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LAND USE PLAN  

 
 
 

 

 
I. PURPOSE  

 
The Land Use Plan is the navigational hub and center-point of this Comprehensive Planning effort. The land use 
plan sets forth the Cityôs diagram for the desired form, pace and intensity of future growth and redevelopment. All 

subsequent planning efforts including, but not limited to, facilities, utilities, 
and fiscal planning will stem from this common center. Land use planning 
will help Arlington prepare for success in reaching its 2030 vision.  
 
A basic goal for the land use plan involves guiding investment and 
resources to designated areas and helping to stabilize areas where little 
change is expected over the course of the plan.  
 
In addition, this portion of the Comprehensive Plan describes existing 
patterns of development and compares/contrasts that with desired patterns 

of development. For example, the land use plan identifies under-utilized areas within established neighborhoods; 
as such the City may wish to direct rehabilitation resources (time, policy and fiscal) toward those under-utilized 
areas. In another example, the City may wish to move away from lineal, single tier highway commercial 
development toward the establishment of commercial nodes centered on high functioning intersections.   
 
Other fundamental purposes of the land use plan include: 
maintaining/promoting cost-effective, orderly development and 
redevelopment patterns throughout the City; enhancing the quality of life 
within the City; and, resisting deterioration of the developed areas of the City. 
 
This portion of the Arlington Comprehensive Plan includes: 
 

¶ Analysis of existing land use Inventory/analysis by type and volume; 

¶ Analysis of zoning classifications and lot standards; 

¶ Analysis of potential reinvestment areas, identification of areas of 
stability and areas of change and comment on existing non 
conforming uses; 

¶ A future land use plan and maps; and, 

¶ Land use goals, objectives, and policies.  

Good land use planning 
equates to sound municipal 

policy-making. 
 

 
 

ASK : Does this plan prepare 
Arlington for success in 

pursuing its vision?  
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The vision for future growth and development of land forms the basis of this plan. As defined throughout various 
public input sessions, refined by the Arlington Comprehensive Plan Task Force, and stated in the Introduction to 
the Comprehensive Plan, the following Visioning Statement is the guide for the development of this element of 
the Comprehensive Plan:  
 

In 2030 Arlington will have maintained its small town character while providing a diverse 
tax base with housing and recreational opportunities for all ages and backgrounds. 
Recognizing its strengths in: 
 

¶ A strong, centralized educational system, 

¶ A vibrant, friendly downtown, and, 

¶ Organized, well-managed growth. 
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II. EXISTING LAND USE  
 
A.  EXISTING LAND USE INVENTORY 
 
Land use analysis is beneficial in assisting with the identification of historical and existing land use volumes along 
with vacant and redevelopable parcels within the current corporate limits. This analysis offers a framework for 
projecting land use demand and guiding the type of use, the pace of development and the intensity of future 
growth. Table 4-1 on the following page and Map 4-1 at the close of this chapter illustrate land uses in the City in 
2008 as determined through analysis of 2008 payable property tax data obtained from the Sibley County 
Assessorôs Office and a windshield survey by MDG, Inc. The information included in Table 4-1 is merely an 
estimate based on limited information available and should not be construed as an exact number.  
 
The method used to calculate acreage volumes per tax class included examination of individual tax classes by 
PID, legal description, lot size, estimated market values and existing zoning. Windshield surveys assisted in the 
categorization of existing uses.  
 

It is important to recognize the difference between the volume (area) of 
existing uses based on tax classification and the volume (area) of uses 
within each zoning classification. Existing land uses and volumes of 
acreage within existing zoning classes can vary widely depending on the 
accuracy of the official zoning map and the volume of non-conforming 
uses.  
 
The U.S. Census confirms 1.47 square miles (941 acres) of land area 
within the City of Arlington in 2000. Since then an additional 38 acres 
has been annexed to the City bringing the total volume 979 acres or 
42,645,240 square feet.  
 
Low density (i.e. one and two family residences) and agricultural uses 
comprise the majority of existing land uses within the City of Arlington. 
An estimated 20 acres of the City is impacted by flood plain adjacent to 
High Island Creek.  

