SECTION 7

LAND USE
CITY OF RUSHFORD

As a first step in undertaking a land use analysis for the City of Rushford is to determine the existing land use.  The data and information on the following pages provides a comprehensive analysis of the total land use area by category

Land Use Plan Goals – The City of Rushford’s land use goals are as follows:
1. Maintain a small town character and atmosphere
2. Develop public infrastructure required to service growth in a fiscally responsible manner
3. Increase housing opportunities
4. Provide for economic development for job retention and growth, increased tax base and the provision of additional goods and services within the community
5. Protect and enhance the city’s natural resources, such as waterways, woodlands and wetlands

Rushford is a rural center city.  Aerial Photography below shows how the City developed in a compact manner along either side of Rush Creek and the Root River with a “downtown” area of mixed land uses surrounded by residential land uses.  Because the topography rises sharply the further you move away from the rivers, the floodplain does not extend a great distance on either side of the rivers.  

City of Rushford - Aerial Photo
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Existing Conditions

In order to properly plan for the future of the City of Rushford, it is necessary to fully understand the existing conditions, and how these conditions could affect the future development in the City.  The following sections will cover the natural and existing features within the City, and how they may affect future development.  It should be noted that the City of Rushford is landlocked in the sense that it is surrounded by Rushford Village, a separate political entity from the City of Rushford, which has an impact on the development discussion that follows.

Existing Wetlands

One of the items to plan for is existing wetland.  To the greatest extent possible cities desire to avoid wetland impact due to the surface water storage and environmental benefits that they produce.  Below is a map identifying the wetlands from the National Wetland Inventory.
Rushford Wetland Map
Map 4
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Floodplain and Shoreland Areas 

The map indicated below identifies land that has no or limited development potential in regard to the floodplain, and secondly indicates the extent of what is defined as a shoreland area.  The shoreland is defined as those areas that are within 300 feet of the ordinary high water of streams and within 1,000 feet of the ordinary high water of lakes.  The land impacted by the shoreland designation is largely located south of C.S.A.H. 43.  Development can still occur within these areas, but will need to be limited in certain ways to preserve and enhance water quality.  The city will need to adopt a Shoreland Management Ordinance, in order to regulate development in these areas.  

Rushford Shoreland Protection and FEMA Flood Map
Map 5
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Existing Land Use

Existing land use patterns as identified in Map 6, Existing Land Use, and tabulated in Tables 1 and 2, illustrate the character of the City.  Following the map are descriptions of the land use categories in Rushford.

Map 6
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Agriculture 
This use is intended to provide areas in which agriculture and related land uses are encouraged and prime agricultural land will be preserved.  Usual urban residential densities are not allowed until streets, utilities and other services and facilities can properly and economically be extended to serve the areas, to promote the orderly development and fiscal integrity of the City.

Low and Medium Density Residential
Low and medium Density Residential land uses are intended to provide space for medium sized and large lot single-family detached developments in areas planned as neighborhoods that are or soon will be served by a full range of public services.  Development densities would range from 3 units per acre to 5.5 units per acre.

High Density Residential
High Density Residential land use is intended to provide space for development of relatively high density residential uses, predominantly apartment or single-family attached dwelling units.  Developments are characterized by shared parking, open space and other facilities, located near major arterial streets and shopping facilities in neighborhoods that are or soon will be served by a full range of public facilities. Development densities would range from 7.3 units per acre to 14.5 units per acre.

Manufactured Home Residential
The Manufactured Home Residential land use to provide land within the community for manufactured home parks.  The goal is to provide for mobile home parks in areas of the community where such use is compatible with existing and indicated future development. Development densities up to 8.7 units per acre are envisioned.

Commercial
The Commercial land use designation comprises both the commercial along the major highways and the commercial located within the central business district.  The existing land use for the Commercial District consists of the current commercial businesses in the City of Rushford.  

Industrial
The Industrial land use designation encompasses both the light and heavy industrial uses with in the City.  

School
The School land use designates all the land utilized by the School district in Rushford.

Church/Cemetery
This land use designation encompasses all land owned and operated by churches and other religious organizations.



State of Minnesota
This land use designation encompasses all the land owned by the State of Minnesota.

Public
This designations encompasses all of the land owned by the city or other political jurisdictions not specifically listed in another category.


The City of Rushford comprises approximately 1,074.8 acres, and as noted in the table below agriculture and residential land uses account for 916.6 acres or 85.3% of the total land area of the City.  

