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Introduction

In the past there have been a number questions raised about the type and location of land
uses in the Bismarck Mandan Metropolitan Planning Organization (MPO) study area
Some of these questions have related to the concern about the appropriate location of
rural residential development. Others related to the lack of availabledbaside for

economic development purposes. Still others related to concerns about the gfé€ienc
urban development patterns and the timely extension of city services.

The purpose of this study is to provide the Bismarck Mandan Metropolitan Planning
Organization and its member jurisdictions with a regional future land use plan for
extensive use in future studies and planning activities. This study will beitheviiork
that many essential plans and studies will be built upon. Specific objectives of the
Bismarck Mandan Regional Future Land Use Plan are to:

= Establish the general pattern of land uses in the study area surroundingethe Ci
of Bismarck and Mandan.

= Provide official land use plans for local officials to use in guiding land
development in the study area.

»= Provide a basis for assumptions by other planning studies about future land
development in the study area.

This study was sponsored by the Bismarck Mandan Metropolitan Planning Orgemizati
The study was guided by a Steering Committee including the following member

Carl Hokenstad, Bismarck and Burleigh County Planning Director
Kim Lee, Bismarck and Burleigh County Senior Planner

Tom Little, Mandan City Engineer

Paul Trauger, Morton County Auditor

Steve Saunders, MPO Transportation Planner

Figure 1 illustrates the Study Area for this project. The Study Areasiablished by
receiving recommendations from local jurisdiction staff and approved by tiee MP
Technical Advisory Committee (TAC) and Policy Board. It is comprised of larmdddc
outside the municipal boundaries of Bismarck and Mandan for a distance of up to five
miles.

The Study Area did not include some areas where previous studies had already
established future land uses or where the nature of land development was considered t
already have been established. These areas included land in the U S Highway 83
Corridor Transportation Study, in the Soutf{'Sreet Storm Water Management and
Land Use Plan, and in the developing Harmon Lake project.
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Study Process

The study process for developing the future land use plan involved the followinglgener
activities:

= Data Collection/Base Map Development
= GIS Model Development

= Suitability Analysis

= Optimal Land Uses Prioritization

= Composite Land Use Map Development
= Land Use Map Refinement

= Public Participation

= Adoption Activities

Data Collection/Base Map Development and GI S Model Development. The initial

activities of the study accomplished two objectives: gathering pertinentafion to

help analyze appropriate land uses, and clarifying the anticipated reghksstddy.

Primary sources of information were local government GIS and AutoCAD mtatdous
study recommendations which had been mapped, property ownership from local county
atlases, and specific development plans from local development interests.véhere
possible this information was incorporated into a project database which put thealata
consistent coordinate system. This allowed the study consultants to credtala spa
model of the study area.

Suitability Analysis and Factors of Influence. Once the data had been organized into a
geodatabase, specific measures of the data which could influence the sud#bili
various land uses were established. The measures of each data type aeféactdirs

of influence.” These factors of influence split each type of data into disteetergs of
selected dimensions.

For example, land located adjacent to existing or planned intersections af arteri
roadways may be highly appropriate for general commercial or industes, whereas
land located a considerable distance away from such intersections is mitdlzle $or
commercial or industrial uses. As another example, floodplain status is anamtport
factor in determining appropriate land uses. Land which is located in the floodway
cannot be developed with any structures located on it which affect the capaetyytor
store water. Land not in the floodway is capable of being developed.

The factors of influence used to evaluate suitability and develop the land use patte
included:

= EXxisting land uses
» Floodways and floodplains

= Wetlands
= Known historic or archeological sites
= Slope
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= Planned or existing arterial or collector roadways

= Intersections of planned or existing arterial or collector roadways
» Railroads

= Government owned land or land in a public use

The factors of influence were first used to identify where each ofygweral land use
categories were considered feasible. The five land use categoriegdmdeduitability
were industrial, commercial, parks/open space/greenways, low density riesialedt
high density residential land uses. By mapping the results of the modeled factors of
influence, the study consultants were able to calibrate the model so that it could
appropriately illustrate the impacts of various factors on the suitabilttyest five
general land use categories.

