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Business Item  

C Community Development Committee Item: 2011-119  

Meeting date:  May 02, 2011  

ADVISORY INFORMATION 
Date: April 28, 2011 

Subject: City of Crystal – Comprehensive Plan Update  
Set a Public Hearing Date on A Proposed Plan Modification  
Metropolitan Council Review File No. 20598-1   
 

District(s), Member(s):  District 6, Council Member James Brimeyer 
Policy/Legal Reference: Minnesota Statutes Section 473.175 

Staff Prepared/Presented: Connie Kozlak, Manager Transportation Systems Planning 
(651-602-1720) 
Phyllis Hanson, Manager Local Planning Assistance (651-
602-1566) 
Guy Peterson, Director Community Development Division 
(651-602-1418) 

Division/Department: Community Development / Local Planning Assistance 

Proposed Action 
That the Community Development Committee hold a public hearing on May 16, 2011 at 
4:30 PM on a proposed plan modification for the 2008 – City of Crystal 2030 
Comprehensive Plan Update as described in Documentation of Substantial Departure 
from 2030 Aviation System Plan and in Attachment 1.  

Issue 
Should the Metropolitan Council find that the City’s 2030 Comprehensive Plan Update is 
more likely than not to contain a substantial departure from the regional aviation system 
plan?  

Statutory Authority  
As permitted by Minnesota Statutes section 473.175, subdivision 1, the Council may 
require a local governmental unit to modify its comprehensive plan or part thereof that is 
inconsistent with the metropolitan system plan if the Council concludes that the local 
plan is more likely than not to have either a substantial impact on, or to contain a 
substantial departure from, the Council’s adopted policy plans and capital budgets for 
metropolitan transportation service. 

Background 
The city of Crystal submitted its Comprehensive Plan Update (CPU) on May 29, 2009.  
The CPU was initially found incomplete for review on June 16, 2010, (Attachment 2).  
Supplemental information was received by the Council on August 13, 2010, in which the 
city made some of the needed changes and provided a portion of the incomplete 
information. A second incomplete letter was sent to the City on September 3, 2010 
(Attachment 3). Supplemental information was received on March 15, 2011, and the CPU 
was found complete for review on April 4, 2011 (Attachment 4).  The Council has 120 
days or until July 13, 2011 to complete its review of the CPU.   

In the Council’s completeness determination letters of June 16, 2009, September 3, 
2010, and April 4, 2011, the City was also advised that the CPU was not in conformance 
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with the 2030 Transportation Policy Plan (TPP) for the aviation system. The letters 
indicated that the CPU substantially departs from the Council’s adopted metropolitan 
system plan for aviation.  The April 4, 2011 letter also stated that Council staff will 
recommend that the Metropolitan Council: (1) find that the City’s 2030 Comprehensive 
Plan Update is more likely than not to contain a substantial departure from the 
metropolitan aviation system plan contained in the 2030 Transportation Policy Plan 
adopted in 2004, (which incorporates the 1996 Aviation Policy Plan), and (2) require the 
City to modify its 2030 Comprehensive Plan Update.  

Council staff has met with city representatives to resolve outstanding issues. The city 
and the Council have not been able to come to agreement on these issues. For these 
reasons, consistent with the April 4, 2011 letter, Council staff recommends that the 
Metropolitan Council: 

1) Find that the City’s 2030 Comprehensive Plan Update is more likely than not to 
contain a substantial departure from the Metropolitan Aviation System Plan 
contained in the 2030 Transportation Policy Plan adopted in 2004, (which 
incorporates the 1996 Aviation Policy Plan); and 

2) Require the city to modify its 2030 Comprehensive Plan Update. 

Documentation of Substantial Departure from 2030 Aviation System Plan 
There are three broad issues that the city must address in relation to the plan 
modification: 1) References to closure of the Crystal Airport; 2) Proposed City Land Use 
Requirements on Crystal Airport; and 3) Land Use Compatibility Guidelines for Aircraft 
Noise. These required modifications are addressed in Attachment 1 and are discussed 
below. 

References to Closure of the Crystal Airport  
Crystal’s 2030 CPU contains several references to closure and redevelopment of the 
Crystal airport, which are a substantial departure from the 2030 metropolitan aviation 
system plan contained in the TPP.  Crystal airport is shown throughout the 2030 
metropolitan aviation system plan in maps, tables and text as a minor airport in the 
Regional Airport System; the plan has no discussion of and gives no indication of closing 
the airport. (When the Region makes infrastructure improvements, whether they are 
roads, bridges, parks, sewer lines or airports, the presumption is that they will be in 
perpetuity.)  Therefore, there is no basis for making any reference to closure or 
redevelopment of the Crystal Airport. In order to conform to the 2030 metropolitan 
aviation system plan, the city of Crystal needs to modify the language in Chapters H and 
M of its plan as shown in Attachment 1. 

