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FINAL ALTERNATIVE URBAN AREAWIDE REVIEW 
MITIGATION PLAN and RESPONSE TO COMMENTS 

for the 
RICE COUNTY 

COUNTY STATE AID HIGHWAY 1 (CSAH 1) and  
INTERSTATE 35 (I-35) STUDY AREA 

 
 
 
 
I. Final AUAR Plan - Executive Summary 
 
 
A. Introduction 

The Mitigation Plan and Response to Comments has been prepared to address comments received 
on the Draft Alternative Urban Areawide Review (AUAR) for the Rice County - County State 
Aid Highway 1 (CSAH 1) and Interstate 35 (I-35) Study Area during the public review period 
and to provide a mitigation plan for the proposed development.  The Draft AUAR was distributed 
for public comment on September 26, 2005; 1,080 acres were considered for environmental 
review in the Draft AUAR.  Comments were received by Rice County through November 10, 
2005, which included a 15-day extension of the original 30-day comment period.  In total, 24 
different parties/agencies provided comments on the Draft AUAR document; these comment 
letters are included in Appendix A of this Response to Comments and Mitigation Plan. 
 
The Final AUAR has reduced the area of environmental study to approximately 556 acres.  Two 
districts comprise the 556 acres for environmental review: 
� Phase I Area: 480-acres surrounding the four quadrants of CSAH 1 and I-35. 
� North Area: 76-acres of the study area at the southwest quadrant of Trunk Highway 19 (TH 

19) and I-35. 
 
The Phase I Area, North Area, Reserve Area and Conservation Corridors are further defined in 
the Overview Section. 
 
The Mitigation Plan has been prepared for the CSAH 1/I-35 study area based on Environmental 
Quality Board (EQB) guidelines, feasibility reports and in responding to the comments received on 
the Draft AUAR prepared by RLK Incorporated on behalf of the Rice County Board of 
Commissioners, the regulatory governmental unit (RGU).  The Final AUAR includes 556-acres of 
the 1,080-acres identified in the Draft AUAR.  The Reserve Area of 524-acres forms the balance 
of the 1,080-acre study area.   

 
 
B. Overview 

The Rice County Board of Commissioners authorized preparation and publication of this AUAR 
as part of their consideration to rezone the 1,080-acre area to Highway Commercial (HC) in 
December 2004.  As a result of the AUAR and associated investigations, the implementation date 
for rezoning of the 1,080-acre study area has been extended to September 1, 2006.  
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In addition, Rice County has approved the formation of three task force committees to develop 
plans for the subject study area to ensure a smooth implementation of the zoning change.  
Committee No. 1 is tasked with preparing a Master Plan and an AUAR for the subject area.  
Committee No. 2 is charged with preparing a Master Plan for the I-35 corridor to explore creation 
of potential economic development authorities.  Committee No. 3 is tasked with organization of 
the master plans for economic development opportunities.  The Committees and the Planning 
Commission are not exploring if the new zoning is possible, but rather how best to implement the 
new HC zoning. 
 
The 1,080-acres of the Draft AUAR have been divided into three distinct areas for the Final 
AUAR.  The Phase I Area of 480 acres and the North Area of 76-acres comprise the acreage 
within the Final AUAR (556-acres).  The third area is identified as the Reserve Area, rezoning of 
this area to HC is recommended with the balance of the 1,080-; however, the Reserve Area is not 
part of the Final AUAR.  Conservations corridors are located throughout the three district areas; 
details regarding conservation corridors are further defined following the descriptions of the three 
district areas. 

 
 

� Phase I Area - The Phase I Area generally consists of the four (4) quadrants of the Interstate 
35 and CSAH 1 intersection, and comprises approximately 480 acres.  As part of the 
environmental review process (AUAR), it is anticipated that the general land use type in this 
Area will be distribution and warehouse facilities.  The Area will likely take approximately 
ten (10) years to fully develop.   

 
The Phase I Area is where Rice County commits to making necessary sanitary sewer, water, 
and roadway improvements to accommodate urban density development consistent with the 
HC District.  This 480-acre Area is designated to be the first to receive sanitary sewer and 
water infrastructure.  Specific extension of sanitary sewer and water laterals within the Phase 
I Area will be based on the desire of individual property owners or when individual 
development proposals warrant extension of said services.  Rice County will execute a 
Development Agreement for every approved development in the HC District.  A stipulation 
in every Agreement will relate to the timing and financing for connection to central sanitary 
sewer and water services.  Any land development in the Phase I Area must connect to central 
sanitary sewer and water services.  At the discretion of the Rice County Board of 
Commissioners, on-site septic sewer and on-site water may be permitted on an interim basis, 
until central sanitary sewer and water are available. 

