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Committee Report

J Community Development Committee 
Environment Committee 
For the Metropolitan Council meeting of August 10, 2011 

Item: 2011-202 

ADVISORY INFORMATION 
Date Prepared: August 3, 2011 

Subject: City of Crystal 2030 Comprehensive Plan Update, Tier II Comprehensive 
Sewer Plan, Review File No. 20598-1 

Proposed Action:  

That the Metropolitan Council adopts the attached Advisory Comments and Review Record, 
and the following: 

1. Authorize the City of Crystal (City) to put its 2030 Comprehensive Plan Update into 
effect, noting that the Update is not consistent with Council policy for land use and 
housing; 

2. Advise the City to: 

a. Send the Council the dates the Bassett Creek and Shingle Creek watersheds 
approve the City’s local surface water management plan (LSWMP), the date the 
City adopts the final LSWMP, and a copy of the final LSWMP. 

b. Participate in Council activities to monitor redevelopment in developed 
communities. 

c. Implement the advisory comments noted in the Review Record for Land Use 
and Housing. 

3. Approve the City of Crystal’s Tier II Comprehensive Sewer Plan 

Summary of Committee Discussion / Questions:  
Community Development Committee 

Local Planning Assistance staff member Denise Engen presented the report and the proposed 
actions to the Community Development Committee. Chair Cunningham commended staff for 
their work in reaching a resolution to the aviation issues with the City’s comprehensive plan 
update (Update), as well as for similar efforts with other communities. The Chair then asked 
whether the affordable housing requirements the City was being asked to meet represented 
a unique situation, or whether this was something other cities had been asked to do and had 
done. Ms. Engen replied that cities’ comprehensive plans were assessed as to whether they 
met their assigned share of the region’s affordable housing need and sufficiently guided land 
to address that need − and that other communities had done so in their comprehensive 
plans. Guy Peterson, Community Development Director, affirmed this and noted that one 
other jurisdiction, White Bear Township, had initially failed to meet its affordable housing 
need share, but had since revised its plan. Crystal would be the only community that had not 
adequately guided land to accommodate its share of the region’s affordable housing need.  

Council Member (CM) Rummel asked whether there were consequences to the City for not 
meeting its obligations. Mr. Peterson replied that there was a potential consequence. Mr. 
Peterson had contacted the Crystal City Manager in hopes of possibly having further 
conversations to resolve the situation. However, failing changes in the Update, he would 
probably come back to the CDC to reconsider whether Crystal should be permitted to 
continue participation in the Livable Communities grants program.  
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CM Smith asked if we knew why the City was choosing not to guide enough [higher density] 
land in their Update to be in compliance. Ms. Engen presented reasons cited in the City’s 
Update. CM Wulff added that prior to a change to state law about 15 years ago, communities 
could have land that was guided one way and zoned another. Since cities now must make 
comprehensive plan guiding and zoning correspond, they may have to change zoning on 
existing properties, which can make residents unhappy. CM Wulff also noted that cities may 
give up leverage with developers if land is zoned prior to giving project approvals. CM Elkins 
commented that he understood CM Wulff’s position, but thought that it was possible to draft 
the kind of ordinance that provided good development by right. CM Kramer commented that 
he thought that we should be careful that punishment to the City did not lead to not 
achieving the Council’s goals. Not allowing the City to apply for LCA monies may risk this. 
Council action, if and when it is considered, should be nuanced.  

CM Cunningham asked if there were other questions for staff. CM Elkins asked if he 
understood correctly that the Metropolitan Airports Commission (MAC) had not established 
noise contours for this airport. Connie Kozlak, Metropolitan Transportation Services, 
answered that there were previously set noise contours, but that newer plans call for 
removing one runway. It is likely the extent of the noise contours will shrink as a result. MAC 
provided the City with a map showing the noise impacts of the new plans. However, until 
environmental studies are complete, the City will not have access to the final information 
needed to zone for noise. The Update initially said that the City would not adopt a noise 
ordinance at all. Council staff communicated that the City needs to adopt an ordinance, but 
that it can wait until they have more information from MAC. CM Elkins asked whether the 
City has reached out to MAC regarding noise mitigation. Ms. Kozlak replied that the City was 
not at the stage to consider this. 

A motion to adopt the proposed action was made and seconded. The Chair called for 
discussion. CM Elkins commented that if the City put in an application for a LCA grant, it 
would likely be for the type of project that the Council would support in the community. CM 
Wulff commented that it may be more cost effective for Crystal to zone properties when 
development happens, rather than to fund a large zoning study.  

CM Cunningham remarked that from his perspective, staff had been flexible in negotiating a 
solution to issues and that housing and equity issues were high on his list of priorities. If the 
Council has set a standard, and all other cities have abided by this standard, integrity must 
be maintained − to the system overall, to state statute and to previous council policy. CM 
Smith concurred with the concern about setting a precedent for future Council actions. CM 
Rummel stated that she appreciated what Mr. Peterson said about there being a future 
process for continuing efforts to encourage the City to revise its land use guiding, and that 
her understanding is that the Council will continue to work with the City. 

CM Wulff said that she would prefer the advisory comment be removed and, after some 
discussion, moved to remove item 2C from page one of the staff report. CM Elkins seconded 
the motion. There was no discussion. The motion to amend the proposed action failed. There 
was no further discussion. The original motion carried 7-1. 

Environment Committee 
In response to a comment from Council Member Rummel, staff confirmed that the 
Community Development Committee will address housing/land use. CM Rummel asked what 
the difference is between Tier I and Tier II sewer plans. Staff explained that the terminology 
is referenced in the separate statutes in the Land Planning Act and the Sewer Act. The Tier II 
wastewater plan requires much more detailed information regarding the local community’s 
wastewater collection and, where applicable, its treatment system. Motion to approve the 
City of Crystal’s Tier II Comprehensive Sewer plan was made, seconded, and passed 
unanimously.  
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Business Item 

C 
E 

Community Development Committee 
Meeting date:  August 1, 2011 

Item: 2011-202 

Environment Committee 
Meeting date:  July 26, 2011 

 

ADVISORY INFORMATION 
Date Prepared: July 20, 2011 

Subject: City of Crystal 2030 Comprehensive Plan Update 
Tier II Comprehensive Sewer Plan 
Review File No. 20598-1 

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

Staff Prepared/Presented: Denise P. Engen, Principal Reviewer (651-602-1513) 
Phyllis Hanson, Local Planning Assistance Manager  
(651-602-1566) 
Kyle Colvin, Engineering Services Asst. Manager  
(651-602-1151) 

Division/Department: Community Development / Planning and Growth 
Management 
Environmental Services/ Engineering Services 

 
Proposed Action 

That the Metropolitan Council (Council) adopts the attached Advisory Comments and Review 
Record, and the following: 

Recommendation of the Community Development Committee:  

1. Authorize the City of Crystal (City) to put its 2030 Comprehensive Plan Update into 
effect, noting that the Update is not consistent with Council policy for land use and 
housing; 

2. Advise the City to: 

a. Send the Council the dates the Bassett Creek and Shingle Creek watersheds 
approve the City’s local surface water management plan (LSWMP), the date the 
City adopts the final LSWMP, and a copy of the final LSWMP. 

b. Participate in Council activities to monitor redevelopment in developed 
communities. 

c. Implement the advisory comments noted in the Review Record for Land Use 
and Housing. 

 

Recommendation of the Environment Committee: 

Approve the City of Crystal’s Tier II Comprehensive Sewer Plan. 



N:\CommDev\LPA\Communities\Crystal\Reports\Crystal 2030 CPU_Committee Reports\Crystal 2030 CPU Committee Report 20598‐1.docx  4. 

