II. Land Use

A. LAND USE

1.

Background and History

a.

Overview of Land Use in the Township

Stillwater Township is a rural township in the St. Croix River valley. Land
uses have historically consisted largely of farming and rural residential uses

on larger lots, and the Township expects these patterns to continue through
2040.

Development pressures have impacted the area because of its proximity to
the City of Stillwater, St. Croix River Valley, and the Metropolitan Area,
and the attractive natural amenities in the Township. Over the past 20 - 25
years, the Township’s land use pattern has changed as the number of rural
residential properties has increased and the number of large active farms has
decreased.

After the adoption of the 2030 Comprehensive Plan, most of the
Township’s area south of State Highway 96 was annexed into the City of
Stillwater under an Orderly Annexation Agreement between the City and
the Township that ended in 2015. The Orderly Annexation is complete, and
the areas that have been annexed to the City are no longer shown on
Township’s the future land use map.

Several parcels at the southeast corner of Highway 36 and Manning Avenue
were detached from Lake Elmo to the Township in 2013. The parcels are
currently occupied by agricultural uses and shown on the Township’s 2040
Future Land Use and Zoning map.
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Most of the Township is designated for Agriculture land use, with
maximum densities of 1 unit per 10 acres. The St Croix River Overlay
District permits maximum densities of 8 units per 40 acres, incorporating
the smaller lot sizes permitted in this District under Washington County’s
St. Croix River District Overlay Ordinance. While the County’s ordinance
permits up to 16 units per 40 acres, the Township has chosen to limit
densities to 8 units per 40 acres.

The Township permits subdivision using the “Open Space Development”
and Planned Unit Development process, and several Open Space
Developments have been approved in the Township. This development
approach permits smaller lot sizes (2-acre minimum) if at least 50% of the
development is protected by a perpetual conservation easement.

The agricultural and rural residential land uses in the Township are
supported in the Township’s Vision Statement. Municipal sewer and water
services are not available to serve development in the Township, and are not
planned through 2040. The overall densities proposed in the Township (4
units per 40 acres, or 1 unit per 10 acres) and policies that propose that the
Township continue to develop using on-site septic systems and private
water systems are consistent with its Regional classification as a Diversified
Rural Community.

b.  Change in Township and County Zoning Authority

Washington County began regulating land use and zoning in its Townships
in 1965. Over time, regulation became a cooperative process as Townships
adopted their own Comprehensive Plans and Zoning and Subdivision
Ordinances. Based on discussions with the Townships, the County decided
that it would give up much of its authority to regulate land use, zoning and
subdivision by December 31, 2016, but would retain joint authority with the
Townships for regulating the following:

» Shoreland areas
e The St. Croix River District
» Floodplain areas
» Subsurface Septic Treatment Systems (SSTS)
Stillwater Township adopted its own Zoning and Subdivision Ordinances in

September, 2016. The ordinances reference the joint authority with the
County in the four areas identified above.
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2. Existing Land Use

The existing land uses and the area of land in each use in the Township are

shown the table and map below. The Metropolitan Council provided the
data and map.

Existing land uses in the Township are dominated by agriculture, single-

family residential, parks, undeveloped, and open water areas. There is one

active aggregate mine in the Township. The Council’s land use map
identifies an area of “industrial/utility”” use. This site is the Washington
County Public Works facility.

Generalized Land Use for Stillwater Township

Year | Land Use Acres | Total Acres | Percent of Total
2010  Agriculture 3,188 10,848 29 %
2010 | Extractive 41 10,848 0%
2010  Farmstead 66 10,848 1%
2010 | Golf Course 8 10,848 0%
2010  Industrial and Utility 28 10,848 0 %
2010 | Institutional 3 10,848 0%
2010  Major Highway 7 10,848 0 %
2010 | Open Water 897 10,848 8%
2010 | Park, Recreational or Preserve 726 10,848 7%
2010 | Retail and Other Commercial 15 10,848 0%
2010 | Seasonal/Vacation 2 10,848 0%
2010 | Single Family Attached 0 10,848 0%
2010  Single Family Detached 1,580 | 10,848 15 %
2010 | Undeveloped Land 4,286 | 10,848 40 9%
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3.  Future Land Use

The land use areas proposed in the Township through 2040 include the following:

a. Agriculture

Most of the Township is designated Agriculture on the Township’s 2040
Future Land Use Map and in its zoning ordinance. The ordinance permits a
maximum density of 4 units per 40 acres (1 unit per 10 acres) within this
district.

