
 

 

 
 
MEMORANDUM 
 
 
TO:   Delano Planning Commission 
 
FROM:  Alan Brixius 
 
DATE:   December 7, 2010 
 
RE:   Delano – Wright County Comprehensive Plan Update 
 
FILE NO:  432.08 – 10.03 
 
 
 
Wright County is currently in the process of updating its Comprehensive Plan.  They are 
now working to complete the land use planning for the Townships along the Highway 12 
corridor.  On September 16, 2010, City staff met with the County and Townships to 
discuss Wright County’s policies on growth, annexation and transition areas in the 
Wright County Comprehensive Plan.  They include pages 66-70, 73, 80, and 81 from 
the existing Northeast Wright County Plan.  We have attached these as Exhibit A for 
Planning Commission review. 
 
In staff review of these pages, we raised the following issues in our discussion: 
 
1. We concurred with the goal “Wright County strives to maintain healthy, vital 

cities” found on page 66. 
 
2. On page 69, we expressed concern for a transition area that only extended out to 

2020. 
 
3. On page 73, City staff objected to limited industry being a rural land use.  We 

also expressed opposition to the designation of a large area (250+ acres) of 
limited industrial being mapped for Franklin Township next to Delano’s future 
Northwest Industrial Park. 

 
Since the September meeting with Delano staff, the County has been preparing their 
Comprehensive Plans for the Townships.  Exhibit B is the text and a land use map for 
Franklin Township.  The following pages outline City staff issues related to the County’s 
Franklin Township plan. 
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LIMITED INDUSTRIAL LAND USE 
 
The narrative and map identifies 267 acres of limited industrial land next to Delano.  The 
narrative mentions the City's concerns and recognizes that the County Ordinance lacks 
adequate standards for industrial areas. The narrative then sets this aside by saying 
that "due to the lack of development to date, there is still time and opportunity for 
Delano and Franklin Township and the County to work on appropriate environmental 
and aesthetic standards for these industrial areas."  In review of the new material, City 
staff offers the following concerns: 
 
1.   If there is no market or development, then why is the proposed industrial so 

large?  County staff has already expressed frustration with the industrial area in 
Rockford Township with respect to land use issues, code enforcement and 
administration.  County staff has attempted to limit the City’s growth area 
(transition area) to a 10 year (2020) stage, but they identify 267 acres for 
Township industrial use without any staging.  This seems contradictory to City 
staff. 

  
2.   Industrial Development is Urban!  This land use designation is totally contrary to 

the balance of the County's Comprehensive Plan polices and philosophy.  It 
contradicts their stated policy for pushing urban development into the cities.  
Promoting economic development within the cities, and protecting the cities' 
identity. 

  
3.  The County industrial zoning (see Exhibit C) includes a broad range industrial 

and commercial land uses.  This broad range of uses is a contradiction to the 
land use description in the Comprehensive Plan (see Exhibit A).   The County 
Ordinance does not have performance standards to adequately govern these 
uses and protect Delano's interests. 

  
4.  The Township will not be providing utilities to their industrial areas.  They will not 

charge SAC, WAC, or other utilities charges.  This puts the Township at a 
competitive advantage when competing for economic development.  This may or 
may not hurt Delano, but it will hurt other western Highway 12 cities that may be 
competing for the same industry and who need that industrial growth to help pay 
for municipal infrastructure. 

  
5.   Once the area is mapped and identified in the land use plan, what incentive is 

there for Franklin Township or the County to work with Delano to reduce the size 
of the industrial area or establish zoning performance standards that narrows the 
range of land uses or establishes performance standards protect the City? 

  
6.   Past County commercial and industrial development adjoining Delano has 

ultimately come into the City.  These land uses do not conform to 
City performance standards and exist as legal non-conforming uses and 
structures.  With new State legislation favoring the property owner, cities have 
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less and less opportunity to bring these existing conditions into compliance with 
City standards.  As such we have sites that are out of character with the balance 
of the community.  