ADVISORY COMMENTS  

City of Crystal 2030 Comprehensive Plan Update and  
Tier II Comprehensive Sewer Plan 

Review File No. 20598-1, Council Business Item No. 2011-202 
 
The following Advisory Comments are part of the Council action authorizing the City to 
implement its 2030 Comprehensive Plan Update (Update) and approving the City’s Tier II 
Comprehensive Sewer Plan: 

Community Development Committee  

1. The Council-adopted Local Planning Handbook states that the City must take the 
following steps: 

(a) Adopt the Update in final form after considering the Council’s review 
recommendations; and 

(b) Submit one electronic copy and one hard copy of the Update to the Council. 
The electronic copy must be organized as one unified document. 

A copy of the City Council resolution evidencing final approval of the Update should be 
submitted to the Council. 

2. The Council’s Handbook also states that local governments must formally adopt their 
comprehensive plans within nine months after the Council’s final action. If the Council 
has recommended changes, local governments should incorporate those 
recommended changes into the plan or respond to the Council before “final approval” 
of the comprehensive plan by the governing body of the local governmental unit 
(Minn. Stat. § 473.858, subd. 3). 

3. Local governmental units must adopt official controls as described in their adopted 
comprehensive plans and must submit copies of the official controls to the Council 
within 30 days after official controls are adopted (Minn. Stat. § 473.865, subd. 1). 

4. Local governmental units cannot adopt any official controls or fiscal devices that 
conflict with their comprehensive plans or which permit activities in conflict with the 
Council’s metropolitan system plans. (Minn. Stat. §§ 473.864, subd. 2; 473.865, 
subd. 2). If official controls conflict with comprehensive plans, the official controls 
must be amended within nine months following amendments to comprehensive plans 
(Minn. Stat. § 473.865, subd. 3). 

Environment Committee 

1. The Council-approved Tier II Comprehensive Sewer Plan becomes effective only after 
the Update also receives final approval by the City’s governing body. After the Update 
receives final approval by the City and the Tier II Sewer Plan becomes effective, the 
City may implement its Update to alter, expand or improve its sewage disposal 
system consistent with the Council-approved Tier II Sewer Plan. 

2. A copy of the City Council Resolution adopting its Update, including the Tier II Sewer 
Plan, must be submitted to the Council. 
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Background 

The City of Crystal (City) is a first-ring suburban community of approximately 3,697 acres, 
located in Hennepin County. It bordered by the following cities: New Hope on the west, 
Brooklyn Park on the north, Brooklyn Center and Robbinsdale on the east and Golden Valley 
on the south, (Figure 1). 

The 2030 Regional Development Framework (RDF), as adopted by the Metropolitan Council 
(Council) in January 2004, identified Crystal as within the “Developed Community” geographic 
planning area, (Figure 2).  

The City submitted its 2030 Comprehensive Plan (Update) to the Council for review to meet 
the Metropolitan Land Planning Act requirements (Minn. Stat. 473.175) and the Council’s 
2005 Systems Statement requirements. 

Review History 

The 2030 comprehensive plan updates were due to the Metropolitan Council for its review by 
December 31, 2008, unless a community requested an extension of this date to no later than 
May 29, 2009. The City of Crystal applied for and was granted an extension, and the Council 
received the City’s original Update submission on May 29, 2009. On June 16, 2009, the 
Council sent the City a letter outlining the results of the Council’s initial completeness review. 
This review found the Update to be incomplete for review for aviation, forecasts, housing, 
implementation, ISTS, land use, local surface water management, regional parks, resource 
protection, transportation, wastewater and water supply. The letter also provided advisory 
comments for transportation and for aviation. The aviation comments indicated that the 
Update was not in conformance with the Council’s system plans for aviation.  

The Council received supplemental information from the City a year later on August 13, 
2010. On September 3, 2010, Council staff found the Update remained incomplete for review 
as it still lacked information needed to complete the review for housing, implementation, land 
use and regional parks. Advisory comments were provided for aviation, forecasts and land 
use. The aviation comments indicated that while the Updated was now complete for review 
for aviation, it was not in conformance with the 2030 Transportation Policy Plan (TPP) for the 
Aviation system − and that if the required revisions were not submitted, Council staff would 
recommend that the Metropolitan Council find that the Update is more likely than not to have 
a substantial impact on or contain a substantial departure from the TPP and would require 
the City to modify the Update. (The Council provided the City with similar comments in 1993, 
and in 1994 when the Council recommended a plan modification for aviation; the 
modification was not made.) The advisory comments for forecasts indicated that the Update’s 
planned land use did not appear to accommodate the City’s forecasted household growth of 
approximately 851 units, even if all redevelopment occurred at the highest densities allowed 
in the Update. 

The Council received additional information on March 15, 2011, which allowed the Council to 
find the Update complete for review. On April 4 the Council sent the City a letter indicating 
that while the Update was complete for review for aviation, it substantially departed from the 
Council’s adopted metropolitan system plans for aviation and, if implemented, would have a 
substantial impact on the regional Aviation System. The letter also indicated that: 

“Council staff, therefore, 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 Aviation System Plan contained in the 2030 Transportation Policy Plan 
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adopted in 2004 (which incorporates the 1996 Aviation Policy Plan) and (2) require the 
City to modify its 2030 Comprehensive Plan Update.” 

The letter also included advisory comments for housing and land use. The housing comments 
indicated that the Update did not guide residential land in sufficient quantities or at sufficient 
densities to provide the opportunity for new development to meet the City’s allocated share 
of the region’s affordable housing need. The City was notified that,  

“Absent enough land guided at densities to facilitate affordable housing development, the 
Update is inconsistent with Council policy and the requirements of the Land Planning Act. 
This situation also raises concerns about the city’s ability to pursue its affordable and 
lifecycle housing goals as a Livable Communities Act participating community.  Before 
final adoption, this comprehensive plan update should be amended to guide a sufficient 
amount of land that could be developed at higher residential densities to accommodate 
the city’s share of the region’s affordable housing need.”   

The reviewer comments for land use similarly indicated that, while the revised Update 
provided additional information on how the City is guiding land for residential development 
through 2030, the future land use shown in the Update was not sufficient to accommodate 
the 10,000 households forecasted for the City by 2030.   

On May 16, the Council’s Community Development Committee (CDC) held a public hearing 
regarding a potential modification to the City’s Update. Testimony was taken at the hearing; 
the public comment period remained open until 4:30 p.m. May 23. The record of this public 
hearing is found in Attachment 1. In accordance with state law, the Council had 120 days, or 
until July 13, to complete its formal review of the Update. On June 2, the City staff 
requested, and on June 3 Council staff agreed, to extend the 120-day review period an 
additional 60 days, to September 11. Representatives from the City and the Council met on 
June 13 to discuss outstanding issues.  

On July 1 the Council received the City’s revised Update, which reflected the discussions of 
June 13. On July 15, the Council sent a letter to the City saying that staff review of this 
supplemental information found that the Update was now in conformance with the TPP for 
the Aviation system, and the Council could proceed with its standard Update review process. 
The letter noted that the concerns for land use and housing outlined in the Council’s April 4 
letter were not addressed in the latest submittal, remained outstanding and, unless they 
were addressed prior to the Committee review process, would be discussed in the staff’s 
report. 

Rationale – Standard of Review & Findings 

1. Does the proposed Update conform to Regional Systems Plans?  

2. Is the Update consistent with Metropolitan Council policies? 

3. Is the Update compatible with plans of adjacent governmental units and plans of 
affected special districts and school districts?  

