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Introduction and History
This section describes the existing uses of land in Mendota and the factors which, historically, have influenced 
how land in the city has been used. Future land uses are also discussed in this section. Any attempt to understand 
existing and proposed land uses by Mendota by simply viewing a plat map would be misleading. The plat 
establishing lot lines and streets in Mendota was laid out and registered in 1855 by Henry H. Sibley, Alexander 
Faribault and Jean-Baptiste Faribault. The historic plat map established a grid pattern of land ownership that 
makes no accommodation to the topography, which is described in Natural Resources. Consequently, homes 
south of Highway 13 were often built on areas designated for street and actually streets cross-platted lots. Since 
Mendota has never adopted an official map, several property owners occupy and use land that is designated for 
streets on the historic plat of the city.
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Current Land Use Definitions
Mendota has the following land uses, based on the 
definitions from the Metropolitan Council: 

Residential Land Uses 
 » Single-family residential - Single family detached 

housing, including manufactured housing.
 » Multiple-family residential - Attached housing, 

including apartment buildings.

Commercial/Industrial Land Uses
 » Commercial - Retain sales and services, 

including professional services and private 
institutional uses, as well as recreational services 
that are predominately privately owned and 
operated.

 » Industrial - Manufacturing of all kinds, including 
assembly; facilities involved in the movement of 
goods, construction, communications utilities 
and wholesale sales.

 » Office - Predominantly administrative, 
professional, or clerical services; includes 
medical clinics.

 » Mixed Use - Two or more of the following: 
residential, industrial, commercial and/or office 
uses, where the primary use is Commercial/
Industrial. Think single building with mixed 
use.

Public/Semi Public Land Uses 
 » Public/Institutional - Buildings and adjacent 

lands of schools (both public and private), 
churches, cemeteries and all facilities of local, 
state and federal governments. This category 
includes the Sibley House Historic Site.

 » Parks/Open Space - Parks and recreational 
facilities owned and operated by local,regional, 
state and federal government; open spaces.

 » Right-of-way - Rights-of-way for existing 
highways, streets and alleys, and existing 
railways

 » Open Water - Public waterways, including the 
Mississippi River.
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Current Land Use Map

Land Use Acres Percent of 
Total

Industrial and Utility 4 2%
Institutional 20 11%
Major Highway 3 2%
Mixed Use Residential 0 0%
Multifamily 1 0%
Open Water 20 10%
Park, Recreational, or Preserve 65 33%
Retail and Other Commercial 5 2%
Single Family Attached 0 0%
Single Family Detached 49 25%
Undeveloped Land 26 13%
Total 193 100%
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Forecast Year Population Households Employment
2010 198 78 270
2020 220 90 290
2030 260 110 300
2040 280 130 300

Metropolitan Growth Forecasting
The Metropolitan Council develops forecasts of when, where and how much population, household and job growth 
the region and its communities can expect. They update the 20-year regional and local forecasts at least once per 
decade.

Regional Forecast
The regional forecast looks at the seven-county region position within the larger, national economy. The region’s 
business conditions and competitive advantages determine economic and employment levels which, in turn, drive 
population growth by attracting people to the Twin Cities.

Local Forecasts
Once the regional forecast is complete, additional land use modeling locates future population, households 
and employment to specific communities within the region. The Metropolitan Council’s model looks at how 
demographics, regional policies, and available land affect real estate supply and demand.

Modeling only takes our forecasts so far.  Working with local governments and planners to incorporate their on-
the-ground knowledge about local development to adjust our forecast results is the next important step in the 
process.

Community Designation 
The Metropolitan Council has developed policies related to the orderly and efficient use of land for the 7-county 
metropolitan area and identified 10 different community designations for land use policy across the region. 
Mendota, being a pocket community but growing as a small town as part of the metro region has been designated 
by the Metropolitan Council to be “Suburban” for the 20 year planning period. Suburban communities experienced 
continued growth and expansion during the 1980s and early 1990s, and typically have automobile-oriented 
development patterns at significantly lower densities than in previous eras.

The Metropolitan Council has established the following policies for the Community of Mendota to follow regarding 
land use planning based on this determination:

 » Suburban communities are expected to plan for forecasted population and household growth at average 
densities of at least 5 units per acre for new development and redevelopment. 

 » Suburban communities are expected to target opportunities for more intensive development near regional 
transit investments

 » Incorporate best management practices for stormwater management and natural resources conservation 
and restoration in planning processes.