 
 
� North Area - The North Area is generally located in the southeast corner of the Trunk 

Highway 19 and CSAH 46 intersection, and comprises a total of approximately 50 
developable acres and 26 acres of Conservation Corridor.  Of the 76 acres, approximately 50-
acres are already zoned HC.  Current land uses in this quadrant are the Big Steer Truck Stop, 
the Pine Cove restaurant, and D & S Concrete.  The existing land uses occupy approximately 
20 acres of land and are served with on-site septic sewer and water.   

 
The North Area is not currently served by central sanitary sewer and water infrastructure, nor 
is it projected to serve this Area in the near-term.  Rice County does not currently plan to 
make investments in central sanitary sewer or water facilities to either accommodate new 
development or to replace failing on-site septic sewer and water systems for existing and/or 
future land uses.  At this time, it is anticipated that the North Area will receive central 
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sanitary sewer and water services when these utilities may be economically extended north 
from the current Reserve Area.  No timeframe has been established for extending utilities to 
the North Area. 
 
Environmental review has been completed to accommodate full development of the 76-acre 
North Area and corresponding Conservation Corridor.  As part of the AUAR, it was 
determined that the North Area has regions of limited soil capacity to accommodate land 
development dependent on on-site septic sewer and water and a presence of environmentally 
sensitive areas.  Further, the intersection of CSAH 46 and Trunk Highway 19 is currently 
operating at a Level of Service C, but is not well designed to accommodate a significant 
addition of background and/or new truck and car traffic.     
 
As a result, development will be allowed to occur in the North Area, consistent with the HC 
District and other applicable Rice County Ordinances, so long as the specific land 
development is “low impact” and does not have the potential to negatively impact sensitive 
environmental features, future provision of central sanitary sewer and water infrastructure, 
and operation of County and State roadway systems.     

 
 
� Reserve Area - The Reserve Area is located north of the Phase I Area and south of the North 

Area.  The Reserve Area is that area where Rice County will make future infrastructure 
investments to support urban density development consistent with the HC District.  It is 
anticipated that the Reserve Area will begin to experience pressure for urban density 
development as the Phase I Area approaches full development sometime in the next ten (10) 
years.  

 
It is the intent of Rice County to encourage contiguous and phased development in the area 
zoned HC.  Rice County places its highest priority on promoting development in the Phase I 
Area and serving this development with central sanitary sewer and water services.  Until the 
Phase I Area is substantially developed and infrastructure to support the area is paid for, 
development in the Reserve Area and its associated infrastructure are secondary priorities for 
Rice County. 
 
Rice County will begin to promote land development and the extension of central sanitary 
sewer and water to the Reserve Area when the following criteria have been met: 

 
1. Land development in the Phase I Area has been completed, generally in a contiguous and 

phased manner, such that not to begin land development in the Reserve Area may 
artificially elevate land prices beyond market conditions in the Phase I Area, and; 

2. Extension of central sanitary sewer and water utilities may be accomplished in a 
financially feasible manner, and; 

3. Completion of environmental review requirements to accommodate anticipated land 
development. 

 
Rice County will involve any affected townships to execute a Development Agreement for 
every approved development in the Reserve Area.  A stipulation in the Agreement will relate 
to timing and financing for connection to central sanitary sewer and water utilities.  All land 
development in the Reserve Area will be required to connect to central sanitary sewer and 
water services. 
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� Conservation Corridor(s) - Conservation Corridors: those areas generally defined on the 

Master Plan that may include natural resource characteristics sufficient for protection and/or 
enhancement.  Because the Conservation Corridors may contain sensitive environmental 
areas, property owners are alerted to the fact that future development constraints may exist on 
these properties.  In addition the Corridors are identified to accomplish specific public 
purposes. 
 
The Conservation Corridors shall be generally configured as shown on the Master Plan and 
preserved in order to accomplish the following public purposes: 
 
1. Woodland and wetland protection, replacement, and enhancement; 
2. Restoration and enhancement of native plants; 
3. Stormwater infiltration and management; 
4. Trails and open space system that is lineal and provides a connection and continuity from 

one area to another. 
 
 
C. Background 

The Draft AUAR was published on September 26, 2005 for the initial 30-day comment period; 
the comment period was extended an additional 15 days based on requests from the cities of 
Northfield and Faribault.  The comment period officially ended November 10, 2005. 
 