Conformance with Regional Systems Plans: 

1. Regional Parks Yes 
2. Transportation including Aviation Yes 
3. Water Resources Management Yes 

(Wastewater Services and Surface Water Management) 
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Consistent with Council Policy Requirements: 

1. Forecasts Yes 
2. Housing No 
3. 2030 Regional Development Framework and Land Use No 
4 Individual Sewage Treatment Systems (ISTS) Program Yes 
5. Water Supply Yes 

Compatible with Plans of Adjacent Governmental Units and Plans of Affected 
Special Districts and School Districts 

Compatible with other plans Yes 

Known Support / Opposition 

There is no known opposition. 

 



 

REVIEW RECORD 

City of Crystal 2030 Comprehensive Plan Update 

STATUTORY AUTHORITY 

The Metropolitan Land Planning Act (MLPA) requires local units of government to submit 
comprehensive plans and plan amendments to the Council for review and comment 
(Minn. Stat. § 473.864, Subd. 2). The Council reviews plans to determine: 

• Conformance with metropolitan system plans,  

• Consistency with other adopted Plans of the Council, and 

• Compatibility with the Plans of other local jurisdictions in the Metropolitan Area.  

The Council may require a local governmental unit to modify any plan or part thereof if, 
upon the adoption of findings and a resolution, the Council concludes that the Plan is 
more likely than not to have a substantial impact on or contain a substantial departure 
from metropolitan system plans (Minn. Stat. § 473.175, Subd. 1). 

Each local government unit shall adopt a policy plan for the collection, treatment and 
disposal of sewage for which the local government unit is responsible, coordinated with 
the Metropolitan Council's plan, and may revise the same as often as it deems necessary. 
Each such plan shall be submitted to the Council for review and shall be subject to the 
approval of the Council as to those features affecting the Council's responsibilities as 
determined by the Council. Any such features disapproved by the Council shall be 
modified in accordance with the Council's recommendations (Minn. Stat. § 473.513). 

CONFORMANCE WITH REGIONAL SYSTEMS 

REGIONAL PARKS 

Parks and Trails 
Reviewer: Jan Youngquist, CD – Regional Parks System Planning, (651-602-1029) 

The Update is in conformance with the 2030 Regional Parks Policy Plan. The Update 
acknowledges and plans for the regional parks system facilities in the city, including the 
Bassett Creek Regional Trail, which will connect Clifton French Regional Park to Theodore 
Wirth Regional Park, and the Crystal Lakes Regional Trail, which will connect Theodore 
Wirth Regional Park to Elm Creek Park Reserve.  The CPU indicates that the City will work 
with Three Rivers Park District to plan for these trails. 

TRANSPORTATION 

Roads and Transit 
Reviewers: Ann Braden (651-602-1705), Bob Paddock (651-602-1340), MTS – Systems 
Planning; Steve Mahowald – Metro Transit (612-349-7775) 

The Update is in conformance with the 2030 Transportation Policy Plan (TPP) adopted in 
2004, and addresses all the applicable transportation and transit requirements of a 
comprehensive plan.  

Crystal is served by one principal arterial, a segment of TH 100 as well as several “A” 
minor augmenters and relievers. Crystal lies within the Metropolitan Transit taxing district 
and is within Market Area II. Service options for Market Area II include regular route 
locals, all day express, small vehicle circulators, special needs paratransit (ADA, senior), 
and ridesharing. 
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Aviation 
Reviewer: Russell Owen, MTS – Systems Planning, (651-602-1724) 

The Update is in conformance with the Aviation policies of the TPP and is consistent with 
Council aviation policy. The city of Crystal has Crystal airport, a reliever airport owned 
and operated by the Metropolitan Airports Commission (MAC), located within its city 
boundaries.  Although the City has long desired that the airport be closed and the land 
redeveloped, the Crystal Airport functions as a general aviation reliever for MSP 
International Airport, and regional plans indicate that it will continue its regional system 
role as a “minor” airport. The Metropolitan Council reviews local comprehensive plans for 
conformance with regional system plans, including the aviation system plan. During this 
review process the City planning staff and Council planning staff have worked 
cooperatively to develop mutually acceptable language pertaining to the Crystal Airport in 
the Update. The Update, as submitted in July 2011 is in conformance with the TPP.    

 

WATER RESOURCES MANAGEMENT 

Wastewater Service 
Reviewer: Kyle Colvin, ES – Engineering Services, (651-602-1151) 

The Update is in conformance with the Water Resources Management Policy Plan 
(WRMPP). The Update summarizes the City’s vision for the next 20 years or to year 2030. 
It includes growth forecasts that are consistent with the Council’s recommended forecasts 
for population, households, and employment.  

The Metropolitan Council Environmental Services currently provides wastewater treatment 
services to the city. Wastewater generated within the city is conveyed to and treated at 
the Metropolitan Council’s Metropolitan Wastewater Treatment Plant located in St. Paul. 
The city’s wastewater conveyance service is provided by Council Interceptors 1-BC-453 
and 1-MN-314. The Update projects that the city will have 10,000 sewered households 
and 6,600 sewered employees by 2030. The Metropolitan Disposal System with its 
planned scheduled improvements has or will have adequate capacity to serve the city’s 
growth needs as identified in the Update through its Tier II plan. 

The Update provides sanitary flow projections in 10-year increments. The rationale for the 
projections is given in the Update and determined appropriate for planning for local 
services.   

Crystal is not currently identified as a community impacted by wet weather occurrences. 
The Update however does include a description of an I/I reduction plan which includes 
televised inspection, and repair or replacement of the sanitary sewer system. The City 
has an ordinance that prohibits the connection of sump pumps and foundation drains to 
the sanitary sewer system. The ordinance also includes a provision for inspections for 
prohibited connections with corrections required as part of the inspector’s orders. 

Tier II Comments  

The Tier II Sewer Element of the Update has been reviewed against the requirements for 
Tier II Comprehensive Sewer Plans for developed communities. It was found to be 
complete and consistent with Council polices. Upon adoption of the Update by the City, 
the action of the Council to approve the Tier II Plan (Plan) becomes effective. At that 
time, the City may implement its Update to alter, expand or improve its sewage disposal 
system consistent with the approved Plan. A copy of the City Council Resolution adopting 
its Plan needs to be submitted to the Metropolitan Council for its records. 
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Surface Water Management 
Reviewer: Judy Sventek, ES – Water Resources Assessment, (651-602-1156)  

The Update is in conformance with the Council’s WRMPP for local surface water 
management. Crystal lies within the Bassett Creek and Shingle Creek watersheds.  
Bassett Creek and Shingle Creek Watershed Management Commission’s latest watershed 
management plans were approved by the Board of Water and Soil Resources in 2004.   

Crystal submitted its local surface water management plan (LSWMP) to the Council for 
review in September 2009.  The LSWMP was reviewed under separate cover and found to 
provide an overall framework for the City to successfully manage its water resources.  
The LSWMP was also found to be consistent with Council policy and the Council’s WRMPP. 
The City needs to send the Council the dates the watersheds approve the LSWMP, the 
date the City adopts the final LSWMP, and a copy of the final LSWMP. 

CONSISTENCY WITH COUNCIL POLICY  

FORECASTS  
Reviewer: Todd Graham, CD – Research, (651-602-1322) 

Forecasts in the Update are consistent with regional policy. The Update proposes revised 
forecasts, based on the full development of Crystal, limited land supply, and 
redevelopment constraints. The Update observes that 149 housing units were added in 
Crystal during 2000-2010, but that vacancy rates have risen during the same period.  The 
City expects that the households gain between 2010 and 2020 will be accomplished partly 
by new housing, and partly by a rebound in housing occupancy rates.  