Crystal’s 2030 Comprehensive Plan Update was prepared in response to the 2004 
System Statement prepared for the city, which summarized the metropolitan aviation 
system plan contained in the 2030 Transportation Policy Plan (TPP) adopted by the 
Metropolitan Council in 2004.  The 2004 TPP defines the regional aviation system as one 
major airport, one intermediate airport, six minor airports and three special purpose 
airports.  It contains a map of the Regional Airport System (Fig 2-15), which identifies 
Crystal airport as one of the minor airports.  It includes a summary of facility 
characteristics and status for all of the airports in the regional system (Table 2-5), which 
also includes Crystal airport and its characteristics.   
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In addition, the 2004 plan states: “The 1996 Aviation Policy Plan remains in effect with 
the exception of the Land Use Compatibility Guidelines. These guidelines have been 
revised to reflect the MSP Part 150 Update for 2007 and are included in Appendix H.” As 
noted here, this revision to the noise guidelines only affected MSP, not the Crystal 
Airport, so all portions of the 1996 metropolitan aviation system plan are also applicable 
to the Crystal Airport. 

The 1996 Aviation Policy Plan shows Crystal airport as part of the Regional Airport 
System.  Under the discussion of “The Reliever Airports” the Plan states that FAA has 
designated Crystal airport as a reliever airport for MSP.  The 1996 Plan specifically 
discusses Crystal Airport as follows:  “In a 1992 amendment to Crystal’s long-term 
comprehensive plan, the city indicated a preference to put the airport land into 
nonairport use.  This is not consistent with the Aviation Policy Plan, and the Council 
required the city to make a plan modification.  The MAC has no plans to abandon Crystal 
Airport.  Such a move would exert strong pressure on future development at Flying 
Cloud and Anoka County-Blaine Airports and increase the need to locate a new 
northwest metropolitan reliever airport.  Development of a long-term comprehensive 
plan was recommended in 1993 to address the city’s concerns with airport safety and 
land-use compatibility.  Preparation of a plan was coordinated with the Tri-City Airport 
Commission (Crystal, Brooklyn Park, Brooklyn Center), and a public hearing was held in 
1996.  Council review is anticipated in early 1997.”  The LTCP referenced in the 1996 
Plan was not completed. 

An Updated Long Term Comprehensive Plan (LTCP) for the Crystal Airport was completed 
by MAC in 2008. It was reviewed by the Metropolitan Council on October 22, 2008 
(Business Item 2008-282) and also included in the updated aviation system plan 
adopted by the Council as part of the 2030 TPP in November, 2010. The public hearing 
record from the TPP adoption shows 220 comments were received on the plan; none 
were received from the city of Crystal. The LTCP recommends that some runways be 
closed, but it does not recommend closure of the Crystal airport. Although the city of 
Crystal is not required to include such recent plan updates in its comprehensive plan update 
(the 2008 plans are not required to reflect anything newer than the 2004 system statement 
information), the city did include some information from the 2008 LTCP in its CPU. 

Proposed City Land Use Restrictions on Crystal Airport  
The city’s Comprehensive Plan Update (CPU) text and policies refer to the airport as 
being accommodated by an airport overlay that allows the airport to continue operating; 
prohibits expansion of runways; permits landside facilities only as low-density residential 
development (LDR) and requires City Council approval for other types of uses; applies 
safety criteria to address aircraft noise compatibility; and raises airport need, safety and 
redevelopment issues, which were addressed in the Metropolitan Airport Commission’s 
(MAC) recent Long Term Comprehensive Plan (LTCP) for the Crystal Airport. 

The city, in its CPU, needs to recognize that the MAC, designated in state law as an 
Airport Authority, has jurisdiction over its airport property and system operation that 
precludes city controls. In the land use section of the CPU, the land use categories for 
the 2030 planned land use map includes a definition of “Airport (LDR) as “Property 
owned by the MAC for the operation of the Crystal Airport.  In the event that all or part 
of the airport is redeveloped for non-aviation uses, then the underlying guidance would 
be low-density residential until such time as a Comprehensive Plan Amendment is 
adopted which reclassifies all or part of the airport site for other uses.” 
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The base zoning of the airport by the city is not within its purview. The MAC within its 
own legal parameters and federal and state requirements, determines appropriate on-
site development. 