Optimal Land Uses Prioritization and Composite Land Use Map Development. After

the factors had been modeled to identify suitability of specific locatioresafdr of the

five general land uses, additional factors were modeled to help identify optimum
locations for the same general land use categories. The study consultdets elosely
with the Steering Committee to model the optimal land use locations. These optimum
locations were combined into a single map which showed the relationships between
optimal locations of the generalized land uses. In many cases more than one land use
was optimal for a single location.

In order to choose the appropriate land use when more than one land use was optimal, the
study consultants worked with the Steering Committee to prioritize tydaasiises
that should be selected first.

= |t was concluded that industrial land use locations should be established first
because they had the most stringent requirements for appropriate siting.

= Commercial land was considered the next land use to prioritize because the
amount of land needed for commercial development had more constraints than
either low or high density residential land.

= Parks/Open Space/Greenways land use locations were especiallytdificul
designate because in addition to being suitable where there was rough terrain,
large tracts of relatively flat ground were also important for such useayasgl
fields. The Steering Committee concluded that while it was important to map
recommended networks for open space and greenways it was not feasible to
designate specific locations for future neighborhood or regional parks. Instead
additional guidance on these uses was to be provided in the final report.

After these three general land use categories had been prioritizedeand svas

decided that the value of siting specific high and low density urban residantdalse
locations might be counterproductive. Often locations for high density urban regidentia
land uses are on small scattered tracts. Consequently, it would be likely tlaatthee
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map would receive a great number of requests for amendments to match development
proposals for both low and high density residential uses. It was concluded thaga singl
urban residential land use category would allow local jurisdictions the abilityake
judgments about the appropriate density of residential development without tyimg the
up in hearings for land use map amendments.

At this point in the study process, a preliminary land use map showing thelgenera
locations for industrial, parks/open space/greenways, commercial, and residenii

had been identified. Existing land uses had been one of the factors of influence. The
existing land uses were based on work previously done by local jurisdictions and the
MPO. This data was found to have some gaps and inconsistent attributions pexaining t
publicly owned or used land. Therefore the study consultants worked with the Steering
Committee to review known land uses and public land ownership to identify those
locations where it was felt land use would not change because it was in public ogvnershi
or use. These existing public land areas were not mapped with a future land grsey cate

Land Use Map Refinement. The next step in the study process was to refine the general
land use map to show locations of the remaining land use categories, and refine the
details for specific areas based on professional judgment and factors wdhiobt teeen

or could not be mapped. This involved:

» Providing suitable buffers for potentially conflicting land uses

= Adjusting the location and size of various land use categories based on more
detailed information about existing land use patterns

= Working to provide greater levels of consistency in boundaries between land use
categories on the map

= Responding to specific known development plans adjoining the study area

» Responding to specific comments from public involvement activities

This activity resulted in a draft future land use map which was presented to the MPO
Technical Advisory Committee and Policy Board on June 18 and 19, 2007. During this
same time period the draft map was presented to local government departmgsindead
planning commission leaders to explain the overall process and results, and to obtain
feedback about issues which may still need to be addressed. The commentd receive
from the TAC, Policy Board, staff, and planning commissioners were incorganabe

the draft land use map.

This revised draft land use map was then released to the public on Sifoe2view

and comment pending the upcoming adoption process. At the same time the draft map
refinement was occurring, the draft report for the Regional Future LanBlaisevas
prepared. This plan was refined on the basis of comments from the Steeringt€emmi
and then released to the public for review and comment on July 6, 2007.
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Public Input and Plan Adoption

Public involvement activities used during the study process included:

= Two sets of public input meetings

= Meetings with key stakeholders including developers

= Interactive project website

= Various direct contacts with interested members of the public
= Public television and newspaper coverage

= Meetings with local government officials

= Planning Commission public hearings

= Governing Body public hearings

Two public input meetings were held in November 2006 to explain the overall planning
process, study area, and objectives of the study. Two additional public input meetings
were held in March 2007 to update the public on the study progress, explain the results of
the land use suitability analysis, and obtain feedback on the study findingstahéhat
Summaries of these public input meetings are provided in Appendix 1.