Council staff finds the City-proposed forecasts reasonable and acceptable. The Council’s 
forecasts will be officially revised, as shown in Table 1, effective upon Council action on 
the Update. 

Table 1: City of Crystal Forecasts  

 2000 2010 2020 2030 

 Census 
System 

Statement 
Revised 

System 
Statement 

Revised 
System 

Statement 
Revised 

Population 22,698 22,700 22,000 22,800 22,000 23,500 22,100 

Households 9,389 9,700 9,400 10,100 9,700 10,500 10,000 

Employment 5,638 6,600 5,900 7,300 6,300 8,100 6,600 
 

 
2030 REGIONAL DEVELOPMENT FRAMEWORK AND LAND USE  
Reviewer: Denise Engen, CD – Local Planning Assistance, (651-602-1513) 

Regional Development Framework 

The Update is not consistent with the Regional Development Framework (RDF) policies for 
developed communities. As shown following, the City has not guided sufficient residential 
land, and at the appropriate densities, to accommodate the forecasts presented in the 
Update. 

The RDF states that developed communities need to “accommodate growth forecasts 
through reinvestment at appropriate densities (5 units plus in developed areas and target 
higher density in locations with convenient access to transportation corridors and with 
adequate sewer capacity).” Therefore, the City will be expected to meet densities of at 
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least five units per acre through reinvestment, redevelopment, planning and zoning. The 
Update’s Planned Land Use calls for new development below this level, with a minimum 
overall density of three units per acre.  The Council will be monitoring redevelopment to 
ensure the Council’s density policies for developed communities are being met, and to 
assess regional development and residential growth goals. The City is advised to 
participate in this redevelopment monitoring program. 

Land Use and Density Analysis 

The City has not guided sufficient residential land, and at the appropriate densities, to 
accommodate the forecasts presented in the Update. An analysis of the Update’s land use 
is presented following. 

Table 2: City of Crystal, 2010 Existing Land Use Table 

Land Use Acres  
Percent  
of Total 

Low Density Residential   1,754.08 47.5% 
Medium Density Residential 25.36 0.7% 
High Density Residential  86.37 2.3% 
Neighborhood Commercial 13.59 0.4% 
General Commercial 135.31 3.7% 

Industrial  87.87 2.4% 
Public Institutional (LDR)  98.54 2.7% 
Public Institutional (HDR) 2.66 0.1% 
Public Institutional (Gen Comm) 1.04 0.0% 
Public Institutional (Park) 25.40 0.7% 

Park 182.74 4.9% 

Other Undeveloped (LDR) 143.51 3.9% 
Other Undeveloped (I) 2.99 0.1% 
Railroad 48.90 1.3% 
Roadway Right of Way 753.73 20.4% 
Airport 334.46 9.0% 

Total 3,696.55 100.0% 

 
Source: City of Crystal Comprehensive Plan, version received 7/6/2011 

Existing Land Use. Crystal is approximately 3,697 acres in size. The Update shows that 
in 2010 the City’s built development was dominated by low density residential 
development at 1,754.08 acres (47.5%); Roadway Right-of-Way made up the second 
largest land use at 753.73 acres (20.4%). In 2010, there were also 25.36 acres of 
medium density residential (0.7%) and 86.37 acres of High Density residential land use 
(2.3%), and 182.74 acres of Park (4.9%). Table 2 shows the City’s existing land use; 
existing land use is also mapped in Figures 3a and 3b.  

Future Land Use. The Update guides all land in the City into one of 16 future land use 
categories. The Update takes a unique approach by including land use categories which, 
while designating land for one use, also indicate a preferred use for future 
redevelopment, (Table 3 and Figures 4a and 4B). The City is planning for very modest 
land use changes between 2010 and the 2030 (Table 3 and Figure 5). The largest 
changes are a 17.68 acre decrease in land guided as Other Undeveloped (LDR) and a 
15.98 acre increase in land guided for Medium Density Residential use. 
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Table 3: City of Crystal, Future Land Use Table 

Land Use Acres  
Change 

2010-2030 
 (Acres) 

Percent 
 of Total 

Low Density Residential   1,768.20 0.56 47.83%
Medium Density Residential 43.85 15.98 1.19%
High Density Residential  91.27 0.00 2.47%
Neighborhood Commercial 13.19 ‐0.40 0.36%

General Commercial 134.49 ‐1.07 3.64%
Industrial  100.80 9.65 2.73%
Public Institutional (LDR)  93.66 0.00 2.53%
Public Institutional (HDR) 2.66 0.00 0.07%
Public Institutional (Gen Comm) 1.04 0.00 0.03%
Public Institutional (Park) 25.44 0.00 0.69%
Park 196.85 1.29 5.33%

Other Undeveloped (LDR) 94.72 ‐17.68 2.56%

Other Undeveloped (I) 2.99 0.00 0.08%
Railroad 47.48 0.00 1.28%
Roadway Right of Way 745.41 ‐8.37 20.17%
Airport 334.50 0.04 9.05%

Total 3,696.55 0.00 100.0% 

 
Source: City of Crystal Comprehensive Plan, version received 7/6/2011 

The Update proposes forecasts showing that the City will grow from 9,400 to 10,000 
households between 2010 and 2030. The Metropolitan Council estimates that the City had 
9,349 households in 2009. This will require growth of approximately 651 additional 
households in order to meet the City’s forecasts for 2030.  

The Update does not designate sufficient land above Low Density Residential to meet this 
forecasted household growth. As Crystal is a fully developed community, future household 
growth will occur mainly through redevelopment. The Update currently shows no increase 
in High Density land in the 2010-2030 timeframe. The low end of the Medium Density 
category is very low at three units per acre; this is lower than the high end of the range 
of the Low Density Residential category. As guided, the Update can accommodate 
between 49 and 195 new units at an overall density of 3 to 12 units per acre (Table 4). 
The minimum density is below the five units per acre minimum called for in the RDF for 
developed communities such as Crystal. 

Table 4: Residential Change by Guided Land Use Categories, 2010-2030  
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In a table titled “Hypothetical Examples of Potential High Density Redevelopment 
Projects”, the Update identifies eight properties (totaling 39.7 acres) that could 
accommodate between 397-873 units at the density range allowed for High Density 
Residential. Table 5 illustrates the development potential of these properties. The Update 
also indicates that 13.5 additional acres in the community could potentially be guided for 
high-density residential use. While the Update discusses the potential for redevelopment 
in the community, it does not guide the 13.5 acres, or the 39.7 acres of hypothetical 
redevelopment projects for such use in its 2030 Proposed Land Use Plan. The Update 
would be able accommodate its forecast for an additional 651 households, if the 
approximately 40 acres of new High Density Residential development represented by the 
eight identified redevelopment properties were officially guided for High Density 
Residential in the Planned Land Use map (Table 6). 

Table 5: Residential Unit Change for Redevelopment Areas, 2010-2030   

 

 

 

 

 
Table 4: Redevelopment/Infill by Land Use Category 

 

Table 6: Residential Change by Guided Land Use Categories  
(with Identified Redevelopment Areas)  

 

 

 

 

 

Advisory Comment 

• To accommodate its household forecasts for 2030, the City needs to guide 
additional medium-high density residential land that is the same or equivalent to 
the 40 acres of High Density Residential of the “hypothetical parcels” identified in 
the Update. To be consistent with RDF policy for developed communities, the 
minimum overall density of redevelopment areas in the Update needs to be over 
five units per acre. 
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HOUSING  

Reviewer: Linda Milashius, CD – Livable Communities, (651-602-1541) 

The Update does not fulfill the housing planning requirements of the Metropolitan Land 
Planning Act. The Update cites the City’s official controls and the implementation 
programs it will use to assist in the development of affordable housing, and shows how 
the City is guiding land for residential development through 2030. The Update 
acknowledges the City’s share of the region’s affordable housing need for 2011-2020 (87 
units). However, within this timeframe the Update does not guide a sufficient amount of 
residential land at higher densities to provide the opportunity for development to meet 
that need. Absent enough land guided at densities to facilitate affordable housing 
development, the Update is inconsistent with Council policy and the requirements of the 
Land Planning Act.   