EXISTING LAND USE INVENTORY  
is based on property tax 

classification 
 

 
 
 

Property tax classifications may 
or may not be equal to the 

EXISTING ZONING CLASSIFICATION 
      

 

          NOTE  
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TABLE 4-1 
2008 LAND USE VOLUMES 

 

Existing Use Acres % of City 

Agricultural 270.00 27.58% 

Industrial 48.00 4.90% 

Commercial CBD 8.14 0.83% 

Mixed Uses 3.98 0.41% 

Highway Commercial 28.92 2.95% 

Schools/Churches 47.00 4.80% 

Public/Parks 38.54 3.94% 

Medium Density Residential (Apartments) 8.50 0.87% 

Low Density Residential (1 & 2 family) 275.57 28.15% 

Vacant lots* 33.88 3.46% 

ROW** 195.80 20.00% 

Flood Plain*** 20.67 2.11% 

Total 979.00 100.00% 
* Not all have improvements installed; ** Industry estimate standard (20%); *** Scaled Estimate 
Source: MDG, Inc.  

 
 
 

B.  EXISTING LAND USE DESCRIPTION/ANALYSIS 
 
Various land uses currently exist within the City are generally the result of residential growth on the edges of the 
original townsite. The original townsite was platting in 1881. Since then 39 additional plats have been recorded at 
Sibley County. Clusters of plats were developed in the late 1910ôs and early 1920ôs, the late1940ôs and early 
50ôs, the late 1970ôs and earlier within this century. Map 4-2 at the close of this chapter illustrates subdivisions 
within the City of Arlington.  
 
Following is a description of each of the land uses within Arlington. 
 
Residential Land Uses 
Comprising 30% percent of the City; residential development (all densities) is the largest land use in the 
corporate limits in 2008. Of the residential acreage nearly all of the 284 residential-use acres are single-family 
(attached or detached) homes. Since most residential units are single family units and minimum/maximum floor 
area ratios are not required under the current zoning ordinance, we will define óresidential densityô is the number 
of residential units within each acre. Residential density has been decreasing in previous years as lot size 
increase. The average residential lot size in the areas of the City developed prior to the 1970ôs is 6,038 square 
feet (sf) equating to 7.2 dwelling units (du) per net acre (excluding roadways and non-developable areas). Lots 
platted more recently range in size but are typically at least 12,000 sf equating to a net density of 3.63 du/acre.   
 
Approximately 60 units have been constructed over the previous six years, and the units have been a mix of 
single family detached and attached units. 
 
More aged housing stock is primarily centered on smaller lots in areas of the Cityôs original plat, within the 
Streissguth Addition (platted in 1890) and within Frenzelôs Addition (platted in 1881). More recently constructed 
residential developments are located to the north and south of the original townsite. The residential lots within the 
original townsite are typical of traditional urban design wherein houses frame the streets, sidewalks lead to front 
entries and garages are located to the rear of the dwelling. Lots platted within the last quarter of the 20

th
 Century 

feature ranch/rambler single level styles with garage access from the street on which the property fronts. 
Conventional housing styles are the predominant housing style within the subdivisions in the process of building 
out at this time. The conventional housing style features curvilinear street patterns, access in the front of the lot 
and garages in the front or side yard. A recent trend includes a three stall garage as opposed to the typical two 
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car garage included with ranch/rambler style housing. The additional garage typically requires additional lot width. 
Much of the housing is in good condition, however, there are some homes that are in need of maintenance or 
rehabilitation, particularly within the original townsite.   
 
Free-standing multi-family units (apartments) make up less than one percent of the volume of land used for 
residential purposes. Several apartment are located above commercial units within the Central Business District, 
such mixed uses are addressed within the description of the CBD and not included within this section.  
 
It is estimated 123 vacant residential lots (platted) are currently existing within the City. Although all of the lots are 
platted, not all lots have improvements (roadways, sanitary sewer, storm sewer, drinking water) in place. In 
addition to the 123 vacant lots there are 14 lots within the urban service area that contain small detached 
accessory structures/garages but no principal structures.  
 