  
7. The establishment  of a 267 acre township industrial park only gives attention 

to Franklin Township’s desire for non-residential tax base.  This consideration 
provides no analysis as to consistency with the balance of the County planning 
philosophy, the County’s ability to regulate these uses, or its impact on the 
balance of the County and Wright County cities.  This land use has not worked 
in Rockford Township and now they are going to replicate their failed experiment 
on a large scale next to Delano.  Aside from the politics, we don't understand 
how this is good planning. 

 
 
TRANSITION AREA 
 
The County land use map also identifies transition areas (areas for further municipal 
growth) and areas of rural residential.  In examining these land use patterns, we offer 
the following comments: 
 
1. In 2002, the City of Delano adopted its Comprehensive Plan that included a long 

range extraterritorial land use map.  The extent of this long range planning area 
was defined by watersheds, drainage systems, and long range utility planning.  
This is not a 10 or 20 year growth area, rather it was designed to insure forward-
thinking on utilities investments and transportation planning.   

 
2. The transition areas of the Wright County plan are intended to address cities 

through 2020 (see page 69, Exhibit A).  While City staff believes that a 10 year 
planning cycle is too short, we do believe that we can work with the County to 
stage growth.  In review of the transition area against past growth and utility 
construction, staff believes Delano’s growth is more likely to occur to the west 
and southwest of the City, rather than to the southeast. 

 
 The southeast transition area includes large areas of floodplain, existing rural 

residential lots, and property owners who expressed no desire to come into the 
City.  We would recommend reducing the transition area south of 90th Street in 
the southeast transition area and placing it on property west of Davidson Avenue 
west of the City. 

 
3. The County land use plan shows rural residential land uses against the transition 

area at Delano’s western and southern boundaries.  If these areas develop as 
rural residential, they will become an obstacle to the future extension of City 
utilities or long range planning for collector or arterial streets.  We would request 
that the rural residential land use designations west of the river and south of the 
railroad tracks be guided agriculture to accommodate Delano’s long range plan. 
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CONCLUSION 
 
After out September meeting, staff drafted Exhibit D which is an October 5, 2010 letter 
outlining City concerns for the Franklin Township plan.  This letter was not sent pending 
new information and anticipating a second meeting with the County.   With the release 
of the draft Franklin Township plan, we ask for Planning Commission comments and 
recommend forwarding this letter with some revisions to Wright County, staff, Planning 
Commission and Commissioners.  We would also suggest sharing the letter with other 
Highway 12 communities. 
 
 
 
 
cc: Phil Kern 
 Marlene Kittock 
 Wendy Biel 
 Vince VanderTop 
 Mark Johnson 
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Franklin towns hi^ 

Located in the southeastern comer of Wright County, Franklin Township is as affected by the growth pressures of the Twin Cities 
metro as any township in the County. It is bordered by Carver County and the City of Watertown to the south and Hennepin 
County and the City of Independence to the east, and has quick and easy access to US Highway 12 for commuter traffic. During 
times of economic growth, Franklin is one of the first townships to come under observable development pressure. Balancing this 
pressure and the ensuing conflicts with the City of Delano over growth issues, along with a competing desire to remain a rural 
community have proven to be challenges for the Township. The Franklin Township land use plan is one of the most up-to-date 
plans in the County, having been reviewed from 2002-2004. For most purposes, it seems clear that update, which added residential 
and industrial land, is still adequate and purposeful 6 years later. 

The Township is unique in the corridor, as much of it has been influenced and shaped by the meanderings of the South and North 
Fork of the Crow River. With so much riverine geography, floodplain areas are common. Much of the eastern part of the 
Township has been designated for rural residential (10 acres), and much of that, especially the northeast comer, is already 
developed. Most of the undeveloped land that is currently designated as AgriculturaVResidential is in the southeast part of the 
township. Because of this mixture of land features and uses, Franklin Township has been known for and continues to be a popular 
place for alternative agricultural practices such as orchards, wineries and horse operations. 