One of the primary tools communities can use to provide opportunities to meet affordable 
housing needs is the designation of land for medium and high density development.  
Although allowing development at higher densities does not guarantee that affordable 
housing will be built, it does provide one of the best means for facilitating and allowing it 
to happen.  When calculating the region’s affordable housing need, the Council bases its 
analysis on land guided a minimum of 6 units per acre. Residential land use categories 
not meeting this minimum are not counted toward land available to address the City’s 
share of the regional affordable housing need.  The City’s Medium Density Residential 
category with a minimum density 3 units per acre, does not meet that minimum.  
Although the density range for High Density Residential is 10 to 22 units per acre, there 
are no new acres designated in this category between 2010 and 2020. To accommodate 
its affordable housing need share, at least 9 additional acres should be designated for 
High Density residential development between 2010 and 2020. 

The Update provides a table of “Hypothetical Examples of Potential High Density 
Development Projects”, which shows the potential of 39.7 acres of identified 
redevelopment areas to accommodate 397 housing units (Table 5).  However, the City 
has indicated that these identified acres will not be formally designated within its High 
Density Residential land use category, and therefore, cannot be counted toward land 
available to address the City’s share of the regional affordable housing need. 

Advisory Comment 

• The City is encouraged to reevaluate its proposed Medium Density Residential and 
High Density Residential future land use designations for the 2010-2020 time 
period to consider options for addressing its affordable housing need share.  The 
Update as proposed is inconsistent with Council policy and will not enable the City 
to fulfill the housing planning requirements of the Land Planning Act.  In addition, 
the Update will not assist the City’s ability to pursue its negotiated affordable and 
lifecycle housing goals as a Livable Communities Act (LCA) participating 
community. Without additional land guided for High Density Residential this 
decade, the classification of high density residential uses set forth in the City’s 
Livable Communities Act Housing Action Plan becomes non-applicable in terms of 
facilitating achievement of the City’s LCA housing goals. A high density category 
with no new land designated for such use equates to the absence of the best tool 
the City has available to achieve its affordable housing goals. The situation will 
force the Council to re-examine the City’s participation in the LCA program. 
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SUBSURFACE SEWAGE TREATMENT SYSTEMS (SSTS) PROGRAM 
Reviewer: Jim Larsen, CD – Local Planning Assistance, (651-602-1159) 

The community is entirely served by a local sanitary sewer collection system which directs 
flow into the MCES interceptor system for ultimate treatment at the Metropolitan 
Wastewater Treatment Plant. SSTS are no longer in service in the community. 

WATER SUPPLY 
Reviewer: Lanya Ross, ES – Water Supply Planning, (651-602-1803) 

The Update is consistent with the WRMPP for water supply. The City is a member of the 
Joint Water Commission (JWC), a partnership that includes the cities of Crystal and New 
Hope. The three cities jointly own and operate the water supply that stores and transmits 
potable drinking water through the three-city service area. The JWC submitted a single 
water supply plan that meets the Council’s water supply plan requirement for these cities. 

The Council encourages the City to continue implementing conservation programs to 
promote the efficient use of water 

RESOURCE PROTECTION 

Historic Preservation 
Reviewer: Denise Engen, CD – Local Planning Assistance, (651-602-1513) 

The Update contains a section on Historic Preservation as required by the MLPA.  

Solar Access Protection 
Reviewer: Denise Engen, CD – Local Planning Assistance, (651-602-1513) 

The Update contains a section on Solar Access Protection as required by the MLPA.  

Aggregate Resources Protection 
Reviewer: Jim Larsen, CD – Local Planning Assistance, (651-602-1159) 

The Update does not address the presence or absence of aggregate resources in the 
community. Minnesota Geological Survey Information Circular 46 does not indicate the 
presence of any deposits of viable aggregate resources within the fully-urbanized 
community. 

PLAN IMPLEMENTATION 
Reviewer: Denise Engen, CD – Local Planning Assistance, (651-602-1513) 

The Update includes a description of: 

• Capital Improvement Program 

• Zoning Code 

• Subdivision Code 

• SSTS Codes 

• Housing Implementation Program 

Yes 

Yes 

Yes 

NA 

Yes 

 
The Update contains an implementation chapter as required by the MLPA. The Update 
summarizes the City’s official controls, includes a list of zoning districts and a zoning map, 
and provides a brief explanation of the city’s subdivision and zoning ordinances, site plan 
review guidelines, stormwater management practice and Capital Improvements Program 
(CIP). Copies of these controls are included in an appendix to the Update. 
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COMPATIBILITY WITH PLANS OF ADJACENT GOVERNMENTAL UNITS AND 
PLANS OF AFFECTED SPECIAL DISTRICTS AND SCHOOL DISTRICTS 

The City submitted the 2030 Comprehensive Plan Update to adjacent local units of 
government, school districts, counties and special districts for comment on November 14, 
2008. No compatibility issues with plans of adjacent governmental units and plans of 
affected special districts and school districts were identified. 

DOCUMENTS SUBMITTED FOR REVIEW:  

• Transmittal form, City of Crystal, Comprehensive Plan Update: May 2009 version, 
Public Hearing notice, staff report, Planning Commission and City Council resolutions, 
adjacent community comments; received May 29, 2009. 

• Correspondence, summary of changes, revised Comprehensive Plan Update: August 
11, 2010 version, and implementing ordinances: subdivision regulations, zoning 
ordinance, site plan review, storm water management and CIP; received August 13, 
2010. 

• Correspondence, summary of changes, revised Comprehensive Plan Update: March 8, 
2011 version; received March 15, 2011. 

• Correspondence from City Attorney, received April 14, 2011. 

• Correspondence regarding proposed resolution; received May 23, 2011. 

• Correspondence regarding extension of review period; received June 2, 2011. 

• Summary of changes, revised Comprehensive Plan Update: July 1, 2011 version; 
received July 6, 2011. 

ATTACHMENTS 

Figure 1: Location Map Showing Regional Systems 
Figure 2:  2030 Regional Development Framework Planning Areas  
Figure 3a: Existing Land Use, 2010 (north half) 
Figure 3b: Existing Land Use, 2010 (south half) 
Figure 4a: Planned Land Use, 2030 (north half) 
Figure 4b: Planned Land Use, 2030 (south half) 
Figure 5: City of Crystal, Land Use Table in 5-Year Stages 
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 Figure 3a.  Existing Land Use, 2010 (north half) 
City of Crystal   
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 Figure 3b.  2030 Land Use (south half) 
City of Crystal   
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 Figure 4a. Planned Land Use, 2030 (north half) 
 City of Crystal 
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 Figure 4b. Planned Land Use, 2030 (south half) 

City of Crystal 
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Attachment 1 

PUBLIC HEARING RECORD:  
COMMENTS RECEIVED AND RESPONSES TO COMMENTS 

City of Crystal 2030 Comprehensive Plan Update 
Public Hearing on a Proposed Plan Modification 

May 16, 2011  
 

Review File No. 20598-1, Council Business Item No. 2011-119 
 
The following information is part of the Review Record for Council action requiring the 
City of Crystal (City) to modify its 2030 Comprehensive Plan Update (CPU). 