Land Use Compatibility Guidelines for Airport Noise 
The airport noise portion of the CPU is not in conformance with the Aviation System Plan. 
The city’s CPU states: “…the city does not intend to adopt ordinance revisions 
implementing the Land Use Compatibility Guidelines for Aircraft Noise”; and the city’s 
submittal states, “The city elects not to adopt or implement the Land Use Compatibility 
Guidelines for Aircraft Noise; neither the Transportation Policy Plan nor the enabling 
statute requires that the city do so.”  

Appendix H of the 2004 Transportation Policy Plan does require that “Communities 
should assess their noise impact areas and include a noise program in their 2008 
comprehensive plan,” and no other noise program has been included in lieu of the Land 
Use Compatibility Guidelines for Aircraft Noise. 

The 1996 Aviation System Plan includes the following “Mandatory Elements” for local 
comprehensive plans: 

Adopted land-use compatibility guidelines for aircraft noise: 

• Map depicting aircraft noise zones of any adjacent airport(s) impacting the 
community. 

• Identification of incompatible land use activities, recommended plan and 
strategy to remove incompatibility. 

• Description of overlay zoning ordinance to be adopted for attenuation of aircraft 
noise. 

• Description of local building codes as part of a strategy to implement noise 
attenuation of aircraft noise. 
 

The city, in a letter from its attorney to Phyllis Hanson dated April 14, 2011, among 
other issues, maintains that noise attenuation cannot be required. As shown above, the 
Council has required this since 1996. Noise attenuation has been included in the Aviation 
System Plan, and local communities are required to be in conformance with system plans. 

Plan Modification Process 
The process for requiring and enforcing a comprehensive plan modification includes:  
(1) a public hearing, (2) the adoption of findings, and (3) a resolution.  The proposed 
schedule for considering the City’s Comprehensive Plan Update is as follows: 

May 11, 2011 Post public hearing notice 

May 16, 2011 
Hold public hearing at Community Development Committee at 
4:30 PM 

May 23, 2011 Close public hearing record at 4:30 PM 

June  6, 2011 
Review of hearing record by Community Development 
Committee with action forwarding recommendations to the 
Metropolitan Council  

June 22, 2011 
Formal action by the Metropolitan Council on the City’s 
proposed Plan Update 
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The public hearing will include a brief overview of the following issues and an opportunity 
for the City and interested parties to present comments. 

• Does the Update follow the process described in the Metropolitan Land Planning 
Act? 

• Does the Update represent a substantial departure from the regional aviation 
system plan?  

Funding 
Not applicable. 

Known Support / Opposition 
The city of Crystal has indicated a preference to redevelop the airport into non-aviation 
use since at least 1992 and has been previously required to modify its comprehensive 
plans, see “Background 1992-2004” (Attachment 5). The city’s attorney sent a letter to 
Phyllis Hanson of the Council dated April 14, 2011, in which he claims that the city is in 
compliance with the Aviation System Plan, questions that the Council can require the city 
to adopt aircraft noise guidelines and requests that the Council “…reconsider statements 
and blanket pronouncements unsupported by facts or law in the letter…so we can avoid 
this unnecessary hearing.” 

Attachments 
1. Table 1: Text Changes required to bring the 2030 Crystal Comprehensive Plan 

Update into conformance with the 2030 Transportation Policy Plan for the  
Aviation System  

2. Incomplete Letter, dated June 16, 2009 

3. Incomplete Letter, dated September 3, 2010 

4. Complete Letter, dated April 4, 2011 

5. Background 1992—2004 
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Attachment 1 

Table 1: Text Changes required to bring the 2030 Crystal Comprehensive Plan Update into 
conformance with the 2030 Transportation Policy Plan for the Aviation System  

 
Reference 

No. 
Text to be Modified  Chapter/Section  Page reference 

  Text to be modified is in indicted in Italics. All text references are to the March 8, 2011 
2030 Crystal Comprehensive Plan Update ‘marked changes’ version. Received by the 
Metropolitan Council on March 15, 2011. 

   

1.  Remove:  In the event that all or part of the airport is redeveloped for non­aviation uses, then the 
underlying guidance would be Low Density Residential until such time as a Comprehensive  Plan 
Amendment is adopted which reclassifies all or part of the airport site for other uses.  