A primary planning issue for Franklin Township is managing the potential conflict between the Township and the growth of the 
City of Delano. Since there are prohibitive political and institutional impediments to Delano growing east into Hennepin County, 
most or all future growth of the City must come through the annexation of land in Franklin Township. Though the city's long- 
term growth plans include much of the Township, the Transition Area need not include more area than what is necessary to plan 
for reasonable growth in the time frame of this plan, which is 15 to 20 years. As noted in the Chapter 3, the City and Township 
have met to reach agreement on a working 'Transition Area" for this plan. In the distant long-term, Franklin may also see 
pressures from Montrose in the northwest comer and Watertown from the south, but those pressures are too uncertain and too far 
in the future for this plan to address. 

Franklin Township is one of a very few Townships in the County with plans for a large industrial area. Such development outside 
city limits is generally not promoted by the County Plan, but there have been some demands for limited industrial uses that may 
need large land areas but not the full range of services in a municipal industrial park. (Examples might include trucking firms, 
contractor yards, and other uses that may need outdoor storage or otherwise demand large land areas.) Partly due to the economic 
downturn in 2009, neither the large area designated for new industrial development in Rockford Township on State Highway 55 
nor the area in Franklin on US 12 Corridor has seen any development in several years, even before the downturn. Delano, and 
other cities, have rightfully voiced concerns that County ordinances do not have adequate standards for industrial areas which may 
abut or be near a City, and could prove to be unsightly and have a negative impact on development or the image of the City. Due to 
the lack of development to date, there is still time and opportunity for Delano and Franklin Township and the County to work on 
appropriate environmental and esthetic standards for these industrial areas. This need is also addressed in Chapter 5. 

Public Lands I 48 48 
Total 26,014 1 100% 1 26,014 1 100% 
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Franklin Township 
Proposed Land Use Plan Draft 
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610. GENERAL INDUSTRY DISTRICT 1-1 

61 0.1 Purpose 

The intent of the 1-1 General Industry District is to provide a district that will: (1) allow general 
industrial development related to the existing development in the urban communities of the 
County, (2) encourage development that is compatible with surrounding or abutting districts, and 
(3) provide developmental standards that will not impair the traffic-carrying capabilities of 
abutting roads and highways. 

610.2 Conditional Uses 

Subdivisions - minimum lot size of one acre. 
Billboards, signs, as regulated. 
Bottling establishments. 
Building material sales and storage and lumber yards. 
Camera and photographic supplies manufacturing. 
Cartage and express facilities. 
Cartography and Bookbinding. 
Commercial radio and television transmitting stations and towers. 
Contractor's offices, shops and yards for plumbing, heating, glazing, painting, paper hanging, 

roofing, ventilating, air conditioning, masonry, electrical and refrigeration. 
Dry cleaning plants. 
Electric light or power-generating stations. 
Electrical and electronic products manufacturers. 
Electrical service shops. 
Engraving, printing and publishing. 
Extraction, processing or storage of sand, gravel, stone or other minerals, bituminous plants and 

concrete mixing plants. 
Farm implement dealerships. 
Feed and fertilizer manufacturing. 
Freight terminal. 
Garage for storage, repair and servicing of motor vehicles. 
Highway maintenance shops and yards. 
Ice sales and storage. 
Jewelry manufacturer. 
Junk yards, salvage yards, sanitary landfills. 
Laundries. 
Medical, Dental and Optical laboratories. 
Monument works. 
Public service structures, including power substations, gas regulator stations, sewage disposal 

plant, telephone exchange, police or fire station, elevated tanks, water works and other 
essential utilities. 

Railroad rights-of-way and railroad yards. 
Slaughter houses. 
Storage or warehousing. 
Wholesale business and office establishments. 
Any use permitted in the B-2 General Business District. 
Any manufacturing, fabrication, production, processing, cleaning, storage, servicing, repair and 

testing of materials, goods or products which conform with the performance standards set 
forth for this District. 

EXHIBIT C



610.3 Conditions 

(1) Storm drainage facilities shall be provided. 