 » Plan for local infrastructure needs including those needed to support future growth.
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Figure 1. Mendota Community Designation
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Residential Density
Neither the zoning code nor the adopted 2030 comprehensive plan specifically discusses residential density. The 
existing net residential density is 3.81 units per acre. This calculation includes only the areas of the city designated 
for residential uses.

The Mendota zoning code establishes minimum lot sizes for single-family dwellings, differentiating between those 
connected to the sanitary sewer and those that are not. The minimum lot size for a sewered single-family dwelling 
is 10,000 square feet; for an unsewered dwelling, the minimum lot size is 15,000 square feet. However, 10,000 
square foot unsewered lots are allowed as a conditional use.

Infill development will occur on existing lots of record and through the subdivision of larger lots. The Historic Plat 
Map was based on a grid of lots measuring 157.5 feet by 66 feet, which accommodates a density of approximately 
4 units per acre. Infill development will occur at this historically defined density.

Mixed use redevelopment along Highway 13 will occur at a minimum density of 10 units per acre. The city has not 
established a maximum density for mixed use redevelopment; however, setbacks and height restrictions will be the 
major factors that will establish the maximum density appropriate for each site along Highway 13.

Factors Affecting Future Growth
Properties on both sides of Highway 13 are relatively flat. A bluff in the state park lies on the north side of the 
downtown area. Properties on the south side of Highway 13 abut the Big Rivers Regional Trail.

Mendota is at the confluence of the Mississippi and Minnesota Rivers. A factor in its future growth will be its 
location within the river corridor. The Critical Area requirements have set parameters on how land in Mendota 
will be used, including types of land uses and how buildings and site will be signed. Executive Order 79-19, which 
outlines Critical Area requirements, includes Mendota in the Urban Open Space District.
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The major land use issues discussed during the 2040 comprehensive planning process are described below.

Type and Character of New Housing Needed - Will the community support the anticipated regional and 
local affordable housing needs outlined by the Metropolitan Council? Where will the need for affordable housing 
be satisfied?  What is the anticipated need for senior housing? What will be the character of single-family, multi-
family and senior housing be? 

Historic Resources - How do we continue to protect and attract visitors to our historic property downtown?

Downtown - To what degree should the City promote and assist redevelopment downtown? What will the 
character of downtown be going forward? What are the goals of the community for downtown?  Is there a need for 
additional parking? In the future, should the City allow non-commerical ground floor development?

Infill/New Housing Development - Where will the City accommodate the anticipated growth in 
population and housing units; downtown in non-single family development? What will housing downtown look 
like and how will it impact the downtown and the community? What opportunities are there if any for additional 
single-family housing units to be erected in the City?

Bluff Setbacks - Properties on both sides of Highway 13 are relatively flat. A bluff in the state park lies on the 
north side of the downtown area. Properties on the south side of Highway 13 abut the Big Rivers Regional Trail.

River Corridor - Mendota is at the confluence of the Mississippi and Minnesota Rivers. A factor in its future 
growth will be its location within the river corridor. The Critical Area requirements have set parameters on how 
land in Mendota will be used, including types of land uses and how buildings and site will be signed. Executive 
Order 79-19, which outlines Critical Area requirements, includes Mendota in the Urban Open Space District.

Highway 13 Traffic Calming - How will traffic calming measures and the realignment of the intersection 
of 2nd Street and Highway 13 proposed by the Minnesota Department of Transportation impact land use, potential 
value, reinvestment, commerce, parking, traffic and character in Downtown Mendota?

Key Land Use Planning Issues Discussed
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The Future Land Use Map (previous) identifies 
categories of similar use, character and density.  These 
categories are described in the subsequent pages, 
including explanation of the City’s intent, design and 
development strategies for each.

This map, and the corresponding text, are to be consulted 
whenever development is proposed.  Development shall 
be consistent with the use category shown on the map 
and the corresponding text.

Where uses in this map differ from the current use, it is 
not the general intent of the City to compel a change in 
use.  Except in rare instances when the City may actively 
facilitate redevelopment of a priority site, the City’s use 
of this map will be only reactive, guiding response to 
proposals submitted by property owners. 

Amending the Future Land Use Map
It may, from time to time, be appropriate to consider 
amendments to the Future Land Use Map.  The following 
criteria should be considered before amending the map.

Compatibility 
The proposed development, or map amendment, will 
not have a substantial adverse effect upon adjacent 
property or the character of the area, with a particular 
emphasis on existing residential neighborhoods. 

Future Land Use Planning
Natural Resources 
The land does not include important natural features 
such as wetlands, floodplains, steep slopes, scenic 
vistas or significant woodlands, which will be adversely 
affected by the proposed development.  The proposed 
building envelope is not located within the setback of 
floodplain zones (raised above regional flood line) or 
bluff setback.  The proposed development will not result 
in undue water, air, light, or noise pollution. 