Land Use/ 
Land Use 
Categories 

21 of 152;  
4th bullet from 
top 

2.   Remove (under Descriptions of Specific Potential Redevelopment Areas):   Area # 2. The 
Crystal Airport is one of six ‘reliever airports ‘owned and operated by the Metropolitan Airports 
Commission (“MAC”).  Closure and redevelopment of the Crystal Airport site are preferred by the city 
under the current Comprehensive Plan, mainly due to safety concerns (hundreds of housing units in 
the safety zones) and little local benefit from the facility.  MAC has adopted a Long Term 
Comprehensive Plan (LTCP) for the facility which would eliminate two of the four runways (one 
primary and one crosswind) and attempt to redevelop a small share of the site for as­yet­
undetermined non­ aviation purposes.  MAC has not indicated they intend to close the facility, but the 
type of aviation using this airport is in decline, regionally and nationally.  At any point in the future, 
it is conceivable that MAC may determine that the continued operation of the Crystal Airport is no 
longer warranted.  The 436 acre airport site (336 in Crystal) offers the greatest opportunity in the 
northwest suburbs and along the Bottineau transit corridor for significant infill development 
including new employment centers and housing.  For this reason the entire airport site remains a 
potential redevelopment area, though any such redevelopment would depend on future decisions by 
MAC regarding the continued operation of the Crystal airport and conversion of all or part of the 
property to non­aviation use.  For the purposes of this plan, it is assumed that the Crystal Airport will 
still be in operation in 2030 and no non­aeronautical development will have occurred on the site. 

Redevelopment
Descriptions of 
Potential 
Redevelopment 
Areas 

/  49 of 152; 
Area #2 Airport 

3.  Remove: This chapter addresses the role of the Crystal Airport in the regional aviation system, 
describes the city’s policies for accommodating the continued operation of the facility by the 
Metropolitan Airports Commission, and reaffirms the city’s position favoring closure of the airport 
and redevelopment of the site. 

OR 

Leave text  in document and add qualifying sentence to the statement:“The City recognizes 
that its position on closure of the airport does not conform to the adopted metropolitan aviation 
system plan adopted by the Metropolitan Council as part of its 2030 Transportation Policy Plan, nor 
is it consistent with MAC’s Long Term Comprehensive Plan (LTCP) for the airport.  

Aviation/
Overview 

  111 of 152 

4.  Remove: However, the City does not intend to adopt ordinance revisions implementing the Land Use 
Compatibility Guidelines for Airport Noise. 

Add text adopting noise standards based upon the following requirement:  Appendix H of 
the 2004 Transportation Policy Plan requires that “Communities should assess their noise impact 
areas and include a noise program in their 2008 comprehensive plan.” (No other noise program 
has been included in lieu of the Land Use Compatibility Guidelines for Aircraft Noise.) 

Aviation/ 
Background 

111 of 152 

5.  Remove:  In Crystal, the airport is zoned R­1 Low Density Residential for future planning purposes 
with an Airport Overlay district recognizing the continued operation of the Crystal Airport. 

Aviation/ 
Backgrou d n

111 (bottom) and 
112 of 152 

6.  Remove:  One of the goals of MAC”s LTCP is to allow some small parts of the airport to be used 
for non‐aeronautical, revenue generating business property.  Such use would require City Council 
approval in the form of an amendment to the city’s Comprehensive Plan, revisions to the Zoning Map 
and possibly a Conditional Use Permit depending on the specific use proposed. 

Aviation/ 
Background 

1
 
12 of 152  

7.  Remove:  However, the city recognizes that it does not have the authority to close the Crystal 
Airport. For this reason, the city’s aviation policies are as follows:  c) If MAC proposes non­
aeronautical uses on part of the airport site, the city will consider such Comprehensive Plan 
amendments, Zoning Map revisions and Conditional Use Permits in accordance with the city’s 
normal exercise of its land use authority for such uses. 

Aviation
Policies 

/  112‐113 of 152; 
c) 
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Background 1992-2004  
Summary 

6/1/1992: The City of Crystal submitted an amendment (CPA) to their existing 
comprehensive plan.  

1/14/1993: Council acted on the proposed CPA, requiring a plan modification.  

2/23/1993: The City of Crystal response indicating that the City would not modify the 
CPA regarding the Crystal airport.  

10/12/1993: The City of Crystal submitted a modified comprehensive plan.  

1/6/1994: The Council acted to inform the city that it had not made all the plan 
modifications previously recommended.  

11/19/1999: The City submitted its 1998 Comprehensive plan to address the 1996 
Regional Blueprint and 1997 System Statements. 