(2) Municipal sanitary sewer and water shall be provided or a substitute acceptable to the 
County Sanitarian. 

(3) Wright County Planning Commission shall set additional conditions on any Conditional 
Use Permit to carry out the intent of the Comprehensive Plan and Section 610 of this 
Ordinance. 

61 0.4 Accessorv Uses 

Accessory uses customarily incidental to the uses permitted in 610.2 and shall be Permitted 
Accessory Uses within a 1-1 General Industry District. 

610.5 Height, Yard and Lot Width and Building Coverage Regulations: 

(1) Height Requlations: 

No building shall hereafter be erected or structurally altered to exceed four (4) stories or 
forty-five (45) feet in height. 

(2) Front Yard Regulations: 

(a) There shall be a front yard setback of not less than one hundred thirty (130) feet 
from the centerline of U.S. Highways and State Highways and one hundred thirty 
(130) feet from the centerline of all County State Aid Highways and County 
Highways. 

(b) There shall be a front yard setback of not less than sixty-five (65) feet from the 
centerline of all other public rights-of-way. 

(c) Where a lot is located at the intersection of two or more roads or highways, there 
shall be a front yard setback on each road or highway side of each corner lot. No 
accessory buildings shall project beyond the front yard line of either road. 

(3) Side Yard Requlations: 

A minimum side yard of twenty-five (25) feet shall be required, except that no building 
shall be located within fifty (50) feet of any side lot line abutting any residence district. 

(4) Rear Yard Regulations: 

A minimum rear yard of fifty (50) feet shall be required. 

(5) Lot Width and D e ~ t h  Requlations 

There shall be a minimum lot width and depth of one-hundred fifty (1 50) feet. 



(6) Lot Coverage Regulations: 

Not more than fifty (50) percent of the total area of a lot shall be covered by buildings. 

610.6 General Regulations 

Additional requirements for signs, parking and other regulations in the 1-1 General Industry 
District are set forth in Section 7. 
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October 5, 2010 
 
       DRAFT 
 
Mr. Tom Salkowski 
Wright County Planning 
Wright County Government Center 
10 2nd Street NW, Room 140 
Buffalo, MN   55313 
 
 
RE:  Delano – Wright County Comprehensive Plan 
FILE NO: 432.08 – 10.03 
 
 
Dear Tom: 
 
Thank you for meeting with Delano and Franklin Township to discuss the Wright County 
Land Use Plan update.   In review of the County’s expressed intentions for land use in 
areas surrounding Delano, we believe that the City can work with the County in defining 
reasonable transition areas around the community. 
 
Delano’s 2002 Comprehensive Plan displays an extraterritorial land use plan larger than 
the discussed transition area.  Our growth area reflects the City’s planning efforts 
related to land use, stormwater, utility, and transportation planning.  This being said, we 
believe that we can stage our growth in smaller transition areas as long as it does not 
compromise the long range logical transportation and infrastructure planning. 
 
We are in agreement with the following of Wright County’s Comprehensive Plan goals 
and stated objectives: 
 
Goal: Wright County strives to maintain healthy, vital cities. 
 
Objectives: 
• Clear distinction between urban and rural areas. 
• Provide an environment in which cities can grow effectively. 
• Provide for efficient provision and use of urban services. 
• Maintain community identity. 
• Encourage creation of jobs and growth of economic development. 
 



Mr. Tom Salkowski 
Page 2 
 
 

 

We question how the County’s proposal for accommodating Township industrial areas 
is consistent with the aforementioned goals and objectives as well as the County’s 
desire to protect and preserve its agricultural and rural character. 
 
The County Comprehensive Plan describes its limited industrial as follows: 
 
Limited Industrial.   Designates existing industrial areas as well as undeveloped land considered 
especially well suited to industrial uses which do not require urban services.  Purpose is to 
provide for certain industrial uses which may not be appropriate in urban areas, or are near urban 
industrial areas or on land especially well suited to industrial use.  Existing land types may 
include areas near major highway interchanges, land with access to rail lines and are otherwise 
appropriate and land near urban areas with a high suitability to industrial use.  Appropriate 
zoning includes the I-1 district. 
 
