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Land Use Guide Plan
To guide land use and development,
the Comprehensive Plan includes a
Land Use Guide Plan (attached as a
fold out colored map) that depicts
designated future land uses for all
parcels within the city. The land use
designations in the Land Use Guide
Plan work hand-in-hand with
zoning districts to implement the
City’s land use vision. While zoning
districts operate on the micro level
with detailed development
limitations and performance
standards, the future land use
designations operate on the macro
level and deal with broader land
use issues. Zoning districts may
allow specific uses that are not
allowed under the future land use
designations, and vice versa. For a
development proposal to be
approved, however, the proposed
land use must comply with both
the applicable zoning district and
future land use designation.

This section explains the range of land uses that are allowed in each land use
designation. Occasionally, landowners submit applications to amend the land
use designation that applies to their property. In evaluating requests for such
amendments, the City will carefully consider 1) whether there has been a
change in the factors upon which the existing designation was originally
adopted that would justify the amendment (for example, the opening of a
new freeway ramp or transitway or the change in air traffic noise) and, if not,
2) whether the proposed use constitutes an unanticipated development
opportunity that would better serve the city and the surrounding
neighborhood than the uses envisioned by the existing designation.

Low Density Residential
This designation allows residential development between zero and five
dwelling units per acre. Typical development includes detached single family
homes, although cluster housing below five units per acre and individual two
family units meeting the minimum lot size requirements of the Zoning
Ordinance are also allowed. Access requirements in this designation are low
compared to other uses and this design ation should generally be avoided in
areas with excellent access to transportation facilities. In areas with steep
slopes or other natural features worthy of protection, clustered housing
design or large lots are appropriate to protect natural resources.

Medium Density Residential
This designation allows residential development between five and 10
dwelling units per acre. Typical development includes townhomes, patio
homes, two family dwellings, condominiums, and low rise apartments. Access
requirements in this designation are moderate, therefore locations with
access to nearby arterial and collector streets are most appropriate.

High Density Residential
This designation allows residential development greater than 10 dwelling
units per acre. Typical development includes multiple story apartments and
condominiums. Given that access requirements for high density residential
uses are high, this designation should be located only in areas adjacent to
arterial and collector streets, and some level of transit service should
generally be available.

Public
This designation applies to areas set aside for public uses.  Typical uses
include parks, schools, fire stations, municipal buildings, libraries, and open
space. Access requirements of public uses vary widely and must be evaluated
according to the nature of the particular use.

2.6 Future Land Use
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Quasi-Public
This designation, when combined
with the proper zoning, provides
areas throughout the community for
privately owned uses that resemble
public uses such as churches, private
schools, private country clubs,
nursing homes, funeral homes, day
care, and private cemeteries. Certain
open spaces used for utility
transmission lines are also included.
Access requirements of quasi-public
uses vary widely and must be
evaluated according to the nature of
the particular use. Larger traffic
generators should be located adjacent
to arterial or collector streets.

Conservation
This designation applies to areas
preserved in their natural condition
for the protection of habitat, wildlife,
and surface water drainage. Typical
uses include natural areas, park
reserves, wildlife conservation areas,
storm water storage and associated
facilities. Access to conservation
areas should be controlled and
roadways which border or cross
conservation areas require special
design consideration.

Water
This designation applies to medium
and large bodies of water. Typical
water bodies receiving this
designation include rivers and open
water lakes as classified by the
Minnesota Department of Natural
Resources.

Right-of-Way
This designation applies to existing
public rights-of-way and large areas
that are reserved for future
right-of-way needs. The designation
is not meant to delineate every
future right-of-way need and does
not substitute for the master
right-of-way plan. As portions of
parcels are dedicated or otherwise
acquired for right-of-way purposes,
their designation is automatically
changed to the Right-of-Way
designation without formal plan
amendment.

Office
This designation allows professional
and business offices and related
accessory retail and restaurant uses
serving the needs of office building
tenants. Access requirements for
office uses are high, so land should
only be designated Office when
adjacent to arterial and collector
streets. Non-accessory commercial
uses are not allowed within this
designation based on the desire to
establish areas free from the
intrusion of more intensive
commercial enterprises. Residential
uses are allowed within this
designation when fully integrated
with an office land use and all owed
in the underlying zoning district.
Due to compatible land use
characteristics, hotels are allowed on
sites guided Office, provided the site
is appropriately zoned for a hotel and
within one mile of a freeway
interchange.