A 1,080-acre study area, as defined on Figure 1-Site Map, formed the basis on the Draft AUAR.  
The 1,080-acre study area is bordered by State Trunk Highway 19 (TH 19) on the North, County 
State Aid Highway 46 (CSAH) 46 on the West, paralleling CSAH 1 on the South from CSAH 46 
to Baseline Road, and I-35 on the East, in Forest and Webster Townships plus the Southeast 
Quarter of Section 12, the North Half of the Northeast Quarter of Section 13, and the Northwest 
Quarter of Section 13, all within Township 111 North Range 21 West, Forest Township, Rice 
County, Minnesota. 
 
The Draft AUAR identified a potential building square footage of 11,500,000 square feet for 
warehouse / distribution center, office, office / showroom and retail use.  The Draft AUAR did 
not specify an implementation date or a point of beginning for the development to occur within 
the 1,080-acre site.  Figure 2 is the Master Land Use Plan, which was studied in the Draft AUAR.  
Figure 2 identifies the development clusters, conservation corridors, access location, etc., which 
formed the base plan for study in the Draft AUAR. 
 
Concurrent with the publication of the Draft AUAR, Rice County’s Committee No. 1 continued 
to discuss the size and magnitude of the Draft AUAR area.  Committee No. 1 endorsed a list of 
criteria to assist the County Board of Commissioners in proceeding with development of the 
study area in an orderly, phased and contiguous manner.  Committee No. 1’s recommendation for 
the study area resulted in the following implementation strategies:  

 
1. Creation of an Overlay Zoning District 

An overlay-zoning district should be created for the study area with language indicating that 
the proposed land uses be consistent with the master land use plan.  This overlay may be a 
Planned Unit Development (PUD) District with a specific list of uses permitted, or to be 
included, in the new zoning district. 
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2. Review/Revise the Subdivision Ordinance 
The Rice County Subdivision Code should specifically define the process and procedure that 
a proposed development must pursue to be processed and reviewed.  An opportunity exists to 
add language to the Subdivision Code for the HC District specifying and referencing the 
approved master land use plan. 

 
3. Phasing Plan for Infrastructure 

The discussion of the phasing of infrastructure to accommodate a targeted, orderly and 
contiguous build-out/extension of the water, sanitary sewer, and transportation roadway 
improvements as the primary tool for determining how, when, and where development occurs 
in the study area. 

 
4. Economic Development/Marketing Plan 

A professional economic development/marketing consultant should be retained to prepare a 
study to determine the highest and best use of the study area, and to identify the primary uses. 

 
5. Land Use/Infrastructure/Fiscal Study 

An evaluation of costs beyond the specific study area should be considered.  An 
analysis/report should be pursued to project, over time, the initial infrastructure costs, taxes, 
and fee revenues that could be generated by development of the study area.  There should be 
consideration to select or entertain a developer who will control large parcels of land (300 
acres or more) within the study area. 

 
The additional investigation and issues brought forth in the comments received has clearly 
defined a process for the Final AUAR and Mitigation Plan to follow to ensure a phased, 
contiguous and orderly development and careful consideration of the allocation of County 
resources, both financial and environmental.  As a result of the additional investigation, the Final 
AUAR has reduced the area of environmental study to approximately 480 acres surrounding the 
four quadrants of CSAH 1 and I-35 and the approximate 76-acre area near the intersection of TH 
19 and CSAH 46. 
 
The planning, research and analysis completed during the preparation of the Draft AUAR has 
resulted in creation of the Final AUAR Master Plan (Figure 3).  The Final AUAR plan proposes 
beginning development in the year 2009, which will enable the County to undertake the necessary 
measures to properly market, design and plan for the warehouse/distribution development in the 
Phase I Area and low impact development in the North Area. 
 
A plan for the phased, orderly and contiguous growth of the development and infrastructure is 
being presented as a component of the Final AUAR.  This phased implementation plan and 
reduction of the study area for the Final AUAR is in response to both the comments received on 
the Draft AUAR and additional planning investigation endorsed by both Committee No. 1 and the 
Rice County Board of Commissioners. 
 
The six month period between the comments received on the Draft AUAR and the preparation of 
the Final AUAR/Mitigation Plan were utilized to perform the additional investigation to support 
the Final AUAR.  The attachments to this Final AUAR are the research documents that have 
allowed the County to endorse a reduced area of environmental review of 556-acres. 
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Following the Mitigation Plan are the responses to the Draft AUAR comments as prepared by 
RLK Incorporated on behalf of Rice County.  The responses have been answered with the 
perspective of the modified 480-acre Phase I Area (Figures 4 and 6) plus 76-acre North Area 
(Figures 5 and 7) as the Final AUAR area.  The balance of the Draft AUAR study area that is 
outside of the Final AUAR study area will be preserved for development until or about 2019, or if 
additional environmental studies are undertaken on the assumption that the Final AUAR are 
changed.   
 