The Community Development Committee (CDC) of the Metropolitan Council held a public 
hearing on a proposed plan modification for the City of Crystal 2030 Comprehensive Plan 
Update (Update), on May 16, 2011 at 4:30 PM in Council Chambers, 390 Robert Street 
North, St. Paul. The hearing included the Metropolitan Council’s staff review, findings and 
proposed action. Speakers at the hearing included Michael Norton and John Sutter, 
representatives from the City of Crystal, and Bridget Rief, representative from the 
Metropolitan Airports Commission. The public hearing record was held open until 4:30 
P.M. on May 23, 2011. 

In addition to the oral testimony, the Council received the following written materials 
during the public comment period.  

1. City of Crystal – Public Hearing Presentation Materials, received May 16, 2011. 

2. Metropolitan Airports Commission – letter, received May 16, 2011. 

3. City of Crystal – Proposed Metropolitan Council Resolution, received May 23, 2011. 

COUNCIL RESPONSE TO COMMENTS 

The following provides a summary of these comments and Council staff’s responses to 
them. The comments are noted in plain text; Council staff’s responses are noted in 
italics. Attachment 4 provides the full set of comments received. 

City of Crystal Comments at May 16 Public Hearing 

The City’s May 16 submitted information was presented to the Council in two forms: 1) 
Cover letter and written materials dated May 16, 2011, and; 2) Oral presentation at the 
Public Hearing, which followed the submitted materials and included additional content. 
For purposes of this response, both sources of the City’s comments will be addressed 
together.  

The City commented on the three main issues raised by the Metropolitan Council: 1) The 
plan update refers to closure of the Crystal Airport; 2) The plan update proposes City 
land use requirements on the airport, and; 3) The plan update does not include Land Use 
Compatibility Guidelines or alternate noise regulations for airport noise. Following are the 
City’s comments and staff’s responses. 
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Attachment 1 

1) The plan update refers to closure of the Crystal Airport. 
Comment: The Comprehensive Plan Update acknowledges that the Crystal 
Airport is assumed to continue operating through the planning period. It 
contains the necessary policies to accommodate continued operation of the 
facility. It contains no policies which prevent the Metropolitan Airports 
Commission from continuing to operate the facility. It does express the City’s 
preference for closure of the airport, but that expression does not constitute a 
departure from the Aviation Systems Plan. 

Response: The CPU does acknowledges that the Crystal Airport is assumed 
to remain open through 2030; however, as was noted in the Council’s original 
business item, most references in the CPU to the airport remaining open are 
accompanied by some qualification implying that the airport may close or 
redevelop.  

For instance, all of the CPU’s land use maps show the property as “airport- 
LDR (low density development)” rather than just “airport”. The base zoning of 
low density development is incompatible with airport operations.  As part of 
the comprehensive plan review process, the Council has previously required 
several governmental units, including Blaine, Brooklyn Park, Baytown 
Township and Eden Prairie to clearly label an airport within their boundary as 
an “airport” in their land use maps and plan text, but no formal modifications 
were required to those other plans since those designations were changed as 
requested in their incomplete letters prior to final plan submittal to the 
Council.  

Another example of “qualifying” language is that the City’s CPU 
redevelopment chapter states “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 MAC has no plans to close the Crystal Airport and any decision to close 
the airport cannot be made unilaterally by MAC; it would require an 
amendment to the Council’s metropolitan aviation system plan as well as FAA 
action. If the metropolitan aviation system plan is ever amended to reflect 
airport closure or changes to MAC’s Long-Term Comprehensive Plan (LTCP), 
the Council will transmit a system statement to the City (and adjacent 
municipalities) indicating these changes; at such time the City can (and 
should) amend its comprehensive plan to reflect the modified regional 
aviation system plan, including any future plans for land no longer needed for 
the airport. Closure of an airport is not done quickly so the City will have 
adequate time to amend its comprehensive plan consistent with the 
circumstances then existing. The City can undertake studies and contingency 
plans for such an event even prior to formally reflecting any aviation system 
plan changes in its comprehensive plan.  

The City’s proposed CPU should be modified so it clearly indicates that the 
regional aviation plan shows continued operation of Crystal airport and does 
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Attachment 1 

not include any “qualifying language” to CPU statements about the airport 
remaining open. As indicated in item 4 of the chart of required changes, the 
City may continue to express the City’s preference for closure of the airport 
as long as the plan is clear that this preference does not conform to the 
metropolitan aviation system plans for the Crystal airport. 

2) The plan update proposes City land use requirements on the airport. 
Comment: The Comprehensive Plan Update proposes no land use 
requirements for the continued operation of the airport. It contains no 
limitations on the use of the property for aeronautical purposes, including 
both airside and landside facilities. Because MAC’s Long Term Comprehensive 
Plan proposes development for non-aeronautical development, the Update 
describes a local land use planning process similar to what has occurred with 
MAC and the City of Eden Prairie. Land Use planning for non-aeronautical use 
contemplated by the airport operator does not constitute a departure from the 
Aviation Systems Plan. 

Response: While the CPU does not contain limitations on the use of the 
property for aeronautical purposes, Policy 1c does contain limitations on 
development of airport property for non-aeronautical uses. Airports typically 
contain many “non-aeronautical” landside uses such as hotels, gas stations, 
restaurants, warehouses or car rental facilities that are beneficial for airport 
users as well as the general public, and generate revenue for the airport 
operator. The metropolitan aviation system plan indicates that reliever 
airports such as Crystal are intended to attract general aviation users away 
from the region’s major airport to minimize conflicts with commercial air 
traffic. Users can be attracted to use the reliever rather than MSP through the 
facilities provided, as well as by more affordable landing fees which can be 
subsidized by revenue generating uses at the airport. Limitations on non-
aeronautical land uses by a local unit of government that hinder the airport 
operator from fulfilling this reliever function constitute a substantial departure 
from the metropolitan aviation systems plan. 

The City’s testimony also states that “the Update describes a local land use 
planning process similar to what has occurred with MAC and the City of Eden 
Prairie.” However, the update does not appear to describe such a process. 
Policy 1c in chapter 6 of the Update states “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.” MAC and the City of Eden Prairie have entered into a 
collaborative non binding agreement on land use decisions with regard to 
Flying Cloud Airport, which is different than a “city’s normal exercise of its 
land use authority”; MAC retains control if it so choose. 

3) The plan update does not include Land Use Compatibility Guidelines or 
alternate noise regulations for airport noise. 
Comment: Crystal's text is effectively similar to what Metropolitan Council 
has accepted from the City of South St. Paul. Council staff previously rejected 
Crystal's proposal for an alternate noise program similar to what has been 
accepted from the cities of Blaine, Eden Prairie and Inver Grove Heights. The 
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Metropolitan Council has accepted MAC's long Term Comprehensive Plan for 
Crystal Airport which does not address the noise issue except to say that it 
will be evaluated as part of the environmental review for the closure of two of 
the four runways. The city's decision to not adopt the land Use Compatibility 
Guidelines for Aircraft Noise at this time is consistent with what Metropolitan 
Council has accepted from other cities, reflects the implementation status of 
the airport operator's long Term Comprehensive Plan, and does not constitute 
a departure from the Aviation Systems Plan. 