Objective:    Clear distinction between urban and rural areas. 
 
Industrial uses are intense urban land uses.  The County’s description that it would 
accommodate industrial uses that do not require urban services or would not be 
appropriate in urban areas is contradicted by its proposed I-1 zoning district and 
locating these land uses in close proximity to Delano. 
 
The County’s I-1 zoning district allows, by conditional use permit, a very broad range of 
industrial and B-2 commercial uses. This list of uses includes bottling plants, laundries, 
slaughtering houses, as well as manufacturing, assembly, cleaning and storage.  The 
district also allows B-2 uses including a full range of retail, office and hospitality 
businesses.  These are utility and transportation intensive land uses.   
 
Review of the balance of the County regulations reveals that the County does not have 
the same level of performance standards related to parking, building architecture, site 
design, lighting, or landscaping as compared to Delano’s zoning standards. 
 
Delano’s Zoning Ordinance has a variety of commercial and industrial districts that 
accommodate all of the County’s I-1 land uses.  We are also confident that the other 
Wright County cities along Highway 12 have economic development ambitions along 
with ordinances that would accommodate the County’s I-1 land uses. 
 
How does the introduction of Township industrial parks in close proximity to Wright 
County cities clearly distinguish between urban and rural areas as defined in your 
Comprehensive Plan objectives? 
 
How does the list of I-1 district uses fit the description of “industrial uses which do not 
require urban services” or “which may not be appropriate in urban areas” when the City 
regulations accommodate the same business? 
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Objective:   Provide an environment in which cities can grow efficiently. 
Objective:   Provide for efficient provision and use of urban services. 
 
The County’s proposed land use plan shows a large area of proposed industrial just 
northeast of Delano.  This area extends from Highway 12 to the railroad tracks on the 
south.  This area falls into Delano’s extraterritorial land use plan from its 2002 
Comprehensive Plan.  Delano has guided this area for future urban industrial land uses.  
The creation of a Township industrial park in this area becomes a barrier to future 
growth in Delano. 
 
The City has undertaken feasibility studies for the extension of streets, utilities and 
stormwater management in this growth area.  The creation of an unsewered industrial 
subdivision in close proximity to Delano’s planned industrial area will become an 
obstacle to future extension of utilities.  Extending utilities through developed areas is 
very complicated with regard to physical planning, acquisition of easements, and 
assignment of costs.  These complications increase project costs.  This cost and effort 
will become the exclusive burden of the city when utilities are extended.  We have 
experienced this in the past with reconstruction of Johnson Drive for the concrete plant 
on Highway 12. 
 
 
Objective:   Maintain community identity. 
 
Part of maintaining the community’s identity is its physical appearance.  What people 
see as they travel through a City (quality architecture, landscaping, attractive clean 
sites) bears heavily on the community’s identity.  Delano has invested heavily in the 
Highway 12 and Bridge Street improvements to enhance the appearance of the 
community. 
 
How will the County’s choice to locate “industrial uses which may not be appropriate in 
urban areas”, “near urban areas with a high suitability to industrial uses” serve to 
facilitate the County’s Comprehensive Plan objective of maintaining community identity? 
 
The County has less restrictive zoning performance standards than Delano related to 
parking, building architecture, site design, exterior storage, and land use.  The 
establishment of a lower quality industrial park at the periphery of the City will negatively 
impact the community’s identity and compete with the City’s effort to develop an urban 
industrial park that requires utilities, urban streets, and higher performance standards.  
People will perceive the Township industrial areas as the beginning of Delano because 
industry and commercial land uses are urban land uses and are associated with the 
City. 
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The City of Delano has grown and taken in Township industrial properties in the past.  
At that time, the City has become responsible for retrofitting utilities and dealing with 
non-conforming conditions resulting from the County’s lesser zoning standards. 
 
