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CHAPTER 01: 

PURPOSE OF THE PLAN

The City of Farmington has commissioned a planning eff ort to craft a 
vision for the future of the Trunk Highway 3 (TH 3) corridor through the 
City. The corridor is centered upon a state highway with many existing 
land use incompatibilities, including a mix of homes and businesses. 
Several smaller redevelopment eff orts and projects involving new 
construction and redevelopments have occurred in recent years, but have 
happened without a unified vision or direction for the corridor as a whole. 
This plan provides an overall vision to guide future reinvestment in the 
corridor.

Corridor 
Assessment
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FIGURE 1:  PROJECT AREAStudy Area Defined

The project area is approximately 0.25 square 
miles and stretches south to 225th Street W and 
extends north to the intersection of TH 3 and 
County Highway 66/Vermillion River Trail. The 
project area then extends both east and west a 
distance of approximately one block on either side 
of TH 3 as shown in Figure 1.
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Demographics and Current 
Conditions
This analysis serves as a snapshot in time of current 
conditions of the corridor. The components of land 
use, zoning districts, ordinance recommendations, 
redevelopment opportunities, architecture, and the 
transportation network are all analyzed  along the 
Highway 3 corridor. Maps specific to each of these 
elements are on the pages that follow.

A mixture of residential, commercial, and light 
industrial properties currently line the TH 3 corridor 
within the City. The northern and southern gateways 
both consist of commercial properties with the 
southern gateway presenting a redevelopment 
opportunity at the intersection of County Highway 
50/220th Street.

The TH 3 corridor currently presents a solid base of 
commercial and professional services including two 
banks, a coff ee shop, several restaurants including 
recently opened Bourbon Butcher, Rebel Chef, and 
local favorite Dairy Queen, as well as a veterinary 
clinic, hardware store, daycare, dentist off ice, and 
auto parts store. A number of additional development 
and redevelopment opportunities remain within the 
corridor that present an opportunity to define the TH 3 
corridor through Farmington.
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Housing and Economic 
Demographics 
As of the 2010 US Census, the population of the TH 
3 Corridor Plan Area was 615, and the 2012-2016 
American Community Survey (ACS) estimates the 2018 
population to be 639, with a forecasted population of 
643 by 2023. This project area currently represents 
about 2.7 percent of the total population of Farmington 
City. Approximately 50.2 percent of people in the 
project area are male, while 49.8 percent are female. 

As of 2018, there are an estimated 258 households 
within the corridor. Approximately 69 percent of the 
total housing units are owner-occupied, 23.3 percent 
are renter-occupied, and the remaining 7.7 percent 
vacant. The average household size is 2.59 persons.

The median household income within the project area 
is $65,837, with a per capita income of $29,284. The 
median home value as of 2018 is $213,839.

Issues & Opportunities
With development spanning over 70 years, the TH 3 
corridor has a broad mixture of development patterns 
and styles. Changes in development patterns, zoning, 
and the transition from Township to City governance 
has not been conducive to the corridor's sense of 
cohesiveness.  As shown in Figure 2, the TH 3 corridor 
has a variety of issues and opportunities as identified 
through meetings with a variety of stakeholders 
including MnDOT, Dakota County, Farmington 
residents, and property owners. While many issues 
have been identified, there are also a considerable 
number of community assets to build upon, including 
new commercial development north of 209th Street in 
the Tamarack Ridge Center.
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Municipal Boundaries

The City of Farmington does not have 

jurisdiction over all properties within 

the study area. Many parcels in the 

southern portion of the project area still 

remain within Castle Rock Township. 

Those parcels are subject to an orderly 

annexation agreement. The parcels on 

the north end of the project area which 

are west of TH 3 and within Empire 

Township are not currently subject to 

any orderly annexation agreement. The 

City maintains an excellent working 

relationship with the respective 

Townships and will continue to work 

with Townships on future development 

improvements in the project area.

?ÕA@
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GÔWX

S«

CASTLE 
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CITY OF 
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FIGURE 3:  MUNICIPAL BOUNDARIES
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Current Zoning

Zoning refers to municipal or local 

government controls that dictate how 

real property can and cannot be used in 

certain areas. Presently the project area 

includes residential, commercial, and 

industrial zoning designations. Currently 

the northern and southern portions of 

the project area consist primarily of 

commercially zoned property with a few 

parcels still retaining various residential 

zoning designations. The corridor has 

developed over a long period of time 

resulting in an overall lack of cohesion 

in its development pattern. This study 

seeks to provide a cohesive vision for 

the future of the TH 3 corridor so that 

future development and redevelopment 

take place in an orderly and consistent 

fashion. Recommendations for rezoning 

are included in Chapter 4: Regulation 

Review.

FIGURE 4:  CURRENT ZONING
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2030 Future Land Use
The land use plan establishes the direction for guiding 
development and redevelopment throughout the City. 

The plan provides the framework for land use decisions 
through a predetermined period of time. The land 
use plan is meant to clearly communicate the City’s 
desired vision of land uses for development and 
redevelopment to ensure a sustainable future as a 
healthy and vibrant City. 

The land use plan is not intended to be a static 
document. It is reviewed and revised at a minimum 
every ten years and when necessary to incorporate 
changing conditions and community goals. 

Implementation of the land use plan is carried out 
through the off icial controls included in the City’s 
Subdivision and Zoning Ordinances.

The 2030 future land use designations mirror the 
current zoning designations for the properties within 
the study area. As a result, the future land use guidance 
lacks overall cohesiveness which this plan seeks to 
remedy.

Recommended changes in Land Use guidance is 
included in Chapter 4 Regulation Review.
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Current Transportation System
Throughout the public engagement and corridor 
assessment process, community members expressed 
concern over the safety of the TH 3 corridor both for 
vehicular and pedestrian traff ic. They cited actual 
accidents and near misses at many intersections as 
well as erratic driving behavior by motorists frustrated 
with congestion at intersections. Figure 6 depicts 
existing and forecasted conditions within the TH 3 
corridor including existing access points, Average 
Annual Daily Traff ic (AADT) and forecasted 2040 AADT.
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Functional Classification
The functional classification system groups roadways into classes based on roadway function and purpose. Functional 
classification is based on both transportation and land use characteristics, including roadway speeds, the number of 
access points to adjacent land, connection to important land uses and the length of trips taken on the roadway.

Principal Arterials

Principal arterials are roadways that provide the 
greatest level of mobility and access control. Within 
the metropolitan area, a majority of principal arterials 
are under MnDOT jurisdiction. These facilities are 
intended to serve trips greater than eight miles and 
express transit trips. Spacing of principal arterials 
varies within developing areas of the metropolitan 
area. Typically, these facilities are spaced between 
two and six miles apart. These facilities connect 
regional business and commercial concentrations, 
transportation terminals, and large institutions within 
the metropolitan area. Principal arterials also connect 
to other cities, regions and states outside of the 
metropolitan area.

Principal arterials are intended to maintain average 
speeds of 40 mph during peak traff ic periods. To 
maintain mobility and speeds on principal arterials, 
land access and transportation system connections 
are limited. There is little to no direct land access 
from principal arterials. Intersections are limited to 
interstate freeways, other principal arterials, and “A” 
Minor arterials. Access points are typically grade-
separated or controlled with a signal and are spaced 
one to two miles apart.

Four classes of roadways are included in the 
seven-county metropolitan area functional 
classification system: 

• Principal arterials

• Minor arterials

• Collector streets

• Local streets.
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Collector Streets

Collector Streets provide linkages to larger 
developments and community amenities. They generally 
do not link communities to one another. Collector 
roadways generally favor access to the system over 
mobility but try to balance the two competing needs. 
Collector roadways are generally lower speed than the 
principal or minor arterial routes. Collector roadways are 
often owned and operated by cities, although counties 
operate some of these facilities. Collectors are intended 
to serve trips of one to four miles in length. Collectors 
link minor arterials, other collectors, and local streets. 

Major collectors typically serve higher density 
residential areas and concentrations of commercial 
and industrial land uses. These facilities tend to serve 
longer trips than minor collectors.

Local streets are those streets that are not classified 
as arterials or collectors. These streets serve 
adjacent properties and are designed as low-speed, 
low-capacity facilities. Medium distance travel is 
purposefully directed away from these streets to the 
collector and arterial system. Local streets primarily 
serve residential areas and driveway access.

Figure 7: Existing Transportation System indicates the 
existing functional classification of roads within the 
study area and surrounding areas.