Typical Low Density Residential Use

Typical Medium Density 
Residential Use

Typical High Density Residential Use

Typical Office Use
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Typical General Business Use

Typical General Business Use

Typical Community Commercial Use

Typical Community Commercial Use

General Business
This designation allows a wide range
of commercial uses that are suitable
for the relatively small, shallow
parcels of the City’s neighborhood
commercial nodes. Allowed
development includes retail and
service uses such as neighborhood
supermarkets (20,000 sq. ft. and
below), small shopping centers (up to
100,000 sq. ft. total with individual
tenants of 20,000 sq. ft. or less), drug
stores, restaurants (10,000 sq. ft. or
less), and gas stations. Office uses are
allowed within this designation when
integrated with a commercial use or
as a stand alone use. Residential uses
are allowed within this designation
only when fully integrated with a
general business land use and
allowed in the underlying zoning
district. Access requirements for this
designation are moderate to high, so
land should only be designated
General Business when in close
proximity to arterial or collector
streets. This designation excludes
larger scale retail and service uses
that require larger parcel sizes or
freeway visibility, such as hotels and
motels, “big box” retail, medium and
large sized shopping centers,
hospitals, and automobile sales.

Community Commercial
This designation allows all General
Business activities plus additional,
larger scale service and retail uses
that require larger parcels such as
supermarkets and restaurants of any
size, medium sized shopping centers
(up to 250,000 sq. ft. total with
individual tenants of 80,000 sq. ft. or
less), and theaters. Hotels and motels
are allowed within the Community
Commercial designation only when
the site is within one mile of a
freeway interchange. Office uses are
allowed within this designation
when integrated with a commercial
use or as a stand alone use.
Residential uses are allowed within
this designation only when fully
integrated with a commercial land
use and allowed in the underlying
zoning district. Access requirements
for this designation are high, so land
should only be designated
Community Commercial when
adjacent to arterial or collector
streets. This designation excludes
regionally oriented retail and service
uses that demand easy access from
the freeway system such as large
shopping centers, “big box” retail,
hospitals, or automobile sales.
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Regional Commercial
This designation allows all “General
Business” and “Community
Commercial” activities plus
additional service and retail uses
that require easy access from the
freeway system such as hotels and
motels, “big box” retail, large
shopping centers, hospitals, and
automobile sales. Office uses are
allowed within this designation
when integrated with a commercial
use or as a stand alone use.
Residential uses are allowed within
this designation only when fully
integrated with a commercial land
use and allowed in the underlying
zoning district. Access requirements
of regional commercial uses are very
high, so land should only be
designated Regional Commercial
when it is in close proximity to
freeways and adjacent to arterial or
collector streets.

Industrial
This designation allows industrial
uses including manufacturing and
warehousing. Industrial uses are
heavy generators of employment
and truck traffic and should have
locations that are served by arterial
and collector streets and close to
freeways. Office uses play an
important support role in industrial

areas and are allowed within this
designation when integrated with an
industrial use or as a stand al one use.
Unrelated commercial and
residential uses including auto sales
are not allowed in industrial areas so
that they do not interfere with
industrial activities.

High Intensity 
Mixed Use
This designation works together with
the HX-2 and CX-2 Mixed Use Zoning
Districts to allow only master-
planned, high intensity uses that are
physically integrated with one
another, that will attract visitors from
within and beyond the region, and
will achieve a magnitude of economic
activity sufficient to generate
significant additional development on
surrounding properties.

Airport South Mixed Use
This designation works together
with the HX-R Zoning District to
foster a mixture of intense,
employment oriented, tourist
oriented, residential and support
uses in areas with excellent transit
service. The mixed use vision for this
area is implemented through HX-R
standards that require residential
uses to be included, set minimum
development intensities and restrict
surface parking.

Typical Regional Commercial Use

Typical Regional Commercial Use

Typical Industrial Use

Typical High Intensity Mixed Use



City of Bloomington, Minnesota

2.18  Land Use

Typical Airport South Mixed Use

Commercial Zoning
Districts
To help implement the
community's vision, Bloomington
has recently adopted twenty-first
century commercial zoning
districts.  New features within the
districts include:

• Minimum intensity
requirements.

• Minimum building heights.

• Maximum building setbacks.

• High density residential uses
allowed when vertically or
horizontally integrated with
commercial uses.