It was recognized that a number of key landowners or developers would have significa
stakes in the outcome of this land use plan. In order to obtain their input, these key
stakeholders were invited to meet with the study consultants and provide their
perspectives about future land uses in the study area, and in particular, about future
development of their land. The input from these key stakeholders was taken into
consideration during the preparation of the draft land use map, and in most cases, it was
possible to incorporate their perspectives into the draft map.

A project website was established near the beginning of the project to provide
opportunities to educate the public on the project objectives, process, and results. The
website address 8ww.bismanregionalfuturelanduseplan.ulteig.coihe website is
operational until January 1, 2008. Opportunity was provided on the website to provide
comments or ask questions.

It was felt that the interim maps would result in too much confusion about what would
ultimately be recommended by the Steering Committee, and that this confusitoh w
disrupt the study process and frustrate interested members of the public.oreherabs

were not posted to the website until the draft land use plan map was posted on the
website on June 27, 2007. The website URL was published in all public meeting notices
and provided at the public input meetings so that interested parties could continue to
review the site for updated information.

Over the study period, a number of people made direct contacts with the study
consultants to learn more about some aspect of the study. The comments of these people
were recorded and incorporated into the study and map development processes as
appropriate. A summary of their input is provided in Appendix 1.
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The Study Process section of this report explains that at the end of the drafielamapus
development process, the study consultants provided opportunity for local government
department and planning commission leaders to review and comment on the draft land
use map. Many of the comments received during this time pertained to thetsniéres
specific members of the public.

The public input process used by this study included Open Houses and Public Hearings at
each local jurisdiction’s Planning Commission meeting in July 2007. The notice of
public hearings and summaries of the hearings are provided in Appendix 2.

In August 2007 each local jurisdiction’s governing body held a public hearing at which
their respective Planning Commission recommendations were presented anthpublic
obtained. The Bismarck City Commission and Burleigh County Commission approved
consistent versions of the Land Use Plan for the study area east of the Misseur
However, the Morton County Commission and Mandan City Commission approved
different versions of the Land Use Plan for the study area west of theuviissver.

The Morton County Commission discussed changes to the Plan at a later meeting and
authorized their representative to the Bismarck Mandan Metropolitan Planning
Organization to approve the Mandan City Commission approved version of the Land Use
Plan.

The Bismarck Mandan Metropolitan Planning Organization Policy Board corgidere
approval of the Regional Future Land Use Plan at its September 2007 meeting, but only
approved the Bismarck-Burleigh County part of the Plan. In October 2007, the Board
approved the Mandan-Morton County part of the Plan to complete the adoption process.
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Land Use Plan

As noted previously, the primary objectives of this project were to:

= Establish the general pattern of land uses in the study area surroundingethe Ci
of Bismarck and Mandan.

= Provide official land use plans for local officials to use in guiding land
development in the study area.

= Provide a basis for assumptions by other planning studies about future land
development in the study area.

Land Use Categories. A secondary objective of the study was to establish a land use
classification system. The study consultants and Steering Committeatedaseveral

options for future land use categories to be used in the final report and land use map. The
analysis and options are provided in Appendix 3. Ultimately there were nine land use
categories used by the study. These categories and the map color scheme are
summarized in Table 1.

Table 1. Land Use Categories
Land Use Category Description of Category Color

Rural Residential One unit residences on large lots Tan

Urban Residential Residences of any density in areas with vellow
urban services

Parks/Open Space/ Parks and recreational activities, and

Greenways topographically undevelopable areas

Mixed Use — Transitional zone containing commercial, | Striped

Residential/Commercial | office, and residential uses Red

Commercial Retail and service activities including big
box sites

Neighborhood Small site retail, service, and office

Commercial activities which are appropriate in a Salmon
residential neighborhood.