Minor Arterials

Minor arterials maintain a focus on mobility but 
provide more land access than principal arterials. 
Minor arterials are intended to serve trips of four to 
eight miles in length. Within developing areas of the 
metro, these facilities are spaced between one and 
two miles apart. Minor arterials connect cities and 
towns within the region and link to regional business 
and commercial concentrations.  Access points along 
minor arterials are generally at grade and typically 
controlled with signals or stop signs.

During peak traff ic, minor arterials in developing areas 
are intended to maintain 30 mph average speeds. As 
a result, transportation system connections are limited 
to interstate freeways, other principal arterials, other 
minor arterials, collectors, and some local streets. Land 
access is limited to concentrations of commercial 
and industrial land uses. The Metropolitan Council has 
established a system of “A” Minor and “Other” Arterials. 
“A” Minor arterials are eligible for federal funding 
administered by the Metropolitan Council.

The Metropolitan Council has further split “A” Minor 
arterials into four types, described below:

• Relievers: Arterials located parallel to congested 
principal arterials. The purpose of “A” Minor 
Relievers is to provide additional capacity in 
congested corridors.

• Augmenters: Arterials that supplement the 
principal arterial system within urban centers 
and urban communities. 

• Expanders: Arterials that supplement principal 
arterials in less-densely developed areas of the 
metro area. 

• Connectors: Arterials that provide connections 
between rural towns and connect rural areas 
with the principal arterial system. 



CHAPTER 01:  Corridor Assessment | 15

Access Strategies

The previous TH 3 Access Management Plan (2004) 
referred to 2025 forecasted traff ic volumes along TH 
3 that resulted in a recommended four-lane divided 
TH 3 roadway section from Farmington to Rosemount.  
However, current 2040 Met Council forecasts noted that 
forecasted volumes within the City of Farmington and 
Dakota County Comprehensive Plans are measurably 
lower than the previous 2025 forecasts.  Given the 
passage of time and the reduced 2040 travel forecasts 
along TH 3 from the Metropolitan Council travel demand 
model, MnDOT has indicated a desire to schedule an 
update of the TH 3 Access Management Study through 
the Farmington area in the next five years.  Access 
management recommendations from the 2004 study 
are still likely valid and can be used by the City as a 
planning tool for the current TH 3 land use study.  

The 2004 TH 3 Access Management Study and the 
2018 Dakota County Principal Arterial Study both 
identified TH 3 as a potential future Principal Arterial.  
Land use planning and access control should account 
for this possible future designation.

Existing frontage roads to the east and west of TH 3 
through Farmington are too close to TH 3 and do not 
meet current MnDOT design standards.  As a result, 
there currently is inadequate stacking distance for 
side street traff ic wishing to enter onto TH 3.  The 
proximity of frontage roads to TH 3 and the location 
of frontage roads in relation to existing and proposed 
redevelopment areas along TH 3 will require review 
and further study in the future.

Dakota County and the City of Farmington are in the 
process of scoping a study that will evaluate the future 
transportation network in the NE Farmington Area 
and potentially update “Corridor D” extension east of 
Riverview Elementary School across the Union Pacific 
Railroad and through a lowland area to Vermillion 
River Trail (CR 66) at TH 3.  This study will include the 
need for both the 208th Street extension and 197th 
Street crossings of the railroad along with the role 
Diamond Path plays into the overall network.

RELATED PLANNING STUDIES

Past, present and future transportation concerns 

along TH 3 were identified, and  related planning 

studies were reviewed to get a sense of what has been 

studied along TH 3 and the adjacent surrounding 

regional roadway network. 

Related planning studies include the following:

• City of Farmington 2040 Comprehensive Plan 
(2018)

• Dakota County 2040 Comprehensive Plan 
(2018) 

• Dakota County Principal Arterial Study (2018)

• MnDOT 2019 – 2028 Capital Highway 
Improvement Plan (CHIP) (2018)

• Seed-Genstar AUAR Area (2004, 2016)

• Rosemount/Empire/UMORE Area 
Transportation System Study (2010)

• TH 3 Road Safety Audit (2006) 

• Dakota County East/West Corridor Study 
(2006)  including four corridors  impacting the 
TH 3 project area:

• “Corridor B” in Lakeville and Empire 
Township from TH 3 to CSAH 23 (2003, 
2006)

• “Corridor C” (CSAH 64) from CSAH 23 to 
TH 3 at 195th Street (2003, 2006)

• “Corridor D” from east of Farmington 
to TH 3 at Vermillion River Trail (CR 66) 
(2003, 2006)

• “Corridor E” study (CSAH 74) from east 
of Farmington to TH 3 @ TH 50 (2003, 
2006) 

• TH 3 Access Management Plan (2004)
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Intersection Strategies

TH 3 AND 

CR 66 (Vermillion River Trail)

The intersections of TH 3 and CR 66 (Vermillion River 
Trail), and TH 3 and 209th Street are a concern of the 
City. Existing traff ic volumes, percentage of injury 
crashes, and TH 3 corridor design indicate that a 
roundabout is likely the best option for this intersection. 
However, a brief design assessment revealed a need 
to look at the design alignment carefully due to the 
proximity of the bridge to the north which might result in 
higher construction cost and right of way needs. A more 
detailed roundabout design review would help identify 
the feasibility and cost of a roundabout compared to a 
traditional signal at this location.  While the intersection 
is currently experiencing some intermittent delay in the 
peak hour, the observed crash rate, critical crash rate, 
and traff ic observations indicate that a project is not 
an immediate need. The City will work with the County, 
MnDOT and Township to monitor and evaluate whether 
additional traff ic control is warranted at this intersection.  
Dakota County completed an Intersection Control 
Evaluation (ICE) study at this intersection in 2017.   

TH 3 AND 

209th Street

No intersection controls currently exist along TH 3 at 
209th Street.  The Tamarack Ridge Center commercial 
tract lies in the northeast corner of the intersection, 
and access to the parking lot area can be gained from 
209th Street.  The City currently has a southbound 
left turn lane on TH 3 planned for the intersection 
of TH 3 and 209th Street.  The City has completed 
construction documents and is currently preparing to 
bid the project. It is anticipated that this additional left 
turn lane will help reduce backups on TH 3 caused by 
southbound vehicles attempting to cross northbound 
TH 3 onto 209th street.   A northbound right turn lane 
already exists at this intersection.  

CR 66 (Vermillion River Trail)CR 66 (Vermillion River Trail)
209th Street209th Street
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TH 3 AND 

Willow Street

No intersection controls currently exist along TH 
3 at Willow Street.  The westerly approach leg of 
the intersection at TH 3 and the Kemps Distribution 
Center driveway access to TH 3 are not perpendicular, 
creating an unconventional intersection configuration 
at TH 3.  The northwest corner of the intersection 
of TH 3 and Willow Street contains a Dairy Queen. 
The public engagement process revealed that this 
Dairy Queen is an important and frequently visited 
neighborhood amenity.  However, for those residents 
who live east of TH 3 it was consistently noted the 
danger they felt in crossing TH 3 in order to visit the 
Dairy Queen site. Currently no pedestrian crossing 
facillities exist, with the closest pedestrian crossing 
two blocks south at the intersection of TH 3 and Main 
Street. In addition to the standard TH 3 traff ic, this 
intersection experiences a large amount of truck 
traff ic as a result of the Kemps and Dakota County 
Lumber facilities on either side of TH 3. This additional 
truck traff ic represents added danger due to reduced 
stopping distances and visibility.

TH 3 AND 

Main Street/213th Street

No intersection controls currently existing along TH 3 at 
Main Street/213th Street. It is an unrestricted intersection 
with southbound left turn lanes and northbound left 
and right turn lanes. This intersection also includes a 
frontage road on the west side of TH 3. Southbound 
traff ic on 8th Street is controlled at its intersection with 
Main Street by a stop sign. A recent project improved 
the pedestrian connectivity at this intersection with 
newly paved sidewalks as well as a pedestrian refuge 
island on the northbound side of TH 3. 

Willow Street

Willow Street

Chippendale Court?

Chippendale Court?

 Kemps Distribution  Kemps Distribution 
Center driveway Center driveway 
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TH 3 AND 

Elm Street/CR 50 

This intersection is signalized for each of the 
four approaches and includes striped crosswalks 
and turning lanes for both the northbound and 
southbound traff ic on TH 3. While the pedestrian 
crossing is marked, there are currently no pedestrian 
refuge areas in the middle of TH 3, and the pedestrian 
signal crossings do not have countdown timers to 
help alert pedestrians. Elm Street/CR-50 is classified 
as an arterial roadway and is a primary roadway for 
directing traff ic on TH 3 into the City’s downtown area. 
The City will work with MnDOT to place additional 
signage at this intersection to bring greater awareness 
of downtown amenities to TH 3 travelers. 