The intent of the Agriculture category is to protect long term agricultural
areas while permitting rural residential uses that are compatible with
agriculture and preserving a sense of openness and rural character. The
permitted uses in this category include agriculture, single-family residential,
utilities, churches, schools, parks and open spaces, and a number of
incidental uses compatible with agriculture such as plant nurseries. Many
of the uses identified on the Council’s 2010 land use table are located
within the Township’s Agriculture District.

The Agriculture District permits lot averaging and Open Space
Development as options to preserve agricultural use and open space while
maintaining the overall densities permitted in the Agriculture District.
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b. SCR, St. Croix River Overlay District

The St. Croix River Overlay District covers the entire stretch of the land
abutting the St. Croix River. The standards of Washington County’s “Lower
St. Croix River Bluffland and Shoreland Management” Ordinance apply in
this district. The uses permitted in this district are the same as those
permitted in the underlying zoning district, and include single-family
residential, agriculture, and park and open space uses.

While Washington County allows 16 units per 40 acres (average 2.5-acre
lot size) in the SCR District, Stillwater Township’s Zoning Ordinance
allows a maximum of 8 units per 40 acres (1 unit per 5 acres) in the SCR
District.

¢.  Shoreland Management Overlay District

Properties and uses within this overlay district are regulated in accordance
with the Washington County Shoreland Management Ovetlay District. The
underlying zoning in the district is Agriculture, and the permitted uses and
densities are generally the same as those permitted in the Agriculture
District.

d. Aggregate Mining Overlay District

This zoning district regulates aggregate mining in the Township. The
District includes the Townships existing aggregate mine, operated by
Raleigh Trucking. The permitted uses in this district include mining and
agriculture. The minimum lot size is 40 acres.

FUTURE LAND USE TABLE

Land Use 2020 2020 | 2030 2030 | 2040 20490
Category Land Yo Land % Land Yo
Use Use Use
(Acres) | (Acres) (Acres)
Agriculture 9,641 89% | 9,641 89% | 9,641 89%
St. Croix River 1,087 10% | 1,087 10% | 1,087 10%
District
Mining 140 1% | 140 1% | 140 1%
TOTAL 10,848 10,848 10,848

4.  Future Land Use Consistency with Metropolitan Council Growth Forecasts
and Locations for Future Growth

The Metropolitan Council has forecast limited growth in Stillwater Township
through 2040:
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2010 (actual) 2014 (est.) 2020 2030 2040

" Population [ 2,364 2,412 2,430 2,560 2680 |
Households 1 855 872 920 1,020 1,100 !
Employment \ 165 162 210 240 250 ;!

The forecast estimates up to 228 new households between 2014 and 2040.

In recent years, housing growth in the Township has occurred largely through
minor subdivisions (3 parcels or less), and a few major subdivisions between 4
and 10 parcels in size in the Agriculture District. The Township estimates that
there are currently 104 parcels that are 20 acres in size or larger that could be
subdivided in the Agriculture land use area to accommodate the expected growth
in households (148 new households by 2030 and 228 new households by 2040)
through future subdivision.

5. Special Resources

The special resources in the Township (aggregate, historic, and solar resources)
are described in Sections D and E of this chapter, which include the goals and
policies for those resources.

6. Land Use Goals and Policies

The following are the adopted Land Use Goals for Stillwater Township:

Preserve rural character and open space

Support a rural residential lifestyle

Protect the natural environment

Maintain and encourage agricultural land uses

Provide a safe and healthy residential setting
Encourage protection of historic and cultural resources

R N

The Land Use Goals will be implemented though the following Policies:

1. Promote a rural lifestyle though low density development.

2. When considering land development requests, require that
developments maintain the rural character of the Township.

3. Require new housing development to occur with private septic
systems and wells that meet County and State requirements.

4. Encourage residential development to blend in with the natural
landscape to minimize visual impacts.

5. Promote agricultural endeavors, including seasonal agriculture and
community-supported agriculture.

6. Encourage “green” and green building practices and minimize
impervious surfaces.

7. Provide responsive government and cost-efficient rural services.
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8. Preserve land in perpetuity through the use of Open Space
Development (OSD).

9. Encourage application of alternative energy sources that are
compatible with the rural character of the Township.
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B. HOUSING

1. Introduction

The Township’s Goals and Policies Section states the Township intends to
continue rural residential development and maintain the rural character of the
community and a rural quality of life. In order to meet these goals, the Township
has assessed the current housing profile within the Township and developed
goals and policies for the community. The policies are consistent with regional
housing policies.