Emergency Vehicle Access 
The lay of the land will allow for construction of 
appropriate roads and/or driveways that are suitable for 
travel or access by emergency vehicles.  

Ability to Provide Services 
Provision of public facilities and services will not 
place an unreasonable financial burden on the City.  
Petitioners may demonstrate to the City that the 
current level of services in the City, or region, including 
but not limited to school capacity, transportation 
system capacity, emergency services capacity (police, 
fire, EMS), parks and recreation, storm water, library 
services, and potentially water and/or sewer services, 
are adequate to serve the proposed use.  Petitioners may 
also demonstrate how they will assist the City with any 
shortcomings in public services or facilities.

Public Need 
There is a clear public need for the proposed change or 
unanticipated circumstances have resulted in a need for 
the change.  The proposed development is likely to have 
a positive fiscal or social impact on the City.  

Adherence to Other Portions of this 
Plan
The proposed development is consistent with the 
general vision for the City, and the other goals and 
policies of this plan.

Future Land Use Acres Percent of 
Total

Mixed Use Commercial 8.5 6%

Residential 86.2 66%

High Density Residential 1.1 1%

City Parks 5.2 4%

Institutional 30.9 23%

Total 131.9 100%
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The City can create a “vision” for how a community 
will grow and change by officially designating future 
uses of land. This is a basic comprehensive planning 
requirement that forms the basis for regulations such 
as the zoning and subdivision ordinances. These 
designations inform individuals and investors as to 
what policies, regulations and plans the City may 
implement over time. Designations can also minimize 
costs and risks to both individuals and the City. This 
is because the City can adequately plan for investments 
in infrastructure, programs, and services. Although 
no individual landowner or resident can expect to use 
their land for any or all purposes, each landowner will 
be able to use their property for “reasonable” economic 
purposes. This is based upon a number of factors, 
including, but not limited to, the following:

 » Household and employment growth trends.
 » Encouraging economic activity in the 

community.
 » Encouraging reinvestment and redevelopment 

in the community.
 » Protecting residential uses from the negative 

effects of commerce and industry.
 » Prior use or prior development rights of the 

property.
 » Minimizing future City expenses.

The six categories designated on the Future Land Use 
Map are:

 » Residential
 » High Density Residential
 » Mixed Use Commercial
 » City Park
 » Institutional

Future Land Use Designations
Residential 
The majority of the land area in the City will be 
designated as Residential. Most uses in this area should 
remain as low density residential, including single-
family homes and two-family homes. Zoning districts 
should reflect the general character of each area, ranging 
from a minimum of  3  and up to 5 units per acre.

Other uses in this area should be limited to those that 
are amenities to residential areas or that is similar in use 
and character as residential areas. These may include 
small childcare facilities in residential homes, small 
residential group homes, or neighborhood parks. Some 
non-residential uses would be allowed under conditions 
that are articulated in the City’s Zoning Code.

These areas could also provide medium density 
residential, which provide low-cost home ownership 
opportunities for a large number of residents. The City 
might allow a maximum of 10 residential units per acre. 

 » Consideration of the relationship with 
surrounding areas.

 » Consideration of the location of park, 
recreational and open space resources relative 
to these areas.

 » Ensuring enforcement of City codes in these 
areas to protect residents and surrounding 
investments.

 » Identification of programs and services to meet 
any special needs of residents of these areas, 
including youth and seniors.

High Density Residential
High-density residential uses, which include 
townhouses and multi-story residential buildings, 
provide opportunities as well as challenges for the City. 
Due to the high level of activity associated with such uses, 
they should be located in areas where the infrastructure 
is sufficient for parking and circulation. This needs to 
be implemented with the utmost attention. They are 
similar to commercial areas in this regard.
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Multiple-family residential uses meet the housing needs 
for a significant number of residents, including young 
adults, single individuals, seniors, or families of modest 
means. Residents may also appreciate the convenience 
or value of multiple-family housing. Residents may also 
have limited transportation options; therefore, these 
areas are close to goods, services and transportation 
services. This strategy also provides a transition 
in scale between low-density residential areas and 
commercial areas. The City will allow a maximum of 20 
residential units per acre in this area. Other planning 
considerations for high-density residential areas may 
include the following:

 » Consideration of the relationship of high-
density residential buildings with surrounding 
areas.

 » Providing sidewalks in busy areas to provide 
safety for pedestrians and to connect residents 
with commercial areas.

 » Consideration of the location of park, 
recreational and open space resources relative 
to these areas.