Table 1
Existing Residential Land Use
	Estimate Number of Dwelling Units and Additional People Based on Future Developable Land Area
	 

	 
	 
	Total Area
	Undeveloped Area

	Land Use Designation
	Sq. Ft.
	Acres
	Sq. Ft.
	Acres
	Percent of Land Use Category
	Percent of Residential and Ag
	Percent of Total City Acreage

	A
	Agriculture
	25,744,195
	591.0
	2,320,036
	53.3
	9.0%
	5.8%
	5.0%

	R-1
	Single Family Low Density Residential
	11,107,740
	255.0
	468,741
	10.8
	4.2%
	1.2%
	1.0%

	R-2
	Medium Density Residential
	851,760
	19.6
	513,337
	11.8
	60.3%
	1.3%
	1.1%

	R-3
	Multi-Family High Density Residential
	1,993,907
	45.8
	             -   
	         -   
	0.0%
	0.0%
	0.0%

	R-MH
	Manufactured Home District
	227,360
	5.2
	227,360
	5.2
	100.0%
	0.6%
	0.5%

	 
	TOTAL RESIDENTIAL AND AGRICULTURE
	39,924,962
	916.6
	3,529,475
	81.0
	8.8%
	8.8%
	7.5%




If the Agriculture land use area of 591 acres is subtracted from the total above, all Residential land use designations amount to 325.6 acres or 30.3% of the land area of the City.  Since much of the land that is designated as Agriculture is too steep or otherwise undevelopable, the remaining undeveloped acreages in the three residential land use designations is all that remains to be developed for housing.  Collectively, this land amounts to 27.8 acres and based on the estimated densities shown in Table 3 below, it is estimated that the City of Rushford will be able to accommodate approximately another 145 dwelling units or 855 people before it runs out of residential land.  There is 53.3 acres of land designated as Agriculture that can be developed and could impact future housing development as well as commercial and industrial development depending on how it is utilized in the future.  This land is noted on the future land use map.

As you can see on Table 2 Commercial Land Use below, that these various commercial, industrial and Planned Unit Development (PUD) land uses comprise 158.3 acres or 14.73% of the land within the City.  Of the Commercial land use acreage identified, 52.5 acres are undeveloped, which comprises 33.2% of all Commercial/Industrial/PUD land or 4.9 percent of the land within the City.  

Table 2
Existing Commercial/Industrial Land Use
	

	 
	 
	Total Area
	Undeveloped Area

	Land Use Designation
	Sq. Ft.
	Acres
	Sq. Ft.
	Acres
	Percent of Land Use Category
	Percent of Commercial, Industrial and PUD
	Percent of Total City Acreage

	C-CDB
	Central Business District Commercial
	744,453
	17.1
	               - 
	          -  
	0.0%
	 na 
	 na 

	C-A
	Arterial Commercial
	1,393,397
	32.0
	      66,089 
	        1.5 
	4.7%
	1.0%
	0.1%

	I-1
	Light Industrial District
	4,400,169
	101.0
	  2,219,886 
	      51.0 
	50.5%
	32.2%
	4.7%

	PUD
	Planned Unit Development District
	357,321
	8.2
	               - 
	          -  
	0.0%
	 na 
	 na 

	 
	TOTAL COMMERCIAL/INDUSTRIAL/PUD
	6,895,341
	158.3
	  2,285,975 
	      52.5 
	33.2%
	33.2%
	4.9%




By knowing the remaining available land to be developed as commercial industrial, it is possible to estimate the additional commercial and industrial market value and tax capacity that this land could generate if developed.  The Economic Analysis portion of the comprehensive plan, Section 15, provides more detail, but it is worth noting that based on the assumptions identified in Section 15 and represented again in Table 3 on page 7-8 below, when fully developed this land could have a market value of approximately $51 million and generate a tax capacity of $1 million.
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Future Land Use

Over the years the City of Rushford has developed according to its comprehensive plan, and since much of the city is built out, there are only a few land use areas that warrant attention and consideration as to their designation on the Future Land Use Map.  The areas are noted and shown on Future Land Use Map 7 below.

Map 7
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These are the Himlie property in the Northeast portion of the city, the existing School as a future redevelopment site and the existing manufactured home park.  The Himlie property is being held by the City for a combination of commercial development along the highway and residential land to the north and east, behind the commercial.  The land use has been changed from an “Agricultural” Land Use classification to a “Commercial” and “Residential” classification to reflect the future intended use of the property.  The property is currently zoned I-1 Light Industrial, which is not consistent with the “Commercial” and “Residential” land use designation of the property.  The city plans to rezone the land to a commercial zoning district, but will evaluate how best to incorporate the differentiation of commercial uses that are better located in a highway commercial area, as opposed to a downtown location into its regulations.  Options include creating an overlay zoning district or possibly a new zoning district.
The land use designation for the manufactured home park will be retained and the park will be rebuilt.  Lastly, at some point in the future the school will be relocated from its present location leaving a redevelopment site for the future.  Since there will be a long lead time on such an action, no change to the land use plan will occur at this time, and the issue will be addressed when development plans for a new school are more imminent. 

Another item that has an impact on the city is surface water management.  As you will see in the map below, the City of Rushford is on the downstream end of a large watershed area.  
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At present there is not a watershed management organization in place to deal with regional watershed issues.  While this is a large watershed area, and the effect of any one project may not detectable; however, it would be prudent for the political jurisdictions within the area to consider working more closely on regional issues and perhaps for a watershed management organization.
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