Stillwater Township’s housing stock consists largely of single family residential
homes. The Metropolitan Council provided the following summary table of
housing data for the Township, which indicates that:

e There were 899 housing units in the Township in 2014.
e 96% of the housing units were single-family homes

e There were 35 rental units in the Township in 2014. Of these, 21 units
were affordable to families with income at or below 30% of the Area
Median Income (for a family of 4, 30% of the AMI was about $25,000)

e The map that follows the table shows the distribution of owner-occupied
housing values in the Township.

Table 1 Affordability 2
Units affordable to households with | Units affordable to households | Units affordable to households

income at or below 30% of AMI with income 31% to 50% of AMI| with income 51% to 80% of AMI

Table 2 Tenure ®

Ownership units | Rental units
864 35

Table 3 Type !

Single-family units Multi-family units ‘ Manufaciured homes ‘ Other housing units

Table 4 Publicly Subsidized Units ¢
All publicly Publicly subsidized | Publicly subsidized units | Publicly subsidized
subsidized units senior units for people with disabilities units: All others

Table 5 Housing Cost Burdened Households *
Income at or below 30% of AMI | Income 31% to 50% of AMI | Income 51% to 80% of AMI
56 15 - 20

' Source: Metropolitan Council
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2. Housing Trends and Needs

Maxfield Research completed a study called Update of the Comprehensive
Housing Needs for Washington County in December, 2016. The study provides a
detailed demographic, housing and economic analysis for the County. Stillwater
Township is included within the Stillwater Market Area in this study.

Some of the study findings include:
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e Population in the Stillwater Market Area grew by 14% between 2000 and
2010, and the numbers of households grew by 19.7%.

e The study predicts that population growth will be about 12% between
2010 and 2020, and 6.3% between 2020 and 2030.

e The study predicts that the number of households in the Stillwater Market
Area will grow by 18% between 2010 and 2020, and 8% between 2020
and 2030.

e Average household size has declined throughout the County in recent
years, and this trend is likely to continue.

e The Baby Boom generation has dominated the County’s population in
recent years, but will soon be overtaken by growing numbers of
Generation X and Y residents.

e There is a growing preference among senior households for maintenance-
free housing types (rental or condos/townhouses with common
maintenance).

e The demand for rental units is growing in Washington County. The City
of Stillwater provides a higher number of rental units than many of the
communities in Washington County.

e The Stillwater Market Area has a higher median income ($103,813) than
Washington County ($82,654) or the Metro Area ($70,404).

e NEEDS SUMMARY—to be added when available from Washington
County in Feb, 2017.

3. Land Use Plan and Housing Needs

The Township’s 2040 Land Use Plan provides sufficient areas for future
subdivision in the Agriculture district that can accommodate the growth in
population and households that the Metropolitan Council has forecast for the
community through 2040. Because the Township is a Diversified Rural
Community and does not have municipal sewer and water services, the new
housing units are likely to be single-family residential units on large parcels with
on-site septic systems and private wells, built at market rates.

A small portion of Stillwater Township’s existing housing falls within the range
considered affordable to families with household incomes below the median
value in the Twin Cities area. The Township’s housing policies recognize the
existing rental and affordable housing units in the Township, and supports
maintenance and availability of these units. Additional needs for rental housing
and multi-family units that include affordable units are more likely to be met in
the City of Stillwater or other nearby communities that provide municipal sewer
and water services. The Township will continue to enforce its codes and
ordinances to maintain the quality of its existing affordable and rental housing
(including the maintenance of viable septic systems and wells), and supports the
County’s programs to provide affordable housing in locations that provide

transportation and services that meet the needs of seniors and others living in
affordable housing.
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4.  Regional Policies for Affordable Housing

Because of the rural nature of the Township, there is limited opportunity to
develop land at densities that allow the Township to provide more housing that is
affordable to households with incomes below the median value in the area. The
Township does not have public sewer and water services available, and therefore
does not receive development interest in developing rental housing or
multifamily owner housing types.

The Township is not included in the regional sewer system area. Therefore, the
Township’s allocation of the region’s affordable housing goal for 2040 1s 0 units.

5.  Goals and Policies
The following are the adopted Housing Goals for Stillwater Township:

¢ Ensure that future rural residential development maintains a rural
community and a rural quality of life.

e Support programs that meet the residential needs of a diverse and/or aging
population through home improvement and in-home service assistance
programs.