The manufactured home park is classified as a single family residential area with each home comprising a single 
dwelling unit. A total of seven of the manufactured home units are renter occupied with the remaining 24 units 
occupied by owners of the units.    
 
Commercial Uses 
The original townsite developed adjacent to a railway corridor. Although the railway remains active, much of the 
property adjacent to an old spur within the downtown has been sold to adjacent property owners. The primary 
high intensity, pedestrian oriented commercial center remains centered in/around the railway and the original 
townsite. Commercial uses within the downtown equate to approximately 1.24% of the entire Cityôs acreage. A 
total of 21 mixed commercial and residential uses exist within the general area of the Central Business District.  
 
Uses within the Central Business District are generally characterized by mixed use structures, buildings placed 
forward on lots, zero side yard setbacks and on-street parking. Mixed uses add to the character of downtown and 
benefit the Central Business District merchants by providing clientele for local business establishments and a 
source of activity within the downtown after traditional business hours. Additional high density residential 
development (more likely redevelopment) will assist in maintaining the long-term health of the Downtown by 
increasing the volume of patrons within close proximity to merchants. Higher density redevelopment in close 
proximity to the downtown will also encourage pedestrian activity which can limit vehicle trips and increase 
opportunities for interaction within the community. While some structures within the Central Business District are 
showing signs of age, most have been well maintained. Merchants have traditionally preserved the historic 
character (building exteriors, windows, entryways, etc), respected the spatial orientation with respect to adjacent 
structures (e.g. buildings forward, minimal side yard setbacks), and bulk/scale of infill development.      
 
Vehicular-oriented commercial uses have primarily developed in linear strip fashion adjacent to Highway 5. The 
linear strip development is generally characterized by a single-tier depth of commercial lots each having direct 
access to Highway 5. A total of 28.92 acres (2.95%) of the City are currently used for vehicular-oriented 
commercial uses.   
 
Recent efforts by traffic managers place a priority on retaining through traffic mobility through the enforcement of 
access spacing criteria. Such criteria typically discourage or prevent singular local access to linear strip 
commercial establishments. Therefore, clustering commercial uses adjacent to higher volume, well-designed 
intersections provides for convenient access and highway visibility has become increasingly common.    
 
Industrial Uses 
Industrial uses are dispersed throughout the community but generally located either adjacent to the railway or 
within an industrial park developed by the City. Industrial uses formerly within the Township are located in close 
proximity to Highway 5 or 401

st
 Avenue. Uses bearing an industrial tax classification comprise 4.9% of the Cityôs 

total acreage. The largest industrial land users are Seneca Foods and Cemstone. A total of 48 acres within the 
corporate limits are used for industrial purposes.     
 
Public/Institutional Land Uses 
Public and institutional land uses include municipal facilities, places of worship, educational institutions and park 
and recreational facilities. Public/institutional land uses comprise approximately 8.75 percent (85.54 acres) of 
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aggregate land area within the City. The City has a number of parks and facilities serving residential 
neighborhoods and located throughout the City. Municipal facilities and parks/recreation are discussed in further 
detail in later Chapters of this Plan. 
 
Schools and places of worship occupy 47 acres within the corporate limits. Schools and places of worship, like 
City facilities are dispersed throughout the community. Public and private cemeteries are included in this land use 
cluster.  
 
Right-of-Way 
Street right-of-way (ROW) typically occupies 20% of total land uses. This 20% calculation is an industry standard. 
Although not all of the areas within the City limits are fully developed, the estimate includes railway right of way 
and private utility uses in addition to public street/alley right of way. Therefore, the 20% standard is presumed 
relatively accurate.  
 
A grid-like pattern of residential streets exists throughout the Cityôs core and occupies less area than the 
contemporary street system found in many of the Cityôs ósuburbanô developments.  Major traffic corridors in the 
City include Highway 5, CSAH 9 and CSAH 17. Transportation elements are discussed in depth in the 
Transportation Chapter of this Plan.  
 