TH 3 AND 

Spruce Street

As a primary access point into downtown Farmington, 
this intersection recently saw upgrades on its 
sidewalks providing pedestrian connectivity east/west 
across TH 3.  While the sidewalks have been made 
more apparent, the intersection is uncontrolled and 
therefore can still be diff icult for pedestrian crossing. 
East bound Spruce Street does not connect directly to 
TH 3 and instead connects only to the frontage road, 
8th Street. However, there are southbound left turn 
lanes to access Spruce Street to the east of TH 3.

Intersection Strategies

Spruce StreetSpruce StreetElm Street/CR 50 Elm Street/CR 50 
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TH 3 AND 

Maple Street 

Currently, there is a midblock at-grade pedestrian 
crossing of TH 3 just south of Maple Street. MnDOT 
indicated this crossing was recommended by their 
ADA group and there are no immediate plans to 
remove this crossing.  However, the City is currently 
completing a Bicycle and Pedestrian Plan which will 
address multimodal needs along the TH 3 corridor.  
This Plan will provide recommendations for locations 
of future TH 3 pedestrian crossings at controlled 
intersections.

TH 3 AND 

Hickory Street

No intersection controls currently existing along TH 
3 at Hickory Street. It is an unrestricted intersection 
with southbound left turn lanes which provide 
southbound access to the Farmington Shopping 
Center. Northbound left and right turn lanes are also 
present to provide access to residential properties to 
the east and the Farmington Shopping Center to the 
west. This intersection also includes a frontage road 
on the west and east sides of TH 3. This intersection 
is approximately 450 feet from the signalized 
intersection of TH 3 and Cty Hwy 50/220th Street. 
Future transportation corridor studies should consider 
the traff ic  flow implications of this intersection, 
especially upon any redevelopment of the Farmington 
Shopping Center. Future customer traff ic to the 
shopping center may be better directed to the 
controlled intersection at Cty Hwy 50/220th Street, 
ultimately gaining access to the shopping center off  of 
Cty Hwy 50/220th Street rather than TH 3.

Hickory Street
Hickory Street

Maple Street Maple Street 

at-grade pedestrian 
crossing
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Other Future Strategies

Due to funding constraints, MnDOT does not have 
any plans at this time for major reconstruction of TH 3 
within the project area. 

MnDOT through its Capital Highway Investment Plan 
(CHIP) does, however, have one mill and overlay 
projects currently planned:

• 2027 Mill and Overlay:  Rice County Line to TH 
50/CSAH 74 - $9.5 million (south end of the City 
of Farmington to the City of Northfield) 

New Corridor

As part of the Rosemount/Empire/UMORE Area 
Transportation Study (2010), Dakota County has 
identified a need for a new 2/4 lane roadway 
connection along Biscayne Avenue connecting to TH 
50 to the south and CSAH 42/Akron Avenue to the 
north.  While not yet programmed, if constructed in the 
future, this new corridor would serve as an additional 
north/south arterial east of TH 3. 

Traff ic Studies

As property within the TH 3 corridor redevelops, it will 
likely result in added traff ic strain on TH 3.  Specific 
areas anticipated to redevelop include the commercial 
area south of 209th Street W and the Farmington 
Shopping Center. Traff ic studies  in conjunction 
with future commercial and medium/high density 
residential projects will likely be needed to understand 
potential eff ects on TH 3 and other area roadways 
and to identify any future improvements that may be 
necessary to maintain levels of service.
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CHAPTER 02:

Vision Statement

TH 3 through Farmington will be an attractive 
and vibrant corridor that positively reflects on 
the community, assists in economic growth, 
and provides a safe and eff icient mode of 
transportation for area residents and visitors.

Corridor 
Visioning
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Community Engagement 

Community engagement is an essential part of the planning process 
and participation by the public must be woven into projects early 
and often. It is vital to gain an understanding of existing conditions 
from a local perspective and from people who live in and experience 
the conditions in question on a daily basis, as these people often 
have some of the best ideas for improvements. Public participation 
also aides in the buy-in of the plan by its stakeholders.  To that end, 
the project team devised and executed a community engagement 
plan that engaged stakeholders throughout the creation of this plan. 

Engagement activities included both in-person and online activities 
in the form of online surveys, open house workshops, individual 
property owner meetings, pop-up engagement at the Farmington 
City Expo, and a number of meetings with both elected and 
appointed off icials.

The project's vision statement was derived from feedback 
received from the community members as a result of community 
engagement activities.

A word cloud was created based on the terms 
most used by those leaving comments. A 
primary focus of many residents related to 
both overall safety and transportation as 
well as at specific pedestrian intersections. 

The project’s Social Pinpoint website 
gathered 130 comments from 1,018 unique 
user visits who spent an average of 20:10 
minutes on the site. The following pages 
show assets, opportunities, comments, and 
ideas identified  by these users. 

TIMELINE OF VISITS/COMMENTS ON SOCIAL PINPOINT SITE

WORD CLOUD

SITE VISITS BY PERCENTAGE

SOCIAL PINPOINT AT-A-GLANCE
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Redevelopment 
Opportunity Sites

Three areas within the project boundary were identified 
as being areas where the community would support 
redevelopment.  Massing studies were completed for 
each of the areas depicting a structure on the site based 
on current zoning code requirements such as height 
limitations and setbacks. Please note that any future 
redevelopment projects would still be required to go 
through the formal entitlement process. 

Main St.Main St.

Pine St.Pine St.

Willow St.Willow St.

209th St.209th St.

Cty Rd Cty Rd 

Oak St.Oak St.

Spruce St.Spruce St.

Walnut St.Walnut St.

Larch St.Larch St.

Maple St.Maple St.

Beech St.Beech St.

Heritage WayHeritage Way

Cty Rd 50Cty Rd 50

225th St225th St

Elm St.Elm St.

3

FIGURE 8: REDEVELOPMENT 
OPPORTUNITY SITES

OPPORTUNITY SITE 1

209th Street

Site 1 is currently occupied by a Napa Auto Parts, 
Carbone's Pizzeria, Big Man Motors, and a single 
family home. Napa Auto Parts and Big Man Motors 
are both currently within Empire Township and future 
redevelopment of the site as a whole would require 
annexing of those properties into the City. 

Currently these businesses account for four access 
points all within a 400 foot stretch of TH 3. Together 
the properties contain approximately 6.8 acres of land. 
Future redevelopment is recommended to remove 
each of these four access points and to provide a single 
access off  of 209th Street W that is perpendicular to 
Catalina Way on the north side of 209th Street W.

2

3

1
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OPPORTUNITY SITES

OPPORTUNITY SITE 2 

Larch Street
Site 2 is currently occupied by a used car dealership that was 

the source of several concerns during the public engagement 

phase due to its negative appearance.  While a relatively small 

site at 1.3 acres, it is large enough for a single commercial 

user approximately 5,000 square feet in size which is a similar 

footprint to the commercial building on the property directly 

to the north which contains a veterinary clinic.

Redevelopment of this site would involve the removal of two 

existing buildings that were constructed in 1982 and consists 

of a single story commercial building and a former drive 

through car wash. The site is currently a used car dealership 

and has access off  of 8th Street, and Larch Street. Larch Street 

currently provides direct access to both northbound and 

southbound TH 3 traff ic via a TH 3 southbound left turn lane 

and a TH 3 northbound right turn lane. 

2

3

1
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FIGURE 8: REDEVELOPMENT 
OPPORTUNITY SITES

OPPORTUNITY SITE 3 

Farmington Center
Site 3 consists of two parcels which together total 4.92 acres 

and currently contains approximately 6,500 square feet of 

commercial space. This commercial space includes both retail 

and restaurant users. The primary structure is 4,158 square feet 

and was constructed in 1957. The site has access to the west 

from TH 3 and 8th street which services as the frontage road 

for TH 3. The site also has access from County Road 50/220th 

Street W from the south. 

This plan recommends rezoning of single family residential 

parcels to the north adjacent to Maple Street to high density 

residential. Together with the existing apartment complex on 

the north side of Site 3, a new high density residential project 

could be constructed to further compliment and support 

both the existing commercial facility but also any future 

commercial or off ice redevelopment.