• Design standards including
window requirements, streetside
entrance requirements, and
anti-blank facade requirements.

Rezoning of land to these new
districts is currently underway.

Table 2.6 
Guide Plan Designations, 2008 Comprehensive Plan Update

Residential
Designation  Density
(Estimated Estimated Range in
Employees/Acre) Acres Percent Residential Units/Acre

Percent Acres Min Max

Low Density Residential 7,231 29.2 100 7,231 0 5

Medium Density Residential 710 2.9 100 710 5 10

High Density Residential 856 3.4 100 848 10 No 
limit

Public 1,739 7.0 0 0 NA NA

Quasi-Public 611 2.5 0 0 NA NA

Conservation 4,746 19.2 0 0 NA NA

Water 2,000 8.1 0 0 NA NA

Office (82) 675 2.8 0 0 0 60

General Business (33) 167 0.7 0 0 0 83

Community Commercial (33) 281 1.1 0 0 0 83

Regional Commercial (33) 201 0.8 0 0 0 83

High Intensity Mixed Use (100) 123 0.5 0 0 0 60

Airport South Mixed Use (100) 88 0.4 3.4 3 30 131

Industrial (30) 1,101 4.4 0 0 NA NA

Right-of-Way 4,219 17.0 0 0 NA NA

Note: No guide plan designation changes are proposed from the previous
Comprehensive Plan as part of the 2008 update.

Source: Bloomington Planning Division, 2008.
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Strategy 1.1

Encourage a balance of uses within Bloomington.

● Carefully evaluate proposals to amend land use design ations to ensure
that an appropriate mixture of uses is maintained citywide and that uses
are appropriately distributed.

● Ensure that a sufficiently diverse employment base remains within
Bloomington as one component in maintaining a diversified local economy.

Strategy 1.2

Encourage growth to occur in appropriate locations.

● Promote additional high density development along the I-494 Corridor
especially within three primary growth nodes (Airport South, Penn
American and Normandale Lake).

● Use land use controls to channel most high and medium density residential
and mixed use growth to locations near transit, services, amenities and
employment.

● Use land use controls to channel most non-residential growth to defined
nodes and corridors near freeways and transit.

● Use land use controls to preserve the character of low density
neighborhoods.

● Preserve and enhance natural areas.

● Encourage additional residential uses within and adjacent to commercial
areas.

● Preserve, where appropriate, industrial sites with rail access.

● Guide development to locations where necessary sanitary sewer capacity
is available or can be cost effectively added.

Strategy 1.3

Craft the Zoning Ordinance to work hand in hand with the

Comprehensive Plan to achieve the City’s development vision.

● Continue to update and modernize Bloomington’s Zoning Ordinance to
align development standards with the City's vision of becoming ever
more sustainable.

Goal 1 Encourage an efficient, desirable arrangement and distribution of land uses.

2.7 Goals, Strategies, Actions
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Strategy 1.4

Mitigate land use conflicts.

● When considering development proposals and requests to change zoning or
guide plan designations, evaluate the surrounding land uses and their l evel
of compatibility with the proposed land use. The location of inherently
incompatible land uses adjacent to one another will be strongly
discouraged, unless the incompatibility can be sufficiently mitigated.

● Ensure that mixed use developments are designed in a manner that
maximizes the benefits of mixing uses while mitigating any less positive
impacts.

● In instances where it is desirable, or unavoidable, to have less compatible
land uses adjacent to one another, require the proposed land use to
provide an appropriate transition or buffer.

● Where land use conflicts currently exist, encourage mitigation measures
such as the retrofit of screening or the redevelopment of one of the
incompatible land uses.

● Encourage the timely completion of air noise mitigation by the
Metropolitan Airports Commission.

● Encourage land use integration with transportation facilities.

● Enforce existing noise standards, encourage timely completion of ongoing
aircraft noise insulation efforts and develop new standards for aircraft
noise insulation.

Strategy 2.1

Prepare District Plans as needed to coordinate sustainable renewal with
needed, cost effective infrastructure improvements.

Strategy 2.2

Coordinate infrastructure capacity and redevelopment proposals.

● Renew the City's transportation and utility infrastructure on an ongoing
basis to accommodate forecasted growth.

● Encourage additional density to occur in locations where infrastructure
capacity is or will be in place to su pport growth.