7/26/2000: The Metropolitan Council allowed the city to place its plan into effect with the 
understanding that potential impacts could not be determined until a long term plan for 
the airport is prepared by MAC and approved by the Council.  (The Long Term 
Management Plan (LTMP) for the Crystal airport was adopted by the Metropolitan Council 
on October 22, 2008.)  

1993 Plan Modification  

On June 1, 1992, the City of Crystal submitted a Comprehensive Plan Amendment (CPA) 
to the Council that included amending several elements of the city’s plan including the 
Crystal airport area.  The Council took action on the CPA at its January 1/14/1993 
meeting and required the City of Crystal to modify the CPA.  Part of the required plan 
modifications concerning the Crystal Airport were as follows: 

That the Metropolitan Council: 

1. Adopt the staff report and findings as described in the staff report as part of these 
recommendations. 

2. Inform the city of Crystal that pursuant to the Metropolitan Land Planning Act 
(Minnesota Statutes sec. 473.175.Subd. 1). The city may not place its plan 
amendment into effect until it has been modified in the following manner: 

a. incorporate as part of its comprehensive plan the aviation system development 
priorities as found in the Council's Aviation Development Guide… 

b. remove all references opposing long-term and land use compatibility planning 
activities associated with Crystal Airport; 

c. remove all references to rezoning the Crystal Airport site and all references to 
designating the site a legal nonconforming use; 
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1993 City Response 

In a letter to the Council from the city dated February 23, 1993 the City indicated that 
Crystal agreed with the all of the requested modifications except those specifically 
regarding Crystal Airport. The City’s concern centered on the MAC being responsible for 
preparing the long term comp plan for the airport and as such would only look at two 
alternatives-maintenance or expansion of the airport and that consideration of closure of 
the airport would not be given appropriate consideration. 

On October 12, 1993, The City of Crystal submitted a modified plan.  As stated in the 
submittal letter “All modifications, with the exception of those relating to the Crystal 
Airport, were completed as requested by the Metropolitan Council.”   

1993 Comp Plan Amendment Plan Modification/1994 Council action 

On January 6, 1994 the Metropolitan Council acted on the Crystal Comprehensive Plan 
Amendment.  This amendment and review was to determine if the required modifications 
to the Crystal plan had been made. Excerpts from the report including findings and 
recommendations are as follows: 

Analysis 

Of the eight required modifications, five have been met: The city has satisfactorily 
modified its 'aviation policies related to structural height restrictions; aircraft flight 
paths; regulation of seaplane surface water activities; has removed references to 
rezoning the airport site and designating it a legal nonconforming use, and has 
removed references to Light Rail Transit (LRT)…….. 
In addition to the modifications, the Council also made a recommendation regarding 
preparation of a long-term comprehensive plan for the airport. The city and the MAC 
have agreed to prepare a long-term plan for Crystal airport as a means to address 
safety and land-use compatibility issues. The study is progressing according to 
schedule. 

Recommendations 

That the Metropolitan Council adopt the attached staff report with the following 
recommendations: 

1. Inform the city of Crystal that it may not adopt the amended community 
comprehensive plan until all the plan modifications, as previously recommended 
by the Council are made. 

2.  Recommend the city continue to work with the Metropolitan Airports Commission 
and the Metropolitan Council on a long-term comprehensive plan for the Crystal 
airport. 

3.  Inform the city, that as part of its next comprehensive plan amendment, it must 
verify its adoption of the Council's Interim Strategy to Reduce Nonpoint Source 
Pollution to All Metropolitan Waters'. 

The city of Crystal did not submit an amendment to its CPU for the 1994 Council action.   
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1998 CPU 

The Council adopted the 1996 Regional Blueprint and released system statements in 
January 1997.  The City of Crystal submitted its CPU for review on November 19, 1999.  
The Council’s July 26, 2000 review included the following:  

Findings and Conclusions 

“The potential impacts and mitigation measures concerning issues related to 
relocating the Crystal Airport cannot be established until a long-term comprehensive 
airport plan is prepared/submitted by the MAC and approved by the Council.  The 
Council will prepare an issues paper addressing the airport plan and community 
issues as part of the year 2000 Aviation Policy/System Plan Update.” 

Recommendations 

That the Metropolitan Council adopt the Executive Summary and Review Record with 
the following recommendations: 

1. That the city of Crystal may place its 2020 Comprehensive Plan into effect with no 
plan modifications. 

2. That the plan meets all of the Metropolitan Land Planning Act requirements for 
1998 plan updates. 
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