Response: The Crystal Airport is owned and operated by MAC, which 
updated the LTCP’s for all MAC airports within the last 3 years. The South St. 
Paul Airport is owned and operated by the local municipality, not MAC. The 
South St. Paul Airport does not have an up-to-date LTCP, or any recent noise 
contour maps. According to the noise contours produced for the South St. 
Paul Airport in the 1990’s, minimal noise occurred beyond airport property. In 
the latest South St. Paul Comprehensive Plan Update, the City states that the 
noise generated by South St. Paul’s municipal airport off site is not to an 
extent which would require soundproofing or other corrective measures.  

Blaine, Inver Grove Heights and Eden Prairie were allowed to limit their noise 
programs to new development because there are no existing residential 
neighborhoods within their airport noise footprints. Crystal, as the City itself 
has pointed out, is completely surrounded by existing development so it 
would not be consistent treatment to allow the City to adopt a program 
similar to the three cities cited. The Crystal noise programs should be similar 
to other cities where airports are surrounded by existing residential 
development.  

The City comments say “The LTCP does not address the noise issue except to 
say that it will be evaluated as part of the environmental review for the 
closure of two of the four runways.” However, the LTCP does include a map 
showing new noise contours for the two remaining runways, and Crystal 
included this map in its CPU (Fig M-4), so the City has the necessary 
information to adopt noise guidelines if it chooses to do so. 

Comments on May 16 CDC Business Item 

The following City comments respond specifically to “Table 1: Required Changes to the 
2030 Crystal Comprehensive Plan Update” from the May 16 CDC Business Item 2011-
119, and are numbered to correspond to the reference numbers in this table 
(Attachment 3). The quoted text refers to language that the Council proposes for 
removal from the City’s CPU. 
 
Reference No. 1 
“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.” 

Comment: The text targeted for elimination by Council staff is clearly 
conditional upon a future decision by MAC to develop some or all of its 
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property for non-aeronautical use. The underlying R-l designation serves only 
as a holding zone until specific non-aeronautical development plans are 
brought forth by MAC. This text has no effect on MAC's ability and authority 
to continue using its property for aeronautical purposes. MAC's Long Term 
Comprehensive Plan for the Crystal Airport (pp. 36-37) contemplates possible 
conversion of some of its property to non-aeronautical use and recognizes 
that zoning changes may be required. An example of this process can be 
found in Eden Prairie, where the City and MAC worked together to determine 
appropriate non-aeronautical uses on airport property. 

Response: See previous response under Issue 2).  The underlying LDR 
designation could apply to “non-aeronautical” uses as the City might define 
that term and therefore could affect MAC’s ability to operate this regional 
airport facility. 

Reference No. 2 
“All references to Low Density Residential (LDR) associated with the Airport land use 
guiding designation in Figures F-1 (a & b), F-2 (a & b) and F-3 (a & b) as well as in any 
other maps, tables and text.” 

Comment: The maps and text targeted for elimination by Council staff 
clearly indicates that the primary land use is Airport and that the LDR 
classification serves only as a holding zone in the event that all or part of the 
airport is developed for non-aeronautical purposes. These maps and text 
have no effect on MAC's ability and authority to continue using its property 
for aeronautical purposes. 

Response: The designation of the Airport as Low Density Residential (LDR) is 
misleading. To conform to the metropolitan aviation system plan, the City of 
Crystal needs to call the airport an airport. As part of the comprehensive plan 
review process, the Council has previously required several governmental 
units, including Blaine, Brooklyn Park and Baytown  Township, to change 
their plans to clearly label an airport within their boundary as an “airport” in 
their land use maps and plan text. In other cases, the Council has required 
cities to properly identify and designate regional trails in their plans 
consistent with the Council’s adopted policy plan for the regional recreation 
open space system.   

Reference No. 3 
(Potential Redevelopment) Area #2 - Crystal Airport. “The Crystal Airport is one of six 
reliever airports owned & 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 as-yet-undetermined non-aviation purposes. MAC has not indicated that 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 
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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 non-aviation use. For the purposes of this 
plan it is assumed that the Crystal Airport will still be in operation in 2030 and no non-
aeronautical development will have occurred on the site.” 

Comment: The City has a responsibility to anticipate changes within the 
community. The text targeted for elimination by Council staff explains the 
basis for and limitations on the city's designation of the airport as a potential 
redevelopment area, clearly states that the MAC has the authority to decide 
whether redevelopment will occur, and affirms that for the purposes of this 
plan the city assumes that the site will remain in use for aeronautical 
purposes. 

Response: This text comes from Chapter H, Redevelopment, of the City’s 
CPU. The chapter overview says “This chapter identifies 23 areas of the City 
in which there is significant potential for redevelopment to occur within the 
timeframe of this plan (by 2030).” Since the metropolitan aviation system 
plan shows continued operation of Crystal airport through 2030, the airport 
should not be included as a potential redevelopment area in the chapter on 
redevelopment. 

As cited above in response to the City comment #1, the decision to close the 
airport cannot be made unilaterally by MAC; it would require an amendment 
to the Council’s metropolitan aviation system plan as well as FAA action. If 
the metropolitan aviation system plan is ever amended to reflect airport 
closure or LTCP changes, the Council will transmit a system statement to the 
City indicating these changes; at such time the City can (and should) amend 
its comprehensive plan to reflect the modified regional aviation system plan, 
including any future plans for land no longer needed for the airport.  

Closure of an airport is not done quickly so the City will have adequate time 
to amend its comprehensive plan. Consistent with the City’s comment that 
“The city has a responsibility to anticipate changes within the community,” 
the city could undertake studies and contingency planning for airport closure 
prior to formally reflecting any aviation system plan changes in its 
comprehensive plan. 

Reference No. 4 
“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.” 

Comment: The city clearly accommodates the continued operation of the 
Crystal Airport and recognizes MAC’s authority over same. The city has the 
right to also state its preference for closure and redevelopment. 
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Response: Table 1 also suggested that if the City wishes to state its 
preference for closure of the airport, it may include a clarifying sentence in 
the CPU instead of removing this text, such as follows: “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”. 

Reference No. 5 
“However, the city does not intend to adopt ordinance revisions implementing the Land 
Use Compatibility Guidelines for Aircraft Noise as recommended in the 2030 
Transportation Plan.” 

Comment:  

1. Crystal's 2000 Comprehensive Plan Update stated among its policies 
that the city did not intend to implement a noise attenuation 
ordinance. This plan update was accepted by Metropolitan Council. 

2. The Noise Guidelines that Council staff now wishes to impose around 
the Crystal Airport would turn hundreds of existing homes and 
apartment units into conditional uses, requiring a CUP for any 
building addition and imposing a more stringent building code in 
existing neighborhoods. 

3. The regional planning documents cited by Council staff in support of 
their position also require the airport operator (MAC, in this case) to 
work with the city to prepare a noise mitigation program. 

4. MAC's 2008 Long Term Comprehensive Plan for the Crystal Airport, 
approved by Metropolitan Council in October 2008, indicates that 
MAC will address noise impacts as part of its environmental review 
process for runway closure (pp. 62-63). The LTCP neither discusses 
nor proposes any technical assistance or funding mechanism to 
implement the Noise Guidelines or any other noise mitigation 
program. 

5. In its submittal dated August 10, 2010, the city proposed a 
compromise to adopt the Noise Guidelines for new development while 
exempting existing neighborhoods. This proposal was rejected by 
Council staff. 

6. Both the city's election to not adopt the Noise Guidelines and its 
compromise proposal to only adopt them for new development is 
similar to the way other cities have addressed the issue. Specifically: 

- For South St. Paul, the Comprehensive Plan (p. 99) says "The noise 
generated by South St. Paul's municipal airport is not to an extent 
which would require soundproofing or other corrective measures." It 
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does not include what Council staff claims to be a mandatory 
component of a city's Comprehensive Plan, and does not propose any 
alternate noise program. 