 » Ensuring enforcement of building codes and 
other City codes in these areas to protect 
residents and surrounding investments.

 » Identification of programs and services to meet 
any special needs of residents of these areas, 
including youth and seniors.

Mixed Use Commercial
The community’s downtown is along state highway 13. 
Commercial establishments along the highway provide 
important goods and services, as well as jobs, for the 
area. The City wishes to strengthen the long-term 
commercial viability and desirability of this area as a 
commercial hub.

A mixture of multiple family residential with a density 
of density  at least 10 per acre as well as commercial and 
office uses within a single building or development are 
included within this category.  This category contains a 
limited number of properties but will likely continue to 
grow as downtown continues to improve and redevelop 
over the coming years. 

The City wishes to encourage a range of activity and 
services where the whole will be greater than the sum of 
its parts. The general “vision” for this area includes the 
following ideas:

 » A mix of office, retail, entertainment-oriented, 
multi-family residential and institutional uses.

 » Uses that strengthen and support local 
commerce.

 » Development and redevelopment that 
contributes to a downtown character or “sense 
of place”.

 » Development and redevelopment that 
maximizes the use of limited space.

 » Street level retail/office/commercial allowed and 
non commercial (multi-family residential) uses 
on upper and back stories.

 » The expected share of uses across the district 
will be 65% Commercial and 35% High Density 
Residential.

City Park 
 This district encompasses Veteran’s Park which is located 
in the older residential part of the City of Mendota.  The 
park is surrounded by residential property and  is the 
City’s only municipal park.

Institutional
This district will include public owned property and 
religious institutions such as historic sites, churches and 
cemeteries. 
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Land Use Goals
 » Provide for residential uses south of the Big Rivers Regional Trail.
 » Provide for commercial mixed uses along Highway 13.
 » Provide for public and institutional uses that connect natural, cultural and recreational resources.
 » Encourage commercial uses that build on the City’s history and historic sites, including the Sibley House 

Historic Site.
 » Encourage commercial uses that build on the City’s proximity to the Mississippi and Minnesota Rivers.
 » Encourage commercial uses that are consistent with downtown Mendota’s character

Land Use Policies
 » Maintain a residential land use designation for the existing residential neighborhoods, accompanied by 

residential zoning.
 » Maintain a mixed-use land use designation in the downtown area, accompanied by commercial or mixed 

use zoning, to provide flexibility for new development and to promote reinvestment in the area.
 » Maintain a public/institutional land use designation where those uses now exist, accompanied by public/

institutional zoning.
 » Approve architectural, design and performance standards for future development and redevelopment 

consistent with the city’s heritage and downtown character.
 » Work with applicable government agencies to encourage development of river frontage in Fort Snelling 

State Park to encourage enjoyment of riverfront in Mendota.
 » Whenever possible, protect access to direct sunlight for solar energy systems on principal structures.

Future Land Use Goals and Policies

Staged Redevelopment
Metropolitan Council policies are designed to encourage the development of vacant parcels, increase density, and maximize the 
efficiency of infrastructure. Metropolitan Council forecasts clearly reflect this policy, particularly as it relates to employment 
growth. The City of Mendota, which is “landlocked”, supports infill development and redevelopment opportunities where 
the community deems appropriate. 

The City supports the infill development of residential areas. This includes parcels of record, provided that development can 
meet reasonable standards contained in City ordinances, including stormwater drainage. The City does not take a position 
with regard to the division of existing residential blocks. Proposals should originate with property owners, meet access and 
dimensional criteria contained in City ordinances and have the support of property owners.

Commercial infill development and redevelopment should meet the goals and policies contained in this Comprehensive 
Plan, as well as development criteria outlined in City ordinances. The City has prioritized downtown Mendota  as the primary 
area for infill and redevelopment.
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If your community changes any part of your adopted comprehensive plan, you must submit the comprehensive 
plan amendment to the Council for review. Communities amend their comprehensive plans for various reasons, 
such as:

 » Changes resulting from neighborhood or small area planning activities
 » Land use changes to allow a proposed development
 » Proposed forecast changes or proposed MUSA changes in service or staging
 » Text changes to revise a policy or land use category
 » Routine updates to incorporate new information or update a public facilities element

Before submitting a comprehensive plan amendment to the Council for review, you must take the following steps:
 » Planning Commission recommendation for approval by the governing body.
 » Local governing body authorization for the amendment to be submitted for Metropolitan Council review.
 » Adjacent governmental units and affected school districts review.

For more assistance contact the Metropolitan Council.

Metropolitan Council Amendment Review
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