The Mitigation Plan describes the mitigation measures for the environmental impacts anticipated 
as a result of development of the 480-acre Phase I Area and the 76-acre HC-zoned North Area for 
the Final AUAR study area. 
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II. Mitigation Plan 
 
The mitigation plan describes those items Rice County will complete to minimize the potential negative 
impact of development associated with the 480-acres described herein as Phase I, and the approximate 76-
acres associated with development of the North Area. 
 
 
A. Infrastructure 
 

1. Sanitary Sewer 
The Phase I and North Areas are not currently served with central sanitary sewer 
infrastructure.  Rice County will prioritize the extension of central sanitary sewer 
infrastructure to serve the 480-acre Phase I Area.  The provision of sanitary sewer service 
will coincide with planned development consistent with Rice County’s HC zoning district.  
The primary strategy for achieving the extension of sanitary sewer infrastructure is to extend 
existing services from one of three cities:  Faribault, Lonsdale, or Northfield.  Each of these 
three cities has existing sanitary sewer districts with permitted wastewater treatment facilities.  
The initial cost to extend a sanitary sewer trunk line to one of the quadrants of the 480-acre 
area has been estimated at $2.8 million in 2006 dollars.  Rice County will initiate negotiations 
with each of the respective cities to gauge interest and define parameters for the extension of 
sanitary sewer service.  If Rice County is unable to reach a reasonable accommodation with 
any of the three Cities mentioned above, a central sanitary sewer treatment system will be 
located on-site.  Refer to Attachment A for additional information on the sanitary sewer. 
 
The North Area will be served by on-site septic treatment systems consistent with Rice 
County’s amended HC zoning and subdivision ordinance provisions regarding “low impact” 
development. 
 

2. Water. 
The Phase I and North Areas are currently not served with central water infrastructure.  A 
centralized water well, pump, elevated storage tank, and treatment plant will be constructed 
in the Phase I Area.  Rice County will establish or partner with parties to create a water utility 
district that will be responsible for the management, operation and maintenance of the water 
distribution system.  Rice County will prioritize the provision of water service to serve the 
480-acre Phase I Area.  The provision of water service will coincide with planned 
development consistent with Rice County’s HC zoning district. 
 
The North Area will be served by on-site water systems consistent with Rice County’s 
amended HC zoning and subdivision ordinance provisions regarding ‘low impact” 
development. 

 
The water system will provide both domestic and fire protection for the proposed 
development.  The initial cost to install a water system to the first quadrant of the 480-acre 
area is estimated at $2.3 million in 2006 dollars.  Refer to Attachment A for more detailed 
information on the water utility. 
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B. Traffic 
A Traffic Impact Study for the 480-acre Phase I Area and Traffic Memorandum for the North 
Area were prepared as part of this AUAR (see Attachments B1 and B2).  This traffic analyses 
focused on CSAH 46 and CSAH 1, Baseline Road, and TH 19 associated with the full build-out 
of the Phase I Area and an estimated 218,000 square feet of additional retail within the 76-are 
North Area.   
 
As generally defined in the Traffic Study, CSAH 1 will be improved to accommodate the 
anticipated traffic load from the Phase I Area.  These improvements could include additional 
travel lanes in each direction on both sides of the CSAH 1/I-35 bridge extending to the CSAH 1 
intersection with CSAH 46 and Baseline Road.  Left and right turn lanes will be required at the 
accesses and a signal or roundabout traffic control will be required when warranted.  The 
intersections of CSAH 1 with the I-35 ramps will be improved to include turn lanes and traffic 
control improvements as warranted.  The operation and ability of CSAH 1 to handle the 
anticipated traffic volume is limited by the size of the existing bridge.  Rice County will work 
with the Minnesota Department of Transportation (MnDOT) and the Federal Highway 
Administration (FHWA) to coordinate the planning for a potential new interchange and will 
identify potential external funding sources.  Interim measures may be implemented to extend the 
viability of the existing facility as warranted, including: adoption and enforcement of Travel 
Demand Management (TDM) measures, and phased limitation to full access on CSAH 1. 
 