Mixed Use — Transitional zone containing industrial Striped

Industrial/Commercial and commercial uses Purple

Industrial Industrial, manufacturing, warehousing, Purple
distribution, and contractor activities

Agricultural Currently agricultural or other land not Striped
intended for development in the Gtrlpe

reen

foreseeable future

The rationale behind these land use categories is to:

Provide sufficient direction to clearly indicate the intended land use pattein, a

Maintain flexibility in the uses to minimize the need for land use plan

amendments.
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It should be noted that these land use categories are not the same as zonitsg dlissric
anticipated that development proposals will need to be consistent with this landruse pla
and with the applicable zoning districts in order to be approved for development. The
land uses are general enough to allow a variety of zoning districts to appiy tarméc

use category. However, it is recognized that some changes to local zgnilagioas

may be necessary to appropriately implement this land use plan.

The land uses are further explained in the following descriptions:

= Industrialis described as uses that will involve manufacturing; large volumes of
freight movement; uses which generate noise, noxious fumes, lighting, or involve
hazardous materials; and other uses which may be incompatible with most urban
development.

= General Commercias described as uses that pertain to retail trades, offices,
services, and other uses typically generating or depending on relatively high
volumes of traffic.

= Mixed Use — Industrial/Commercied described as uses which involve both
industrial uses and offices that serve industrial uses, as well as other general
commercial uses which are not compatible with locations adjoining industrial
uses. This land use also serves as a buffer between industrial and other
incompatible land uses, and as an industrial use expansion area when located next
to land designated for industrial uses.

= Mixed Use — Commercial/Residentialdescribed as uses which involve both
residential and commercial land uses. This use may include intermingling
buildings containing residential and commercial land uses or mixing the types of
uses within buildings. This land use also serves as a buffer between commercial
and low density urban residential land uses, and as a commercial use expansion
area when located next to land designated for commercial uses.

= Neighborhood Commercia described as retail, office and service uses which
are compatible with and serve nearby residential neighborhoods. These uses are
developed at a much smaller scale than general commercial land uses, and are not
dependent on high volumes of traffic.

= Urban Residentiak described as residential uses of all densities (including multi-
family dwellings) intended to be served by municipal services. If rurialenasal
scaled subdivisions are approved as an interim use in areas designated as Urban
Residential, the rural residential subdivision should be appropriately planned to
allow urban scale redevelopment when urban services become available to it.

» Rural Residentiallk described as residential uses intended to be developed for the
foreseeable future as rural residential land not dependent on municipalservice

= Parks/Open Space/Greenwayslescribed as land uses which are reserved for
public parks, recreation, open space and green space uses, or as private open
space. They are anticipated to include areas which are inappropriate for
development because of such factors as floodways, wetlands, historic or
archeological sites. They are also anticipated to provide space for multi-
functional public uses such as stormwater management systems, rightdofrway
wastewater conveyance, and multi-use paths.
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= Agriculturalis described as the use of land for cultivation and harvesting of crops,
grazing, or other uses closely associated with agricultural activiteesd
designated within this category is not intended for rural residential sulbdisisi

Land Use Plan. Figures 2 and 3 show the Regional Future Land Use Plan for the
Bismarck/ Burleigh County and Mandan/Morton County study areas, respgctived

Plan shows the overall pattern recommended for future development in the study area
This overall pattern of land uses shows:

= Industrial land uses located adjoining primary arterial roadways, railraads,
existing industrial uses where there were relatively large trackstd@md.

= General Commercial land uses centered at the intersections of acadakhys
where the largest traffic volumes are likely to occur.

= Mixed Use — Industrial/Commercial land uses adjoining Industrial land uses and
acting as a buffer between Industrial and other land uses.

= Mixed Use — Commercial/Residential land uses adjoining Commercial or
Industrial land uses and acting as a buffer between Commercial or Industrial a
other land uses.

= Neighborhood Commercial land uses located at arterial or collector roadway
intersections usually surrounded by residential land uses.

= Parks/Open Space/Greenways land uses as linked greenway corridors. The width
of these corridors is anticipated to vary as development occurs. However, the
linkages and the obvious use as green space should be protected.