2

3

1
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209th Street Redevelopment

The conceptual redevelopment shown 

below would result in the removal of 

four individual access points off  of TH 

3 and would reroute the access onto 

209th Street, presumably directly 

perpendicular to the access supporting 

the Tamarack Ridge Center on the north 

side of 209th Street. 

This conceptual development would 

consist of commercial uses and 

would require buff ering from adjacent 

residential properties to the east. As 

shown, the building would be placed at 

the minimum setback line of 35 feet. This 

was done intentionally so as to better 

define the corridor and as a means of 

traff ic calming. 

FIGURE 9: 209TH STREET REDEVELOPMENT

Adjacent Commercial Development - Tamarack Ridge Center
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Larch Street Redevelopment

The conceptual redevelopment scenario 

shows a three story commercial off ice 

building that conforms to the existing 

height restrictions and residential 

setback distances in the B-1 Commercial 

District. Access to the site from both 8th 

Street and Larch Street would remain. 

The commercial off ice use would 

eliminate the outdoor storage at the 

site which currently are the source of 

many residential complaints and what is 

currently an overall detractor within the 

corridor.

The new off ice use would also better 

compliment the veterinary clinic 

currently located adjacent to the site.

FIGURE 10:  LARCH STREET REDEVELOPMENT
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Farmington Center

Redevelopment of the Farmington Center 

would represent a major undertaking. 

The current owner recently performed a 

few minor improvements and has since 

posted the property for sale. It is likely that 

this redevelopment project would require 

involvement by the City in the form of either 

financial assistance through tax increment 

financing, tax abatement, or through 

assistance with property acquisition.

Located along both TH 3 and Cty Road 

50 the site sees a large amount of daily 

trips and could serve as an anchor for the 

TH 3 corridor through Farmington.

The site is also adjacent to an existing 

apartment complex and four single 

family detached properties which are 

recommended to be rezoned to high 

density housing providing an opportunity 

for a new high density apartment project 

to be conceived immediately north of 

the Farmington Center. Those additional 

residents would assist in helping support 

future building tenants.

FIGURE 11:  FARMINGTON CENTER REDEVELOPMENT



CHAPTER 03:  Corridor Goals & Strategies | 37

CHAPTER 03: 

Corridor Goals 
& Strategies
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Goals & Strategies

Based upon feedback provided during community engagement and the visioning process, a series of goals and 
strategies were developed to guide future corridor investment. Each of the goals has corresponding strategies for 
successful implementation and achievement of that specific goal.

GOAL 1: 

Improve the attractiveness and visual 
cohesiveness of the corridor.

Strategy 1: Develop design standards for the Highway 
3 corridor that guide future redevelopment.

Strategy 2: Encourage activation in existing 
commercial areas through community events.

Strategy 3: Engage with property owners to clean 
up nuisance properties through proactive code 
enforcement.

Strategy 4: Utilization of Community Development Block 
Grant (CDBG), Dakota Community Development Agency 
(CDA) loan, and grant programs to assist in the cleanup 
of low to moderate income residential properties.

Strategy 5: Consider developing an incentive program 
for TH 3 properties similar to the Downtown Façade 
Improvement Program.

GOAL 2: 

Facilitate redevelopment and support a 
vibrant corridor.

Strategy 1: Review existing land use designations and 
update them to reflect a corridor that emphasizes a 
mix of uses. 

Strategy 2: Promote the economic and physical health 
of the corridor as a means to strengthen connections 
to businesses with the corridor and to expand and 
diversify the tax base.

Strategy 3: Leverage grant programs to provide 
redevelopment grants that encourage property owners 
to invest in redevelopment and revitalization.

GOAL 3: 

Implement signage and wayfinding 
along the corridor that drives visitors to 
Downtown Farmington.

Strategy 1: Utilize the downtown identity and 
wayfinding throughout the TH 3 corridor along the 
highway and on bike and pedestrian trails.

Strategy 2: Plan and build gateway/corridor 
monuments, public art or wayfinding that encourage 
visitors to explore downtown Farmington.

Strategy 3: Work within MnDOT guidelines and 
templates for signage within MnDOT right-of-way.

GOAL 4: 

Evaluate opportunities for better 
functionality and safety for vehicle 
traff ic and continue to plan for 
accessible, continuous, and separated 
bikeways and sidewalks.

Strategy 1: Implement the City’s bikes and sidewalks 
citywide master plan in the TH 3 corridor.

Strategy 2: Identify and improve areas where City 
sidewalks and trails require upgrading or resurfacing.

Strategy 3: Continue to facilitate discussion with 
MnDOT and Dakota County partners about potential 
improvements within MnDOT right-of-way.

Strategy 4: Support and actively participate in future 
MnDOT and Dakota County eff orts regarding technical 
analysis of the corridor.

Strategy 5: Continue to coordinate with Castle Rock and 

Empire Townships.
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CHAPTER 04:

Regulation 
Review
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Regulation Review FIGURE 12:  2040 LAND USE RECOMMENDATIONS
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LAND USE DESIGNATIONS

Land use designations can be described 

as the type of development allowed 

to take place on an individual piece 

of property.  Land use guides where 

residential, commercial, industrial, 

agriculture, open space, etc. uses are 

placed throughout a community.  At the 

time this corridor study was conducted, 

the City was also working on its 2040 

Comprehensive Plan update which 

includes a review of future land use 

designations for all properties within the 

City.  The completion of this TH 3 plan 

allowed for a more in depth analysis 

of the land use in this corridor which 

identified several proposed land use 

changes primarily from residential to 

commercial land use.  The proposed 

land use changes are shown in Figure 12 

and are included in the implementation 

matrix.
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ZONING DESIGNATIONS

While land use describes the type 

of use for individual properties, the 

zoning designation provides specific 

dimensional standards and performance 

criteria such as height limitations or 

setbacks for the individual uses.  

Once the land use guidance has been 

established the City can look towards its 

various zoning designations so that the 

zoning designations align with the future 

land use for each parcel. 

As a result of the City’s 2040 

Comprehensive Plan Update the City will 

be making revisions to its zoning districts 

and this plan will simply provide general 

guidance as to which existing zoning 

district is currently most appropriate 

while understanding that there may 

be deviations based on future zoning 

district updates.  

The proposed zoning designation land 

use changes are shown in Figure 12 

and Figure 13 and are included in the 

implementation plan.

FIGURE 13:  ZONING MAP RECOMMENDATIONS
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Zoning Ordinance Review
The City’s ordinances play a crucial role in the 
implementation of the TH 3 plan.  As a result it is 
important that the existing ordinances related to 
future development be reviewed, especially as they 
relate to land development and aesthetics. To that 
end we have reviewed City Code related to zoning 
designations, allowed uses by zoning district, as well 
as architectural, signage, and lighting standards.

B-1 Highway Business District

PERMITTED USES: 
Animal clinics / Clinics / Clubs / Coff ee shops / Commercial 

recreational uses / Convenience store without gas / Data 

centers / Health clubs / Hotels / Motels / Off ices / Personal and 

professional services / Personal health and beauty services 

/ Recreation equipment sales/service/repair / Restaurants 

(class I – traditional) /  Retail facilities / Sexually-oriented 

businesses (accessory)

CONDITIONAL USES: 
Auction houses / Auto repair, minor / Auto sales / Brewpubs / 

Car washes / Child daycare center, commercial / Convenience 

store with gas / Dental laboratories / Grocery stores / Group 

daycare centers commercial / Hospitals / Kennels, commercial 

/ Nursing homes / Outdoor sales / Public buildings / Public 

utility buildings / Restaurants, Class II, fast food, convenience 

/ Restaurants, Class III, with liquor service / Restaurants, Class 

IV, nonintoxicating / Solar energy systems / Supply yards / 

Theaters / Wholesale businesses

The B-1 Highway Business district currently has the following 
minimum dimensional requirements:

Presently the TH 3 project area has a number 
of zoning designations within the project 
boundary including:

• B-1 (Highway Business)

• I-1 (Industrial)

• R-2 (Low/Medium Density Residential  
3.5 – 6.0 du/ac)

• R-3 (Medium Density Residential  
6 – 12 du/ac)

• R-5 (High Density Residential  12+ du/ac)

• R-D (Downtown Residential)

Lot area 10,000 sq ft

Lot width  75 feet  

Front yard setback  30 feet  

Side yard setback  10 feet  

Rear yard setback  10 feet  

Minimum side and rear yard abutting any residential district: 

Off street parking and access drives 10 feet  

Public and semipublic buildings 35 feet  

Recreational, entertainment, commercial and 
industrial uses   50 feet  

Height (maximum)   35 feet  

Maximum lot coverage of all structures 25 percent
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I-1 Industrial District

PERMITTED USES: 
Auto repair, major / Breweries / Data centers / Distilleries / 

Light manufacturing facilities /  Microdistilleries / Ministorage 

units / Off ices / Research facilities / Sexually oriented 

businesses / Small breweries / Supply yards / Truck terminal / 

Warehousing facilities

CONDITIONAL USES:
Agriculture / Cocktail rooms as accessory to a microdistillery 

/ Commercial recreational uses / Food processing facilities 

/ Kennels, commercial / Manufacturing facilities / Public 

utility buildings / Recycling facilities / Solar energy systems / 

Taprooms as accessory to a brewery or small brewery / Towers

ACCESSORY USES:

Parking lots

INTERIM USES:

Mineral extraction

The I-1 Industrial district currently has the following minimum 
dimensional requirements:

Residential Zoning Districts

The various residential districts currently allow 
for a mix in housing type and varying densities in 
accordance with the City’s Comprehensive Plan.