In the North Area Rice County will maintain an overall Level Of Service (LOS) “C” for CSAH 
46 and TH 19 intersection, with no one leg of operation worse than “D”.  A traffic study, 
including assessment of township roads, will be required for any development accessing the 
County road system.  The study will focus on the operations and safety of the access, and shall 
include any intersection that is impacted by 100 or more a.m. or p.m. peak hour trips.  Future 
growth of background traffic may be precedent to further development of the North Area, or until 
roadway improvements are made to CSAH 46 and TH 19, and/or I-35 ramps. 

 
 
C. Water Quality (Stormwater) 

A Comprehensive Stormwater Management Plan has been prepared for the Phase I and North 
Areas.  Rice County will adopt this plan and require its implementation as part of its development 
review process.  The County’s zoning and subdivision ordinances will be amended to include 
implementation of the Stormwater Management Plan. 

 
Rice County’s approval of a development in a specific quadrant shall include a detailed 
stormwater report, which includes base data of an actual topographical/wetland delineation 
survey and soil borings to enable analysis of the infiltration of the subject soils.  The stormwater 
routing system and report shall be a component of the project approval as the County reviews and 
approves any final development plans.  Refer to Attachment C for the Concept Drainage Report. 

 
 
D. Zoning and Subdivision Ordinance Amendments 

Rice County will adopt amendments to its zoning and subdivision ordinances that implement this 
mitigation plan and allow for the development of the Phase I and North Areas. 
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E. Conservation Corridors 
Conservation corridors have been generally located on the Master Plan prepared for this AUAR.  
The County will amend its zoning and subdivision ordinances to regulate the preservation of, and 
development adjacent to the Conservation Corridors.  Rice County will also prepare a 
Conservation Corridor plan prior to development of the Phase I Area.  The plan will focus on the 
following general topics: 
 
1. A more specific delineation of the Conservation Corridor; 
2. Identification of, and strategies for the preservation, restoration, and enhancement of 

significant wetland, woodland, and native plant areas; 
3. A general trail and open space system that is lineal and connected throughout the 

development area; 
4. A general stormwater infiltration and management system; 
5. A strategy for the financing and constructing of these improvements. 

 
 
F. Noise 

Existing residential areas west of CSAH 46 from the Phase I and North Areas may require 
mitigation from additional noise associated with land development.  Rice County will require the 
placement of structures and berms heavily planted with conifers to create barriers between any 
new noise source associated with development in the Phase I and North Areas.  To the extent 
possible, Rice County will require site planning of industrial and distribution buildings to place 
truck court and loading areas on the interior side of buildings. 

 
 
G. Staff Position/County Liaison 

Rice County will designate a position that is responsible for overseeing development of the HC 
zoned area.  Specific tasks may include communication with interested developers and builders, 
marketing the property, overseeing the extension of infrastructure to the site, and negotiating 
financial incentives. 

 
 
H. Detailed Survey, Wetland Inventory, and Phase I Environmental Site Assessment 

Rice County will require an ALTA survey with topographic contours, delineation of wetland 
boundaries (if needed), and Phase I Environmental Site Assessment for any land development in 
the Phase I and North areas.  Rice County will require the results of soil tests as part of any 
development review in the North Area. 

 
 
I. Financial Analysis 

Rice County has retained Springsted Financial Advisors for the preparation of a preliminary 
financial analysis associated with the extension of sanitary sewer and water infrastructure and 
certain roadway improvements necessary to support anticipated development in the Phase I Area.  
This financial analysis is found in Attachment D.  Rice County will continue to analyze its 
infrastructure and roadway financing alternatives, and select a preferred financing strategy prior 
to the commencement of infrastructure and roadway improvements. 
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Mitigation Plan Figures and Exhibits 
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	Ed Olson, Faribault, MN email dated October 26, 2005
	Comment:  C.  Industrial process wastewater
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	Comment: Water Quality
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	Cannon River Watershed Partnership dated October 25, 2005
	Submitted to Cannon River Watershed Partnership by George Kinney, Northfield, MN

	Response:  Heath Creek is not a recommended discharge point.  A TMDL has not been done; Heath Creek is now outside the Final AUAR area.
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	Debra M. Sullivan memo dated October 25, 2005
	Rice Soil and Water Conservation District letter dated October 25, 2005
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	Charles A. Skinner memo dated October 24, 2005
	Stages of development and infrastructure have not been fully addressed.  Specifically there has 
	Throughout the AUAR there are references to the “Master Plan” for the recommendations in the
	There is mention of the fact that Heath Creek has run dry for a month or more in the summers
	How will dry weather affect the use of Heath Creek for wastewater?
	There is a suggestion that the use of berms and additional vegetation will mitigate the additional…
	This mentions the possible presence of endangered and threatened species on the land.  “Prior to 
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