market as an ideal place to integrate more housing stock, 

including market rate apartments, low-density housing, senior housing, and also commercial 

neighborhood support services.   

Our analysis of the Rochester market and the demand for more housing is supported by 3rd 

party reports including the Maxfield Housing Study and CoStar Market Reports.  We also rely on Claritas 

demographic software to analyze potential markets, and the Rochester demographic statistics are 

strong and show good continued projected growth for the next 5 years.  According to the Maxfield Study 

which was completed in 2020 and accounting for other projects that have been completed or are under 

construction that were not included in the Maxfield Study, we have internally calculated that there is 

remaining demand for an additional 1,734 Market Rate Rentals and 1,334 Active Adult Market Rentals.  

That housing demand is also supported by our demographic software projecting Olmsted County adding 

6,239 population in the next 5 years (growth rate of 3.76% compared to the national average of 2.14%).  

Although the economy is in a period of challenging macro-economic conditions, we believe the 

Rochester market is one in which we can still succeed.  On a positive, Rochester has a significant share of 

employment in the healthcare industry, which is historically known to exhibit greater stability during 

recessionary periods.  According to CoStar, the Rochester market for multi-family currently has a 

vacancy rate of 4.9%, well below the national rate of 6.5%, which signifies pent up demand for more 

multi-family housing in the market. 

AP is a fully integrated real estate company organized to design, construct, and lease 

commercial and residential developments beloved by residents and the communities where they reside.  

AP’s strategy is as simple as it is unique, to build destinations from the ground up in order to own and 

operate them over the long term.  Since its founding in the 1980s, AP has successfully developed over a 

hundred projects with this strategy, including multi-family apartments, residential master-planned 

communities, state-of-the-art multi-screen cinemas, and regional retail centers.  By capitalizing each of 

our own projects, we prioritize the enduring success of our developments above all else, and we 

measure our performance as much by maintaining our trusted reputation as by generating sound 

investment returns.  Since 2017, AP has constructed nearly 1,000 apartment units across the United 

States, with the greatest concentration in Midwestern towns similar to Rochester such as Cedar Rapids, 
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Davenport, and Sioux City, Iowa.  We have never sold any of our apartment projects and our intention is 

to hold onto our developments for the long term. 

Our confidence in the success of this project is derived from our experience in executing projects of 

a very similar nature time and time again.  From Opportunity Zone Funds, to city lead public-private 

partnerships, to constructing these same facilities in other communities, we have done it all before.  

Development will be a joint venture between AP and Perry Reid Properties (“PRP”), AP’s long-time 

partner for multi-family development as well as the property manager for each of AP’s communities.  To 

augment our team’s understanding of local requirements and facilitate the permitting process, we have 

partnered with WSE Massey Engineering & Surveying as our civil engineers for this project. 

Again, we are grateful for the opportunity to respond, and we very much look forward to 

working with you and the City of Rochester, Minnesota to deliver a successful development that 

includes much needed housing for the continued growth of the community.  Please do not hesitate to 

contact us with any questions.  

 

Sincerely, 

 

Justin Todd 

Assistant Vice President of Development 

ANTHONY PROPERTIES 

12770 Coit Road, Suite 970 

Dallas, TX 75251 
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320 West Broadway, Ste. 3 1765 Restoration Road SW 33 B Veterans Memorial Highway E, PO 100 
Plainview, MN 55964                                                           Rochester, MN 55902 Kasson, MN 55944 

507-634-4505 507-634-4505 507-634-4505 

 

It should be noted that each Developer has a business model for financially sustaining a project. In this 

case Anthony Properties is proposing a mixed use product for the medium density land use consisting of 

market rate multifamily, Senior Housing, and a mix of hybrid products they have constructed in other 

parts of the United States. Their financial business model is based on a density factor of 20-22 units per 

developable acreage. 

In summary there are several reasons to support the requested land use plan as being submitted at this 

time. They are: 

1. The land use categories provide a wide range of mixed residential and commercial uses on a 

single site. 

2. A request for medium density meets the projected demand for multifamily, senior housing, and 

workforce housing over the next seven (7) to ten (10) years. 

3. The project location is along a major transit corridor of 55th Street NW which recently 

underwent a major construction upgrade to accommodate significant increases in traffic.  

4. The proposed development is in an area of other built out medium density and commercial 

uses, so the requested land uses are consistent with other land uses and zoning of the area.  

5. Public Sanitary Sewer and Watermain have or can be made available to serve the project. There 

is sufficient sanitary sewer capacity to serve the full build-out of the project site. 

6. The project is within the Urban Service area with about 75% of the gross area under near term 

expansion. 

7. There is a significant increase in the tax base to the City and County from post development. 

Exhibit A is attached that illustrates the location of the various proposed land uses on a gross area basis. 

Table 1 lists the requested gross and net developable areas of each land use. On behalf of our client, 

Anthony Properties, we are requesting approval of the amendment to the Comprehensive Plan to 

support these land uses. 

 

 

  

 

 

 

61



62



63



64



65



66



67



68



69



70



71



72



73



74



75



76



77



78



79



80



81



82



83



84



85



86



87



88



89



90



91



92



93



94



95



96



97



98



99



100



101



102



103



104



105



    

5/4/2023 10:20:54 AM 
 

 

Page 1 of 1 
 

 

    

  

Agency Review Comments 

Application No: CD2023-002CPA  

  
 

 

  

     

4/24/2023 Building Plan Review    

  

     

4/24/2023 County GIS/E911    

 There are no comments at this time from the E911 Addressing Division Staff. 

     

4/27/2023 County Long Range Planning    

  

     

4/28/2023 County Public Works    

  

     

4/27/2023 Fire Review    

  

     

4/26/2023 LGU    

 There are no known hydric soils or Decorah Edge soils mapped on the site. Between Overland Drive and 
Crimson Ridge Dr NW there is a wetland on the West side of 18th Ave NW. There is a culvert discharge onto 
the parcel in question and this area should be reviewed for possible wetlands. 

     

5/1/2023 Park and Rec Review    

 There are no comments from this agency at this time. 

     

4/28/2023 Public Works Review    

 There are no comments from this agency at this time. 

     

4/25/2023 RPU Electric Review    

 There are no comments from this agency at this time. 

     

4/24/2023 RPU Water Review    

 There are no comments from this agency at this time. 
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