The City will be reviewing and condensing the number 
of residential zoning districts following the completion 
and adoption of its 2040 Comprehensive Plan and as 
a result a breakdown of existing residential districts 
has not been included. However, as a result of public 
engagement and the identification of redevelopment 
opportunities, it remains important that a high 
density residential zoning designation retain a density 
minimum of at least 12 units/acre to help support 
future commercial growth along the TH 3 corridor.

Lot area 20,000 sq ft

Lot width  75 feet  

Front yard setback  30 feet

Side yard setback  15 feet  

Rear yard setback  15 feet  

Minimum side and rear yard abutting any residential district: 

Off street parking and access drives 10 feet  

Public and semipublic buildings 35 feet

Recreational, entertainment, commercial and 
industrial uses   50 feet

Height (maximum)  45 feet

Maximum lot coverage of all structures 35 percent  
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Recommended Zoning Ordinance Amendments

The following are recommended ordinance amendments for the zoning districts 
currently present in the TH 3 corridor.

I-1 Industrial 

• The project area only has one property zoned as 
I-1 which is presently occupied by Kemps. With no 
vacant parcels or parcels currently identified for 
redevelopment that are zoned as I-1 no ordinance 
revisions are recommended for this district. 

• If in the future Kemps decides to relocate, the 
property should be reguided and rezoned to 
either a commercial or residential use to be 
consistent with adjacent development.

B-1 Highway Business

• Amend the B-1 Highway Business zoning 
district to allow a maximum lot coverage of 
all structures from 25% to 40%. This increase 
will promote larger building footprints, reduce 
outdoor storage, and be more competitive with 
surrounding communities. 

• As proposed, this district will be more 
competitive to adjacent communities with 
similar zoning districts. Examples include 
the City of Lakeville and their C-2 Highway 
Commercial District which for most uses simply 
requires that a minimum of 25% of the total 
lot area remain impervious. Another nearby 
example in the City of Rosemount and their C3 
Highway Service Commercial district which 
allows a total maximum lot coverage of 75% 
which refers to the percent of the lot covered 
with structures, paved and other impervious 
surfaces.

• Remove auto repair, minor and auto sales as 
allowed uses within the B-1 Highway Business 
district to improve the visual aesthetic of the 
corridor and reduce overall outdoor storage.

Residential Zoning Districts

• Retain a high density residential zoning 
designation with a density minimum of at least 
12 units/acre to help support future commercial 
growth along the TH 3 corridor.
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FIGURE 14:  TH 3 OVERLAY DISTRICT BOUNDARIES
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TH 3 Overlay District

Feedback during the assessment phase indicated an 
overall negative connotation towards the aesthetic of 
the commercial businesses along the TH 3 corridor. 
In an eff ort to create a more cohesive corridor, it 
is recommended that a zoning overlay district be 
established that requires specific performance 
criteria related to architectural, signage, and lighting 
standards. The proposed performance criteria were 
vetted as part of the community engagement activities. 
The design standards are intended to do the following:

TH 3 OVERLAY BOUNDARY

The boundaries of the TH 3 Overlay District shall be defined with a 
northern limit of Vermillion River Trail (Cty Hwy 66), a southern limit 
of 225th Street W and extending one block east to 7th street and 
one block west of TH3 to 9th Street. The area is shown graphically 
in Figure 12.

1. Encourage integrated site planning to create 
a cohesive, sustainable built environment.

2. Establish architectural requirements for 
commercial and high density residential uses.

3. Unify and articulate building façades.

4. Place a strong emphasis on improving the 
visual aesthetic of the corridor

5. Provide for the compatible integration of 
commercial and residential uses along the 
corridor.

6. Encourage replacement or remodeling of 
architecturally incompatible buildings.
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COMMUNITY SURVEY

For future commercial buildings with the Highway 3 corridor, which 
exterior materials would you prefer to see used?

COMMUNITY SURVEY

For future multifamily residential buildings with the Highway 3 
corridor, which exterior materials would you prefer to see used?

BRICK

BRICK

STONE

STONE

VINYL SIDING

VINYL SIDING

METAL PANELING

METAL PANELING

OTHER (please specify)

OTHER (please specify)

TH 3 Overlay Architectural Standards

Commercial Uses

The exterior material of commercial structures within 
the TH 3 Overlay District shall consist of Brick, Stone, 
Vinyl or Cement siding. Metal paneling may be used 
as an accessory material but shall not consist of 
more than 25% of the total building façade. Tilt-up 
concrete paneling is not permitted. A mix of materials 
is encouraged to enhance the overall aesthetic of 
buildings and of the corridor as a whole. 

Multi-tenant buildings shall provide variation in roof 
line to depict individual commercial users. 

Transparent glass must comprise a minimum of forty 
percent (40%) (but shall not exceed 75 percent) of the 
total wall area of the first floor elevation on the primary 
façade. Upper floor elevations of any street façade shall 
comprise a minimum of twenty percent (20%) (but shall 
not exceed 50 percent) of the total wall area on the 
upper floor elevation of any street façade.

Multifamily Residential Use

The exterior material of multifamily residential 
structures within the TH 3 Overlay District shall consist 
of Brick, Stone, Vinyl or Cement siding. Metal paneling 
may be used as an accessory material but shall not 
consist of more than 10 percent of the total building 
façade. A mix of materials is encouraged to enhance 
the overall aesthetic of buildings and of the corridor 
as a whole.  
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B:A:

A

B

COMMUNITY SURVEY

Which style of commercial signage do you prefer for the Highway 3 corridor?

Signage Standards

In addition to the requirements of Chapter 10-6-3 
of the City Code, the following are recommended 
architectural standards for ground mount and 
pylon signs within the overlay.

Pylon signs and ground mount signs shall 
be designed to be complementary to the 
buildings and uses to which they relate and 
shall be harmonious with their surroundings. 
The supporting pole or structure of pylon signs 
may not be solely metal; it shall be wrapped in 
a material complementary to the building to 
which it relates.

Lighting Standards

In addition to the requirements of Chapter 10-6-8 of the 
City Code, the following are recommended standards 
for exterior commercial lighting within the overlay.

All façade and parking lot lighting shall be downcast so 
as to eliminate light pollution spreading into adjacent 
residential areas.
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CHAPTER 05: 

It is important that community planning documents are prepared with economic 
reality. To that end, the process of developing the TH 3 Corridor Plan has been 
developed based upon a high-level market analysis. The limited scope of the 
market analysis includes the following:

• TH 3 trade area identification

• Consumer expenditure analysis

• Commercial gap analysis

The above market scope provides a general indication of the commercial market 
for the TH 3 Corridor trade area and specifically for the corridor redevelopment 
concepts that were developed during this project. 

Market Study
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FIGURE 15:  TH3 TRADE AREA

TH 3 Drive Time

Figure 16 demonstrates the travel times from TH 3 using 
5, 10, and 15 minute drive times as time intervals people 
are typically willing to travel for commercial, retail, and 
professional services. The 10 and 15 minute drive time 
diameters encapsulate portions of Lakeville, Apple 
Valley, and Rosemount, each of which have varying 
levels of established commercial and retail centers. As 
indicated by the Trade Area graphic, the populations to 
the south and east are most likely to travel to Farmington 
for goods and services, while adjacent communities 
present a fair amount of competition.