= Urban Residential land uses forming a contiguous area of future urban
development between the above listed land uses.

» Rural Residential land uses as areas outside the contiguous urban development
where the land uses can appropriately be allowed for the foreseeable future.

= Agricultural land use as areas generally at the extreme eddessititly area
where land should ultimately be reserved primarily for agricultural ussgally
this land use is separated from urban development patterns by rural residential
land use.

In order to clearly illustrate the recommendations of the Plan, the Future lsenddp

does not show existing or proposed land uses outsedstudy area. One exception to

this is Parks/Open Space/Greenways land use in the vicinity of I-94 asteenezdge of

the Study Area and in the vicinity of the Harmon Lake development occurring north of
Mandan. The Parks/Open Space/Greenways land use is shown in these exceptions to
illustrate the continuity of the Parks/Open Space/Greenways land uge.patte

In order to clearly illustrate the intent for future land use in the study ardanthese

plan does not generally show the existing land us#dseistudy area. One exception to

this is that land in public ownership and/or public use has often been mapped as existing
public land instead of one of the nine future land use categories. This is because it is
unlikely to be changed to another land use, and is anticipated to remain in that public use
for the foreseeable future.

Bismarck-Mandan Regional Future Land Use Plan Page 10



In some cases the overall mapped pattern of land uses does not illustratectkterfitibf
the Regional Future Land Use Plan. Specific additional recommendationsipgrta
some of the land uses include:

= Land not mapped as Rural Residential or Agricultural is intended to become a
part of a city at some point in the foreseeable future. If new residential
subdivisions are approved in any area not identified as Rural Residential or
Agricultural, they should be designed in such a way that they may easily be
replatted into urban residential developments which typically have smadler lot
and less front footage. This may require plat approval conditions which will
ensure the feasibility of redevelopment or increased density in the future.

= There is a need for Parks/Open Space/Greenways land beyond that designated on
the land use map. It is premature to identify the exact locations for these
additional Parks/Open Space/Greenways areas because they should be sited to
serve as neighborhood or regional park facilities which fit into the emerging urban
land use pattern of the future. At present, there is no mechanism in place to
ensure that such lands are systematically acquired and developed during the
development of new urban areas. It is essential that a mechanism behestablis
to provide for this need. One common method to accomplish this it to require
developers of residential land to set aside land within their development for parks,
or to provide an equivalent value in cash to the local park district to help pay for
the development of a park at an appropriate location.

= Several areas on the future land use map which are adjacent to arteri@y®adw
leading to the Cities of Mandan and Bismarck have been designated for industrial
uses. The future land use map often designates narrow buffers of Parks/Open
Space/Greenways along these roadways to enhance the quality of teesg/gat
to the communities. It is recommended that local jurisdictions include
requirements for this kind of visual buffer in their development regulations.

Growth Management Guidance. Another secondary objective of the study was to

develop a land use plan with a 25 year planning horizon. It was recognized that not all
the land in the study area would likely be developed in 25 years. As the draft land use
map was refined in early June, 2007, this issue was addressed. Three guidingprinciple
were identified.

The first principle was to plan for sufficient extents. The land use map is to shaw thos
areas in which it was reasonable to assume there could be significant urban developme
within 25 years, depending on the rate and specific direction of growth due to market
forces. This resulted in a future land use map which shows locations for the key land use
categories: industrial and general commercial land uses; and a pattading the other

urban land uses as contiguous areas around the key land use areas.