The Housing Goals will be implemented through the following Policies:

¢ The Township encourages subdivision design to fit with a rural residential
character.

e Future housing development will work within the existing framework of the
Township to promote rural character and rural quality of life.

s Individual property owners will be encouraged to rehabilitate existing
homes where needed to preserve the existing affordable housing units in the
Township.

e The Township encourages the utilization of Federal, State, and County
programs to help residents maintain older housing stock.

e The Township supports Washington County HRA and Regional programs
that meet the residential needs of a diverse and/or aging population through
home improvement and housing assistance programs.
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F. SPECIAL RESOURCES: SOLAR AND AGGREGATE

1. Solar Access Protection and Alternative Energy Sources

a. Infroduction

A 1978 amendment to the Metropolitan Land Planning Act requires all local
governments in the Metropolitan Area to include "an element for protection
and development of access to direct sunlight for solar energy systems" in
their comprehensive plans.

There are two kinds of solar energy systems: passive and active. Ina
passive energy system, the building structure itself collects and stores solar
energy at the point of use. Tn an active solar energy system, solar energy 1s
collected at one location (for example a roof) and then transferred to the
point of use or storage by mechanical power.

All solar energy systems, both passive and active, need to have direct
sunlight fall on their collectors to function properly. Structures, trees or
other objects that come between the sun and the solar collector will shade
the collector and reduce its efficiency.

In Stillwater Township, solar access is protected by the Township’s
minimum lot size requirement {1 housing unit per 10 acres), setback
requirements, and maximum building height standard (35 feet). The
Township’s zoning ordinance includes a requirement that all variances must
protect solar access on adjacent parcels as a condition of approval.

The Township adopted a new ordinance in 2015 that permits Solar Energy
Systems as an accessory residential use throughout the Township. The
Township also permits other alternative energy systems in its Zoning
Ordinance including wind energy conversions systems and geothermal
systems.
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b.  Goals and Policies

The following are the adopted Solar Access Protection and Alternative
Energy Sources Goals for Stillwater Township:

s Assure adequate solar access for Township residents and permit the
use of alternative energy sources including solar energy systems, wind
energy conversion systems, and geothermal systems.

The Solar Access Protection and Alternative Energy Sources Goals will be
implemented through the following Policies:

¢ The Township’s Zoning Ordinance ensures Solar Access Protection so
that existing residential development can incorporate solar energy
systems.

¢ The Township’s Zoning Ordinance permits the use of alternative
energy sources such as solar systems, wind energy conversions
systems, and geothermal systems.

2. Aggregate Resources

a. Introduction

The Metropolitan Council requires that communities identify aggregate
resources within local boundaries and plan for the extraction of aggregate
prior to urbanization. Stillwater Township does have areas of aggregate-rich
land. The MI Raleigh Pit is currently the only active gravel extraction
operation 1n the Township.

The aggregate resources located within the Township are identified on the
2040 Land Use Map. Most aggregate resources are located on the eastern
side of the Township from the St. Croix River to Otchipwe Avenue. Areas
of aggregate resources are also located within more central areas from Little
Carnelian Lake towards Silver and Carol Lakes with a small area also
located west of Silver Lake.

The Township’s Zoning Ordinance and Map identify an Aggregate Mining
Overlay District, and the Ordinance includes a permitting process and
performance standards for aggregate mining. The Township manages this
use in cooperation with Washington County. The Township received no
applications for new aggregate mines since the adoption of the 2030
Comprehensive Plan.

b.  Goals and Policies

The following are the adopted Aggregate Resources Goals for Stillwater
Township:
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o Protect the Township’s aggregate resources and provide for reasonable
economic use of aggregate.

e Regulate any active mining operations if proposed in order to
minimize undesirable effects on the environment and ensure that an
acceptable reclamation plan for the land is being implemented.

The Aggregate Resources Goals will be implemented though the following
Policies:

* Manage aggregate resources to allow the extraction of high quality
aggregate prior to nonagricultural development on the site by
permitting this use in the Agriculture Zoning District.

o Utilize the performance standards in the Zoning Ordinance and include
conditions on mining permits to minimize land use conflicts by
requiring wide setbacks, buffering, hours of operation, and other
standards that ensure that the development of aggregate resources
limits adverse environmental impacts and impacts on adjacent land
uses as practically as possible.

¢ Ensure the reclamation of mining sites in a manner compatible with
the surrounding land uses, natural conditions, and public safety
through the permitting and review process for approved mining
operations.
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