FIGURE 16:  TH 3 DRIVE TIME

TH 3 Trade Area

Figure 15 provides a graphic of the commercial draw 
area where the majority of demand for commercial and 
professional services along TH 3 will be generated. The 
trade area boundaries were determined by Maxfield 
Research and Consulting, LLC as part of the City’s 
previous Downtown Redevelopment planning eff orts.  

Lakeville to the west and Apple Valley to the northwest 
currently serve as large centers for commercial, retail, 
and professional services. As a result, Farmington 
as a whole and especially the TH 3 corridor on the 
eastern edge of the community will rely on Farmington 
households and draw users from the smaller communities 
to the east but especially from the south as TH 3 serves as 
a primary north/south thoroughfare for daily commuters. 
Farmington competes with the City of Hastings to the 
east and the City of Northfield to the south.  

TABLE 1:  DEMOGRAPHIC DATA RELATIVE TO DRIVE TIMES

Population Households Median Age
Median 

Household 
Income

Unemployment 
Rate

Education
High School 

Graduate Some College Bachelors or 
above

5 Min 8,797 3,191 34.2 $73,784 3.8% 27% 43% 25%
10 Min 41,589 14,244 34.0 $88,245 3.1% 21% 38% 36%
15 Min 121,087 42,218 35.3 $92,155 2.7% 19% 35% 42%
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Population & Household Growth Trends & Citywide Estimates

With the decennial comprehensive plan update, the Metropolitan Council 
published forecasts for employment, households, and population for the City 
of Farmington. The table below provides a breakdown of those forecasts.

The City saw extraordinary growth in households and population from 2000 to 
2010 with a much slower growth in employment figures. Following the great 
recession the percent growth in both population and households lessened but 
employment growth remained steady. Through 2040, the City is anticipated 
to show growth across each of the three segments with population and 
household growth again leading the way.  These additional households will aid 
the City beyond the year 2040 as the gains in population and households will 
help to drive additional commercial and employment growth.  

TABLE 2:  METROPOLITAN COUNCIL FORECASTS

Population % Change Households % Change Employment % Change

2000 12,716 N/A 4,169 N/A 3,986 N/A

2010 21,086 65.8% 7,066 69.5% 4,438 11.3%
2017 22,421 6.3% 7,779 10.1% 4,971 12.0%
2020 24,300 8.3% 8,500 9.2% 5,600 12.7%

2030 28,300 16.5% 10,100 18.8% 6,200 10.7%

2040 32,500 15% 11,800 16.8% 6,800 9.7%
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Consumer Expenditure

Table 3 provides information on 2018 consumer 
spending within the identified TH 3 Trade Area. The 
data shown in Table 3 was provided by ESRI, Inc and 
their Business Analyst tool which derives information 
from national data on expenditures through the 
Consumer Survey of Expenditures. The report uses 
a benchmark index of 100. Proportions above 100 
indicate that households in the TH 3 Trade Area 
spend proportionally more on items or services in that 
category compared to the average U.S. household. 
Proportions below 100 indicate that households spend 
less than the average U.S. household on those items 
or services. The table shows that households in the 
TH 3 Trade Area spend more than the average U.S. 
household in every reviewed segment. The areas with 
the greatest levels above the 100 benchmark are:

• Travel

• Household Furnishings & Equipment

• Personal Care Products & Services

• Apparel & Services

• Education

• Food away from home

• Entertainment/Recreation

• Vehicle Maintenance & Repairs

TABLE 3:  TH 3 TRADE AREA MARKET PROFILE – 
2018 CONSUMER SPENDING

Spending Category Total $ Average 
Spent

Spending 
Potential 

Index

Apparel & Services $29,987,907 $2,667.01 123

Education $19,792,550 $1,760.28 122

Entertainment/
Recreation $43,625,455 $3,879.89 120

Food at Home $66,179,369 $5,885.75 117

Food Away from 
Home $48,355,853 $4,300.59 122

Health Care $76,245,922 $6,781.03 118

HH Furnishings & 
Equipment $29,051,901 $2,583.77 124

Personal Care 
Products & Services $11,471,979 $1,020.28 123

Shelter $224,379,271 $19,955.47 119

Support Payments/
Cash Contributions/
Gifts in Kind

$32,735,184 $2,911.35 117

Travel $30,391,315 $2,702.89 125

Vehicle Maintenance 
& Repairs $14,491,329 $1,288.81 120
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Market Review of Concept Developments for Opportunity Sites

These redevelopment sites have been reviewed based on the above market data:

209th Street

The proposed redevelopment at 

209th street would involve primarily 

commercial/off ice users and would assist 

in supporting Tamarack Ridge Center, 

the retail node north of 209th Street. 

The massing studies depicted are three 

stories tall and consist of approximately 

15,000 square feet per floor. The project 

would likely need to be completed in 

phases with a single building initially 

being constructed that would contain 

approximately 45,000 square feet with 

the second building being constructed 

at a future time as additional market 

demanded.

Larch Street

The massing model depicts a floor 

plan that contains approximately 

9,000 square feet. The site is currently 

restricted by adjacent commercial use to 

the north and residential uses to the east. 

It would however make for an excellent 

single user professional services location 

similar to the veterinary clinic located 

immediately adjacent to the site as the 

market data showed that residents within 

the TH 3 trade area are paying higher than 

the average American for professional 

services indicating a potential market 

opportunity in that sector.

Farmington Center

Containing nearly 150,000 square feet 

across three stories, the massing model 

represents a large redevelopment at the 

southern gateway of the TH 3 corridor.  

The existing structures total approximately 

42,000 square feet. A redevelopment of 

this scale would likely require some level of 

public investment to make economically 

feasible as it would require the removal of 

existing structures and likely improvements 

to adjacent public roadways. However it 

has a great amount of potential to serve as 

a regional community shopping draw that 

would have overflow benefits for adjacent 

commercial properties both along the TH 3 

corridor but also in downtown Farmington.

209th Street209th Street

Larch StreetLarch StreetTH
 3

TH
 3

TH
 3

TH
 3

Farmington Farmington 
CenterCenter
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CHAPTER 06: 

Roles & Responsibility

While City Staff  will play a key role in the day to day operation and implementation 
of the TH 3 corridor plan, many of the powers and resources needed to implement 
the vision and achieve the goals described in this Plan are held by the City Council. 

However, the success of the TH 3 corridor cannot be made the sole responsibility 
of city government, as achieving the vision for the TH 3 corridor requires on-going 
collaboration of both public and private stakeholders. This section describes the 
roles and responsibilities of key parties.

Implementation 
Plan
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City Council

Commitment from the City Council is crucial to 
the ultimate implementation of this Plan. Important 
decision making authority resides solely with the City 
Council. Among the authority that may be needed to 
achieve development and redevelopment within the 
TH 3 corridor include: 

• Levying special assessments for public 
improvements

• Issuance of general obligation bonds to finance 
redevelopment and improvement projects

• Approving the establishment of TIF districts

Planning Commission

The Farmington Planning Commission is charged with 
hearing and providing recommendations on land use 
reviews including site plan review, conditional use 
permits, changes or expansions of nonconforming 
uses, variances, and land subdivisions. The Planning 
Commission is a recommending body to the City 
Council on planning decisions including proposed 
rezonings, zoning code text amendments, and 
amendments to the City's Comprehensive Plan. As a 
result the Planning Commission will play a large role 
in the assessment of future implementation actions 
regarding zoning ordinance revisions and the review 
of future site plan proposals for both development 
and redevelopment.  

EDA

The city's Economic Development Authority (EDA) 
promotes the retention and expansion of existing 
businesses while attracting new businesses to the 
community in order to promote a diversified tax 
base, job opportunities, and convenient shopping 
for residents. The EDA is comprised of two City 
Council members, one Independent School District 
192 School Board member, and four residents. The 
powers given to it that will likely play a key role in the 
implementation of portions of this plan specifically 
related to housing and redevelopment are included 
below:

• Acquiring property

• Making loans

• Constructing and operating public facilities

• Establishing TIF districts

City Staff 

City Staff  will be the day to day champions of the TH 3 
plan. Staff  will depend on this plan as they work with 
land owners and prospective developers to implement 
the corridor vision. The vision will not be achieved 
over night and as a result it will require the long term 
buy in of the City Council, Planning Commission, 
and EDA so that City Staff  can speak confidently with 
residents and prospective projects. This will ultimately 
reduce the level of uncertainty and as a result the level 
of risk in taking on a TH 3 redevelopment project. 