- For Inver Grove Heights, the Comprehensive Plan (p. 5-40) states 
that the city will apply the Noise Guidelines for new development, 
and that it will consider noise mitigation for new residential 
construction. 

- Blaine's Comprehensive Plan (p. 7-44) states that the city applies 
noise performance standards only to new houses. Existing houses are 
not affected. 

- Eden Prairie's Comprehensive Plan (pp. 5/17, 5/19-20 and 5/24-25) 
repeatedly discusses the Noise Guidelines in the context of new 
development, not existing neighborhoods. EP's plan only discusses 
existing neighborhoods in anticipation of a MAC-initiated methodology 
to determine noise impacts and, if warranted, MAC-provided sound 
insulation for the affected homeowners (p. 5/24). 

Summary: 

• The city's decision to not adopt the Noise Guidelines is consistent 
with the city's 2000 Comprehensive Plan previously approved by 
Metropolitan Council. 

• In other cities affected by reliever airports, the Noise Guidelines are 
not being imposed on existing neighborhoods. 

• In August 2010 the city proposed an alternate noise program 
applying the Noise Guidelines only to new development so as to not 
burden existing neighborhoods with additional building code 
requirements. This was rejected by Council staff. 

• MAC has yet to complete an environmental review for the proposed 
runway closures in Crystal or propose any noise mitigation program 
to the city. It would be premature for the city to adopt a noise 
mitigation program until that process is complete. 

• The city's decision to not adopt the Land Use Compatibility Guidelines 
for Aircraft Noise reflects the implementation status of the airport 
operator's Long Term Comprehensive Plan and does not constitute a 
departure from the Aviation Systems Plan. 

Response:  

Regarding comment 5.1, in 2000, the City stated its unwillingness to 
adopt noise attenuation guidelines. The Council allowed the City to 
place its 2020 CPU in effect without these guidelines, but qualified 
this approval by recognizing that the Long Term Comprehensive Plan 
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for Crystal Airport (LTCP) was soon to be updated which would 
answer undecided questions regarding the Crystal Airport, among 
them the possibility of closure or airport modifications that may 
change the noise contours. This LTCP has now been completed and 
includes noise contours for the reconfigured airport so the City now 
has the information it needs to acknowledge in its CPU the adoption 
of noise guidelines. 

Responses to the other points listed above can be found under the response 
to Issue 3). 

Reference No. 6 
“In Crystal, the airport is zoned R-1 Low Density Residential for future planning purposes 
with an Airport Overlay district recognizing the continued operation of the Crystal 
Airport.” 

Comment: The present Airport Overlay zoning accommodates the continued 
operation of the Crystal Airport. The underlying R-1 zoning would come into 
play only if MAC decides to convert all or part of its property to non-
aeronautical use. The underlying R-1 designation serves as a holding zone 
until specific non-aeronautical development plans are brought forth by MAC. 

Response: The appropriate guiding for the Crystal Airport must be “Airport”. 
As long as this facility is an element of the regional aviation system, no land 
use designation other than “Aviation” is appropriate.  Also see previous 
discussion in response to Issue 1). 

Reference No. 7 
“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.” 

And; 

Reference No. 8 
“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.” 

Comments (7-8): MAC’s Long Term Comprehensive Plan for the Crystal 
Airport (pp. 36-37), approved by Metropolitan Council in October 2008, 
contemplates possible conversion of some of its property to non-aeronautical 
use and recognizes that zoning changes may be required. An example of this 
process can be found in Eden Prairie, where the city and MAC worked 
together to determine appropriate non-aeronautical uses on airport property. 
Crystal’s expectation is that a similar process would be used here. 

Response (7-8): See previous response to Issue 2). 
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Metropolitan Airports Commission Comments 

Comments: See letter in Appendix A. 

Response: The letter supports the proposed Council action. 

City of Crystal Proposed Metropolitan Council Resolution  

Comments: See resolution in Appendix A. 

Response: Points raised by the City in this resolution have been covered in 
the previous responses. 
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    CCiittyy  ooff  CCrryyssttaall  CCoommpprreehheennssiivvee  PPllaann  UUppddaattee  

 
 

OVERVIEWOVERVIEWOVERVIEWOVERVIEW    

    

Metropolitan Council staff identified 3 items in the City’s 

Comprehensive Plan Update that they believe constitute a 

“substantial departure from the Regional Aviation Plan.” 
 

 

�  The plan update refers to closure of the Crystal Airport. 

�  The plan update proposes city land use requirements on 

 the airport. 

�  The plan update does not include Land Use Compatibility 

 Guidelines or alternate noise regulations for airport 

 noise. 



 

  

 

 
 
 
 
 
 
 

    CCiittyy  ooff  CCrryyssttaall  CCoommpprreehheennssiivvee  PPllaann  UUppddaattee  

 

“Update refers to closure of the airport” 
 

 

The Comprehensive Plan Update: 
 

� Acknowledges that the Crystal Airport is assumed to continue 

operating through the planning period. 

� Contains necessary policies to accommodate continued operation 

of the facility. 

� Contains no policies that prevent the Metropolitan Airports 

Commission (MAC) from continuing to operate the facility. 

� Expresses the city’s preference and desire for closure of the 

airport, but that expression does not constitute a departure from 

the Aviation Systems Plan. 



 

  

 

 
 
 
 
 
 
 

    CCiittyy  ooff  CCrryyssttaall  CCoommpprreehheennssiivvee  PPllaann  UUppddaattee  

 

 

“Update proposes City land use requirements on the airport” 
 

 

The Comprehensive Plan Update: 
 

� Proposes no land use requirements for the continued operation of 

the airport. 

� Contains no limitations on the use of the property for aeronautical 

purposes, including both airside and landside facilities. 

� Describes a local land use planning process for non-aeronautical 

development, similar to what has occurred with MAC and the City 

of Eden Prairie, which does not constitute a departure from the 

Aviation Systems Plan. 



 

 

 

 
 
 
 
 
 
 

    CCiittyy  ooff  CCrryyssttaall  CCoommpprreehheennssiivvee  PPllaann  UUppddaattee  

 

“Update does not include Land Use Compatibility Guidelines 

or alternate noise regulations for airport noise.” 
 

The Comprehensive Plan Update: 
 

� Contains text similar to what the Metropolitan Council accepted from 

the City of South St. Paul. 

� Would have included alternate noise regulations similar to what the 

Metropolitan Council accepted from Blaine, Eden Prairie and Inver Grove 

Heights, but this was rejected by Council staff. 

� Is consistent with MAC having not yet completed a noise study as part of 

its environmental review for the Crystal Airport. The Metropolitan 

Council accepted MAC’s decision to not address the noise issue in its 

plan for the airport, which evidently is not a departure from the Aviation 

Systems Plan. 
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AIRPORT CLOSUREAIRPORT CLOSUREAIRPORT CLOSUREAIRPORT CLOSURE    
 

Metropolitan Council staff is seeking removal of the 

following text from the city’s Comprehensive Plan Update: 
 

 

“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.”



 

 

 

 
 
 
 
 
 
 

    CCiittyy  ooff  CCrryyssttaall  CCoommpprreehheennssiivvee  PPllaann  UUppddaattee  

 

AIRPORT LAND USE REQUIREMENTSAIRPORT LAND USE REQUIREMENTSAIRPORT LAND USE REQUIREMENTSAIRPORT LAND USE REQUIREMENTS    

    

Metropolitan Council staff is seeking removal of the 

following text from the city’s Comprehensive Plan Update:    
 

“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.” 

and 

“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.” 
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