 
Objective:   Encourage creation of jobs and growth of economic development. 
 
Delano has historically been very successful in promoting economic development.  
Since 2002 with the adoption of its Comprehensive Plan, Delano has been planning for 
new industrial growth northeast of the City as evidenced by the City’s extraterritorial 
land use plan.  Delano has been working to extend necessary utilities and street 
system. 
 
In creating a city industrial park, cities bear the cost of utilities, road systems, and 
services which are reflected in the sale price of land.  Wright County cities compete with 
each other as well as the Metropolitan Area for economic development.  In this light, the 
creation of an unsewered industrial park with lower performance standards than the 
adjoining city gives the Township a competitive advantage that may deter a business 
from entering a city or may delay the City’s ability to finance improvements for 
developing an urban industrial park. 
 
The impact of creating Township industrial parks does not just impact Delano.  
Historically, businesses or industries that did not wish to comply with Delano’s industrial 
standards chose to locate in other Wright County communities.  In the past, Delano has 
lost businesses to Montrose and Howard Lake.  These transplanted businesses help 
these communities to create local jobs, expand the industrial tax base, and pay for 
urban utilities and services.  Lower cost Township industrial areas (no utilities, SAC, 
WAC) will discourage industries from moving to the next city. 
 
In our discussion, you indicated that this land use decision is to accommodate the type 
of industries that may not be pursued by cities (i.e., storage yards, contractors, etc.) in 
order to give the Township the ability to grow its tax base.  Our response to this is that 
Delano and other Wright County cities have industrial zoning districts that include the 
range of land uses suggested in the County’ I-1 district.  In this light, we disagree with 
the assumption that these uses will not located in cities.  Secondly, we question if the 
County is really building significant tax base if it does not have performance standards 
that insure high quality industrial development.  What is the tax base from a storage 
yard? 
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In conclusion, based on the information you shared with us, we believe that Delano and 
the County can work together in establishing workable transition areas.  However, we 
believe the creation or expansion of Township industrial and commercial areas directly 
conflicts with the stated goals and objectives for maintaining healthy, vital cities. 
 
You indicated that the County has already established industrial zoning for our property 
in Franklin Township and it is unlikely that would change.  Understanding the political 
realities of this situation, Delano requests the following considerations: 
 
1. The proposed County industrial land use area far exceeds your industrial zoned 

land.  Similar to your request of Delano for smaller transition areas, we request 
that the County’s industrial land use area be reduced in size to the current zoning 
area.  The County can reassess the need or desire for additional land once the 
current industrial area is developed.  At that point, the County can evaluate the 
advantages or disadvantages to a larger Township industrial park. 

 
2. We request that County Planning re-examine the range of conditional uses in the 

I-1 district. The uses may be narrowed to reflect the County’s description of 
industrial uses that do not require urban services, or not appropriate for urban 
areas.  We question allowing B-2 district commercial uses in an industrial area. 

 
3. Delano is very concerned over the operation and appearance of the Township’s 

industrial areas.  In this respect, we would request the County to re-examine its 
performance standards related to the following: 

 
a. Building front exterior finishes. 
b. Outdoor lighting. 
c. Fencing and screening of exterior storage. 
d. Required landscaping. 
e. Buffer yard along Highway 12. 
f. Off-street parking standards, curbing, surfacing, striping, screening, and 

quantities. 
 
 Delano zoning is found on the City’s website and may provide some sample 

language.  Our standards will be applied within the City’s nearby industrial park.  
By establishing similar development standards, we hope to establish quality 
industrial areas that reflect well on both the Township and City. 
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We hope that you can appreciate Delano’s position on these land use matters and will 
work with us to mutually resolve these outstanding issues.  Thank you for your 
consideration. 
 
 
Sincerely, 
 
NORTHWEST ASSOCIATED CONSULTANTS, INC. 
 
 
 
Alan R. Brixius, AICP 
Principal 
 
 
 
c: Phil Kern, Marlene Kittock 
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