Property Owners

While the City has influence of land use guidance and 
zoning, the TH 3 corridor is primarily a place of private 
activities. Individual property owners make decisions 
about how they operate, maintain and improve their 
buildings. each of these factors play a role in the long-
term success of the TH 3 corridor.
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Financing Tools
Redevelopment of the TH 3 corridor may prove diff icult without the financial assistance of the City of Farmington. 
The need for public financial assistance comes from several factors: 

Redevelopment projects are often not financially feasible without assistance from the public to cover fiscal gaps.  
The fiscal gap stems from higher land costs, the need for building demolition and any other clean-up activities. As 
a result, redeveloping a site that includes both purchasing land and demolishing structures is typically more costly 
compared to greenfield development. Typically, these additional costs cannot be passed on through higher lease 
rates or sale prices and is the reason public assistance is sometimes necessary.

The TH 3 plan recommends a higher level of design and overall corridor aesthetic. The TH 3 plan anticipates that 
the TH 3 corridor will reflect positively on the community. The financial participation of the City provides a means 
of achieving this goal. 

Tax Increment Financing (TIF)

TIF is a public financing tool that is used as a 
subsidy for redevelopment, infrastructure, and 
other community improvement projects. TIF uses 
the increased property taxes that a new real estate 
development generates to finance costs of the 
development. TIF is used for two basic purposes:

• To induce or cause a development or 
redevelopment that otherwise would not occur 
such as an off ice building, retail, industrial, or 
housing development that otherwise would 
not be constructed. To do so, the increased 
property taxes are used to pay for costs related 
to the development such as land acquisition or 
site preparation.

• To finance public infrastructure such as streets, 
utilities, or parking facillities that are related to 
the development.

Tax Abatement

Tax Abatement allows a municipality to abate all or 
a portion of its property tax on a parcel of property 
for economic development purposes. This economic 
development tool is authorized by Minn. Statute 
469.1813 - 169.1816. State general property tax on 
commercial/industrial and seasonal-recreational 
properties cannot be abated. The municipality 
determines the length of the tax abatement however 
it cannot exceed 15 years. The term can be extended 
for up to 20 years if only two of the three political 
subdivisions (municipality, county, and school district) 
grant an abatement. Abatement may not exceed the 
larger of 10% of the net tax capacity or $200,000.00.
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Grant Opportunities
Grant funding can be a valuable tool for implementation of the TH 3 plan. While grant programs 
change over time, the following section describes some of the existing programs.

redevelopment costs for a qualifying site, with a 
50-percent local match. Grants can pay for land 
acquisition, demolition, infrastructure improvements, 
soil stabilization when in-fill is required, ponding or 
other environmental infrastructure and adaptive reuse 
of buildings, including remedial activities at sites 
where a subsequent redevelopment will occur.

Demolition Loan Program - the demolition loan 
program can be used to help development authorities 
with the costs of demolishing blighted buildings 
on sites that have future development potential but 
where there are no current development plans.

Contamination Cleanup and Investigation Grants - 
The Contamination Cleanup and Investigation Grant 
Program helps communities pay for assessing and 
cleaning up contaminated sites for private or public 
redevelopment.  Grants pay up to 75 percent of the 
costs to investigate and clean up polluted sites. Both 
publicly and privately owned sites with known or 
suspected soil or groundwater contamination qualify.

Cleanup Revolving Loan Program - the Minnesota 
Cleanup Revolving Loan Program provides low-interest 
loans through the U.S. Environmental Protection 
Agency (EPA) to cleanup contaminated sites that 
can be returned to marketable use. Loans may pay 
for cleanup-related site sampling and monitoring, 
and costs associated with meeting requirements for 
public participation in project review. Under certain 
conditions, loans may also be used to demolish 
buildings.

State of Minnesota Department of Employment 
and Economic Development (DEED)

The Minnesota Department of Employment and 
Economic Development (DEED) provides grants to 
help finance the “costs of redeveloping blighted 
industrial, residential, or commercial sites.” Monies 
from these financing programs can be used for a wide 
range of activities including land acquisition, site 
preparation and infrastructure. Financing programs 
are subject to State legislative funding but include the 
following:

Minnesota Investment Fund (MIF) – the MIF program 
provides financing to help companies expand, add 
workers and retain high-quality jobs.

Minnesota Job Creation Fund (JCF) – the JCF program 
provides up to $1 million after specified job creation 
and capital investment goals are achieved.

Angel Loan Fund (ALF) – the Minnesota ALF provides 
an additional funding option for businesses certified 
to participate in Minnesota’s Angel Tax Credit 
Program.

Emerging Entrepreneur Loan Program – this program 
provides loan capital for businesses that are owned 
and operated by minorities, low-income persons, 
women, veterans and/or persons with disabilities.

Redevelopment Grant Program - the Redevelopment 
Grant Program helps communities with the costs 
of redeveloping blighted industrial, residential, 
or commercial sites and putting land back 
into productive use. Grants pay up to half of 
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Dakota County Community Development Agency 
(DCCDA)

Community Development Block Grant Program – The 
Federal CDBG Program was established to develop 
viable urban communities, provide decent housing 
and strive to create better living environments. CDBG 
funding furthers economic development opportunities 
for low and moderate-income persons and to 
eliminate blight conditions.

Since 1984, the CDA has received and administered 
Federal Community Development Block Grant (CDBG) 
Program funds for Dakota County. The CDBG Program 
provides grants to Dakota County to distribute to 
participating cities and townships. CDBG grant funds 
can be used for the following activities:

• Acquisition/Disposition

• Demolition/Clearance

• Economic Development Activities

• Rehabilitation

• General Administration

• Relocation

• Public Facilities/Improvements

• Public Services

• Planning

• Homeownership Assistance

Redevelopment Program - The CDA’s Redevelopment 
Program provides staff  expertise to assist cities with 
their redevelopment goals. The CDA has worked 
with cities on a wide variety of projects ranging from 
the acquisition of aff ordable housing sites to the 
redevelopment of commercial sites.

Redevelopment Incentive Grant Program

In 2007, the CDA created the Redevelopment 
Incentive Grant Program to encourage community 
revitalization and to assist Dakota County cities 
with their redevelopment goals. Cities in Dakota 
County with a population over 10,000 are eligible 
to participate in the Redevelopment Incentive Grant 
Program and apply for grants that fund eligible 
redevelopment projects and plans. However, as of 
the drafting of this Plan, the program was undergoing 
revisions. The CDA indicated they would be notifying 
eligible cities when applications will be accepted.
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Metropolitan Council Funding Opportunities

The 1995 Livable Communities Act (LCA) funds 
community investment that revitalizes economies, 
creates aff ordable housing, and links diff erent land uses 
and transportation. LCA’s voluntary, incentive-based 
approach leverages partnerships and shared resources 
to help communities achieve their regional and local 
goals.  The Council awards four types of grants to 
communities:

In 2019 the Metropolitan Council approved a Fund 
Distribution Plan making the following amounts 
available in each grant category:

• LCDA: $7.5 million, including up to $500,000 for 
pre-development

• LCDA-TOD: $5.0 million, including u to 
$500,000 for pre-development

• LHIA: $2.5 million

• TBRA: $5.9 million, including up to $250,000 for 
site investigation

• TBRA SEED: $500,000.

Livable Communities Demonstration Account 
(LCDA) – LCDA grants support innovative 
development and redevelopment that links 
housing, jobs, and services and demonstrates 
eff icient and cost-eff ective use of land and 
infrastructure. Developers or individuals are not 
eligible to apply (or be) grantees of LCA funds. 
However, developers are encouraged to partner 
with eligible applicants to submit applications.

Local Housing Incentives Account (LHIA) – 
LHIA provides support to produce and preserve 
aff ordable housing choices for low-to-moderate 
income households.

Tax Base Revitalization Account (TBRA) – TBRA 
funds assist clean up of contaminated sites for 
redevelopment that create jobs and/or produce 
aff ordable housing.

Transit Oriented Development (TOD) – TOD 
grants provide financial support for projects 
around light rail, commuter rail and high 
frequency bus stations.
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Implementation Plan

The following recommendations will assist the City in achieving the stated goals and vision statement of this plan. The 
strategies which support the stated goals are reinforced with the following specific implementation actions related to 
land use, zoning, and transportation infrastructure.