Vacant Acreage  
A sufficient number of vacant lots (123) exist within the current municipal limits. The vacant lots are primarily 
contained in the High Island Creek and Arlington Meadows Subdivisions. Building permits illustrate average 
construction of approximately 10 units per year over the previous eight years although in 2004 fifteen new home 
permits were issued. The vacant lots equate to between an eight and twelve year supply of residential lots or an 
adequate supply through the year 2016-2020. In the R-1 zoning district, single-family attached units and 
apartment units up to four (4) units per structure are allowed; vacant acreage includes some lots with sizes 
suitable for such units.     
 
Agricultural Acreage 
Parcels with an óagriculturalô tax classification comprise 270 acres (27.58%) of the aggregate area of the City. 
The agricultural acreage is primarily located in the north and east portions of the City. Most of the agricultural 
acreage is tillable; however, 18 acres are not suitable for agricultural use.  
 
Flood Plain   
A scaled measurement of flood plain overlay areas within the community total approximately 21 acres. The flood 
plains are adjacent to High Island Creek which traverses the City.  
 
 
III.   INFILL AND REDEVELOPMENT POTENTIAL 
 

A.  INFILL POTENTIAL 
 
As a means of helping to maximize the publicôs investment in 
infrastructure, the City should emphasize the use of currently 
available sites within the municipal service area prior to the 
development of alternative sites.  Additionally, efforts shall be made 
to ensure proper placement and phasing of urban expansion and the 
maintenance of existing and future land use compatibility. 
 
At the time of this comprehensive plan update, a significant volume 
of acreage is contained in vacant lots within residential plats. In 
addition 14 lots within the urban service area that contain small 
detached accessory structures/garages but no principal structures 
were identified. Infill lots within the existing urban area provide a 
significant opportunity for the City to maximize its investment in 
existing infrastructure.   

INFILL DEVELOPMENT  
 

Defined as building on scattered 
vacant lots in previously built-

out urban areas 
 

 
 
 

Maximizes investment in existing 
municipal roadways and utilities 

      

 

          NOTE  
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B.  REDEVELOPMENT 
 

As illustrated in Map 4-3 at the close of this Chapter, potential redevelopment or 
reinvestment areas are primarily centered in or near the Cityôs core. The City has 
made a conscious decision to focus redevelopment efforts on commercial and 
residential areas/parcels in the more established areas of the City.  
 
The City acknowledges revitalization efforts and resources such as staff time and 
financial incentives may have a higher rate of return if combined with private 
investment.     

 
 
C.  NON-CONFORMING USES 
 
As illustrated in Map 4-4 at the close of this Chapter, several existing 
uses are not compatible with the official zoning map. Most non-
conforming uses are clustered within the Original Townsite, the 
Streisguthôs Addition and Frenzelôs Addition. Primarily non-conforming 
uses consist of commercial uses in industrial zones and commercial 
uses in residential zones. It is furthermore noted that 21 mixed 
commercial/residential facilities exist within the Cityôs core; however, 
such uses are not allowed under current zoning classifications. The 
non-conformance should be addressed by updating the official zoning 
map to more accurately encompass massings of existing land uses. It 
is noted the last official zoning map on file at Sibley County is from the 
mid-1980ôs. 
 
 
D.  AREAS OF STABILITY AND AREAS OF CHANGE 
 
As illustrated in Map 4-5 at the close of this Chapter, community members participating in the public input and 
visioning process were asked to identify areas of stability within the community and areas of change within the 
community. Areas of stability are defined as those places where the overriding goal for the future is to maintain 
the character of the neighborhood and protect the areas from unwelcome influences by inconsistent uses. Areas 
of change are defined as places where financial investments are desired or expected. Financial investments 
might be needed for rehabilitation, redevelopment or new construction. Areas of stability should be maintained 
and examined in terms of adequacy of existing land use controls. Additional investments should be directed 
toward areas of change.  
 
 

 

MIXED USE DEVELOPMENT  
 

Defined as the combination of 
different land uses within one 

structure or tract of land  
 

 
 

The Central Business District will 
need to be updated to provide for 

mixed use development 
      

 

          NOTE  

Areas of Stability:  portions of the 
community where little change is expected or 
desired; land use focus is on maintaining 
quality of area. 
 
 

Areas of Change: portions of the community 
where significant change is expected or 
desired; land use focus is on reinvestment 
and growth management. 
 