● Where appropriate, require applicant funding of infrastructure
improvements necessary to serve the proposed redevelopment.

Goal 2 Ensure that redevelopment improves local conditions.
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● Consider infrastructure constraints during development reviews and
avoid redevelopment that cannot be adequately served by existing
infrastructure or planned infrastructure improvements.

Strategy 2.3

Promote redevelopment of outdated or incompatible land uses and
vacant buildings.

● Prepare District Plans, prepare Redevelopment Plans and allocate strategic
funding to guide future redevelopment.

Strategy 2.4

Require that renewal mitigate impacts on adjacent property that are in
excess of current impacts.

● Consider negative impacts on adjacent property during development
reviews.

● Require mitigation of impacts as necessary through conditions of approval.

Strategy 2.5

Oppose inappropriate conversions of existing structures.

● Deny proposals to convert an existing structure to a use for w hich it was
not intended (for example, conversion of an industrial building to a retail
use) unless the site can be renovated and reconfigured to fully meet Code
requirements and the needs of the ne w land use.

● Pursue enforcement action against illegal use conversions.

Strategy 2.6

Ensure that renewal sites are suitably sized for the proposed
replacement land use.

● Carefully consider the ability of the proposed site size to accommodate
the proposed level of development without increasing impacts.

Strategy 2.7

Avoid redevelopment or land subdivision that leaves behind difficult to
develop “orphan parcels.” “Orphan parcels” are parcels that are unlikely
to be redeveloped unless they are combined with an adjoining parcel.

● Consider whether proposed development creates or leaves behind “orphan
parcels” due to their small size, lack of access or inability to meet the
performance standards of the underlying zoning district.

● Consider whether “orphan parcels” are created or left behind due to
actions of the applicant or due to actions of others.
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Strategy 3.1

Promote and facilitate State and Federal investments in freeway,
roadway and transit infrastructure.

● Support the completion of planned Bloomington transitway
improvements (I-35W BRT and Cedar Avenue BRT).

● Advocate for the study and creation of a transitway within the I-494
employment corridor to connect the Hiawatha and Southwest LRT lines.

● Advocate for and support freeway and roadway improvements necessary
to accommodate future traffic and redevelopment, most notably the high
priority reconstruction of interchanges at I-494/US-169 and at I-494/I-35W.

● Obtain dedication of rights-of-way and easements as necessary to
accommodate future infrastructure improvements.

Strategy 3.2

Promote and facilitate regional investments in sanitary sewer
infrastructure.

● Advocate for and support sanitary sewer improvements to the regional
system that are necessary to support forecast future sewer flow levels.

● Obtain dedication of rights-of-way and easements as necessary to
accommodate future infrastructure improvements to support added
development.

Strategy 3.3

Maximize the benefits of the MSP International Airport to Bloomington.

● Pursue the implementation actions outlined in the Airport Impact
Element and the District Plans. 

Strategy 3.4

Encourage the creation of environmentally sustainable businesses and
development.

Goal 3 Promote continued economic development for the city and the region.
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Strategy 4.1

Protect and, where appropriate, enhance environmentally sensitive
areas, such as floodplains, bluffs, steep slopes, and wetlands.

● Enforce Code standards and develop new standards as needed.

● Where possible, preserve wetlands for wildlife preserves, open space or
stormwater management.

Strategy 4.2

Encourage the identification, preservation, and maintenance of sites
with historic, architectural, archeological, environmental and cultural
value or significance.

● Integrate historic, architectural, archeological, and cultural preservation in
the routine activities of the City, such as zoning, code enforcement, public
works, and economic development.

● Applications for permits in relation to a Class I or Class I I historic or
identified prehistoric site will be reviewed by City staff. If a Certificate of
Appropriateness is required, staff will prepare a recommendation to the
City Council.

● Require environmental reviews for development impacting the
Minnesota River Bluff, the steep valley section of Nine Mile Creek, the
bottomland woods along the Minnesota River and the prairie and oak
savanna in the Regional Park Reserve.

Strategy 4.3

Preserve resources for future generations.

● Preserve examples of major natural plant communities.

● Preserve and protect wildlife habitat.

● Support efforts to conserve energy.

● Encourage the use of solar and geothermal energy in Bloomington.

● Promote sustainable building construction and design.

● Encourage changes to International and State building codes to encourage
sustainability.

Goal 4 Preserve environmental and historic resources.
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