Land Use & Zoning 
The city manages land use via the City’s 
Comprehensive Plan and adopted Zoning Ordinance. 
Existing land use controls have been reviewed as part 
of this planning process with a number of updates 
being identified. This step permits development to 
occur in such a way that fits the Plan. 

The following implementation items are intended to 
be completed by December 31, 2020 with the City's 
Community Development Department responsible for 
brining the land use and zoning revisions before the 
City Council for consideration. 

• Guide 812 Maple Street (PID 14.664.500.0090) 
from Low Medium to High Density.

• Guide 808 Maple Street (PID 14.664.500.0080) 
from Low Medium to High Density.

• Guide 801 8th Street (PID 14.664.500.0070) 
from Low Medium to High Density.

• Guide 809 8th Street (PID 14.664.500.0110) from 
Low Medium to High Density.

• Guide 1000 8th Street (PID 14.224.500.0040) 
from Low Medium to Commercial.

• Guide 1012 8th Street (PID 14.224.500.0030) 
from Low Medium to Commercial.

Land Use

The City should consider the following changes to the 
2040 Land Use Map:

• Guide 3478 209th Street W (PID 
14.029.005.6090) from Low Density to 
Commercial.

• Guide 7 7th Street (PID 14.155.000.1041) from 
Low Medium to Commercial.

• Guide 9 7th Street (PID 14.155.000.1040) from 
Low Medium to Commercial.

• Guide 701 Willow Street (PID 14.155.000.1060) 
from Low Medium to Commercial.

• Guide 100 8th Street (PID 14.206.000.3111) from 
Low Medium to Commercial.

• Guide 700 Pine Street (PID 14.206.000.3122) 
from Low Medium to Commercial.
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Zoning

To ensure consistency between the land use plan map 
and the zoning map, the City should consider the 
following changes to the zoning map for consistency 
with the 2040 Land Use Map.

• Rezone 3478 209th Street W (PID 
14.029.005.6090) from Low Density to 
Commercial.

• Rezone 7 7th Street (PID 14.155.000.1041) from R-1 
Low Density Residential to B-1 Highway Business..

• Rezone 9 7th Street (PID 14.155.000.1040) 
from R-2 Low/Medium Density to B-1 Highway 
Business..

• Rezone 701 Willow Street (PID 14.155.000.1060) 
from R-2 Low/Medium Density to B-1 Highway 
Business..

• Rezone 100 8th Street (PID 14.206.000.3111) 
from R-D Downtown Residential to B-1 Highway 
Business.

• Rezone 700 Pine Street (PID 14.206.000.3122) 
from R-D Downtown Residential to B-1 Highway 
Business.

• Rezone 812 Maple Street (PID 14.664.500.0090) 
from R-2 Low/Medium Density to High Density 
Residential.

• Rezone 808 Maple Street (PID 14.664.500.0080) 
from R-2 Low/Medium Density to High Density 
Residential.

• Rezone 801 8th Street (PID 14.664.500.0070) 
from R-2 Low/Medium Density to High Density 
Residential.

• Rezone 809 8th Street (PID 14.664.500.0110) 
from R-2 Low/Medium Density to High Density 
Residential.

• Rezone 1000 8th Street (PID 14.224.500.0040) 
from R-2 Low/Medium Density to B-1 Highway 
Business.

• Rezone 1012 8th Street (PID 14.224.500.0030) 
from R-2 Low/Medium Density to B-1 Highway 
Business.

B-1 Highway Business District Amendments

• Amend zoning ordinance to allow a maximum 
lot coverage of all structures from 25% to 
40% to promote larger building footprints and 
reduce outdoor storage.

• Remove auto repair, minor and auto sales as 
allowed uses within the B-1 Highway Business 
district to improve the visual aesthetic of the 
corridor and reduce overall outdoor storage.

TH 3 Overlay Zoning District Standards

The City should consider adopting a "TH 3 Overlay 
District" in order to enforce additional architectural 
and dimensional requirements of future development 
and redevelopment within the TH 3 project area. 

• Adoption of the TH 3 Overlay District by the 
City Council.  Implementation of the TH 3 
Overlay District is intended to be completed by 
December 31, 2020 with the City's Community 
Development Department responsible for 
brining the Overlay District before the City 
Council for consideration. 
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Transportation Implementation
The following are implementation items relative to Transportation improvements within 
the TH 3 corridor. The following implementation items are intended to be completed over 
the next ten years as coordination with applicable agencies permit with the City's Engineer 
Department responsible for the coordination and  implementation.

0-5 YEAR IMPLEMENTATION PROJECTS

TH 3 and 209th Street Left Turn Lane 

Add a left turn lane to help reduce backups on TH 3 caused by 

southbound vehicles attempting to cross northbound TH 3 onto 

209th Street.  This eff ort would need to be led by MnDOT with 

cooperation from the City of Farmington and Dakota County.

TH 3 and Willow Street ICE Study

Conduct an ICE Study to evaluate atypical intersection geometrics, 

future intersection control needs and future pedestrian crossing 

needs, especially related to pedestrian traff ic destined to and 

from the Dairy Queen. This eff ort would need to be led by MnDOT 

with cooperation from the City of Farmington.

TH 3 and Elm Street/CR 50  Pedestrian 
Improvement

Conduct a study to determine the feasibility to add flashing 

signage to notify motorists of crossing pedestrians at existing 

pedestrian crossings.  This eff ort would need to be led by 

MnDOT with cooperation from the City of Farmington.

TH 3 and Maple Street Pedestrian Crossing

Monitor this midblock pedestrian crossing for safety concerns 

and incorporate recommendations, as appropriate, from the 

new City of Farmington Bicycle and Pedestrian Plan. This eff ort 

would need to be led by MnDOT and the City of Farmington.

Directional Signage and Wayfinding

Work with MnDOT to install additional wayfinding signage along 

TH 3 that informs motorists of local businesses in the downtown 

area. This eff ot would be led by the City of Farmington with 

cooperation from MnDOT and possibly Dakota County.

TH 3 Access Management Plan 

Update the TH 3 Access Management Plan (2004) to reflect 

current Met Council 2040 forecasts.  This eff ort would 

need to be led by MnDOT with cooperation from the City of 

Farmington and Dakota County.

"Corridor D" & NE Farmington Street 
Extensions 

Conduct a scoping study to evaluate a "Corridor D" roadway 

extension east of Riverveiw Elementary School across the 

Union Pacific Railroad to Vermillion River Trail (CR 66) at TH 3, 

along with other possible NE Farmington roadway extensions 

at 208th Street, 197th Street and Diamond Path.  This eff ort 

will be led by the City of Farmington with cooperation from 

MnDOT and Dakota County.
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0-10 YEAR IMPLEMENTATION PROJECTS ONGOING IMPLEMENTATION PROJECTS

TH 3 Access Management Plan (2004) - 
Functional Classification

As future land use and access control decisions are brought 

forward, consider the possibility that TH 3 through Farmington 

may be upgraded to a Principal Arterial functional classification 

in the future with more restrictive access requirements. This 

eff ort would need to be led by the City of Farmington with 

cooperation from MnDOT and Dakota County.

TH 3 Corridor Redevelopment Studies

As redevelopment occurs along TH 3 through Farmington, 

especially south of 209th Street and in and around the 

Farmington Shopping Center, conduct traff ic impact studies 

to understand the potential eff ects to TH 3 & other area 

roadways & improvements that may be necessary.  This 

eff ort would need to be led by the City of Farmington with 

cooperation from MnDOT and Dakota County.

TH 3 and CR 66 (Vermillion River Trail) 
Traff ic Control

Monitor and evaluate if additional traff ic control is warranted 

and consider analysis and recommendations from the 2017 

ICE Study of this intersection. This eff ort would need to be led 

by MnDOT with cooperation from the City of Farmington and 

Dakota County.

TH 3 Mill and Overlay Project

Mill & Overlay project along TH 3 from the Rice County Line to 

TH 50/CSAH 74 in 2027, as outlined in the MnDOT CHIP (south 

end of Farmington to Northfield). This eff ort would need to be 

led by MnDOT with cooperation from the City of Farmington.

Biscayne Avenue North/South 
Extension

Look for opportunities with future development to set aside 

necessary right-of-way for the future construction of a new 

north/south arterial roadway east of the City of Farmington 

along Biscayne Avenue, as recommended in the Rosemount/

Empire/UMORE Area Transportation Study (2010). This eff ort 

would need to be led by Dakota County with cooperation 

from the City of Farmington.