Table 2 illustrates the total acres and the comparative amount of land in each land use
category in the study area. Since the existing land use map within City liseis

different categories no direct comparison of ratios between land uses [Hgossi
However, the existing land uses within City limits are provided in Table 3 fererafe.
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Table 2. Future Land Use Acreage & Percent of Total by Land Use Category

Bismarck-Burleigh County Mandan-Morton County

Land Use

Acres % of Total Acres % of Total
Rural Residential 21157 27.7% 4569 11.6%
Urban Residential 25255 33.0% 9976 25.3%
Parks/Open Space/ 12165 15.9% 9106 23.1%
Greenways
Mixed Use — 2214 2.9% 1532 3.9%
Residential/Commercial
Commercial 1955 2.6% 976 2.5%
Neighborhood 304 0.4% 28 0.1%
Commercial
Mixed Use — 694 0.9% 9106 3.6%
Industrial/Commercial
Industrial 5438 7.1% 3554 9.0%
Agricultural 7272 9.5% 8240 20.9%
Total 76454 100.0% 47087 100.0%

Table 3. Existing City Land Use Acreage & Percent of Total by Land Use Catego

Bismarck City Area Mandan City Area

Sl Acres % of Total Acres % of Total
Residential — Rural 2.0 0.01% 1.8 0.05%
Residential — Single-family 2,764.0 19.62% 1,113.9 31.20%
Residential — Two-family 256.9 1.82% 9.3 0.26%
Residential — Medium Density 138.6 0.98% 44.3 1.24%
Residential — High Density 231.7 1.65% 59.1 1.66%
Residential — Institutional 150.7 1.07% 0 0.00%
Residential — Manufactured

Home 504.1 3.58% 2135 5.98%
Commercial 742.6 5.27% 254.9 7.14%
Mixed Commercial — Residential 4.8 0.03% 30.9 0.87%
Office 296.1 2.10% 29.6 0.83%
Industrial 861.5 6.11% 333.7 9.34%
Social & Institutional 1,316.9 9.35% 295.8 8.29%
Health & Medical 60.5 0.43% 15.8 0.44%
Transportation & Infrastructure 2,962.4 21.03% 126.5 3.54%
Parks & Leisure 1,506.7 10.69% 475.3 13.31%
Agriculture/Undeveloped/Vacant 2,290.4 16.26% 565.9 15.85%
Total 14089.9 100.00% 3570.3 100.00%
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The second principle was to retain capacity for critical land uses. The fahda use

map is to show locations for industrial and commercial land uses which should be
reserved for those land uses even if development was not likely within 25 years. The
rationale was that if the appropriate locations for industrial and commemthhlere not
identified now, the opportunity for their future development could be lost. The most
common example of this circumstance is the development of rural residential land use

The end result of the first two principles is a land use map which shows the location of
key land uses in the future and a recommended contiguous urban development pattern
surrounding them. Therefore rural land uses (rural residential and agriclalhaaises)
appear at the fringes of the study area where they do not impede the abilitynof urba
development to be contiguous.

The third principle was to encourage compact urban scale development. Although the
future land use map shows urban development being planned for much of the study area,
this does not mean that it is appropriate for urban development to occur throughout the
planned urban development area. The future land use map shows the intended overall
pattern of development when urban scale development becomes appropriate. The
appropriate time for the indicated urban development is when urban utilities andservic
are readily available, and the land to be developed is nearly contiguous to existing
development. Premature development is inconsistent with the intent of this Regional
Future Land Use Plan. Until urban services are available it is antitijratiethe current

land uses would be continued.
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Plan Implementation

Each of the local jurisdictions have adopted the Regional Future Land Use Rtan as a
official document. As an official document it has been through the public headng a
adoption process identified in the North Dakota Century Code. Therefore, it is to be used
as a guide for any land use and development decisions made by local jurisdictions.

When development applications are considered by the local jurisdictions, thegesulti
decisions must be made in accordance with the Plan. It would be inappropriate to make a
decision which is inconsistent with the Plan. Instead, the appropriate action is to go
through the public hearing and amendment process to change the Plan, so that any
proposed decision can be made consistent with the Plan.

As an MPO planning document, this Plan also serves as a basis for MPO tramsportati
plans and decisions. Since the Plan reflects the adopted intention of the local
jurisdictions pertaining to land use, it should be used as a tool and basis for other MPO
planning studies.

In the manner of Comprehensive or Master Plans, over time this Plan can start te becom
obsolete. When changes within a community or the metropolitan area warrast it, thi
Plan should be updated to keep the Plan current, and to respond to those changes
occurring in the communities or the metropolitan area.
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