
 
 
PLANNING COMMISSION MEETING AGENDA 
TUESDAY AUGUST 29, 2023 
 
 
7:30 PM REGULAR MEETING 
 
1. Call to Order 
   
2. Roll Call 
 
3. Approval of Minutes: 

a. *June 27, 2023, Planning Commission Meeting Minutes. 
b. July 18, 2023, Planning Commission Meeting Minutes. 
c. August 1, 2023, City Council Meeting Minutes (For Information Only) 

*Minutes tabled from previous meeting. 

4. PUBLIC HEARING: Jon Dailing/Windsong Farm Golf Club (Applicant) and David 
Meyer (Owner) are requesting the following action for the properties generally located at 
18 Golf Walk and 550 CSAH 92 N. (PID No.s 32-118- 24-13-0001, 32-118-24-42-0001, 
32-118-24-24-0001, 32-118-24-31-0002, 32-118-24-42-0030, 32-118-24-43-0002, 32-
118-24-42-0031, 32-118-24-42-0029, 32-118-24-42-0025, 32-118-24-42-0036, 32-118-
24-34-0001 and 32-118-24-31-0001) in the City of Independence, MN: 
 

a. A conditional use permit amendment to allow the modification and expansion 
of the main club house building associated with the golf course. 
 

5. 2040 Comprehensive Plan – Update to Highlight Final Approval Details. 
 

6. Open/Misc. 
 
7. Adjourn. 
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5.0 WATER RESOURCES 
 

Protection and preservation of Independence’s ecological and environmental systems is 
vital to the City’s long-term well-being.  The City has large areas of land and water, which 
are especially sensitive to land alteration or changes in land use functions.  Flood plains, 
wetlands, steep slopes and marginal soils should be protected so as to retain their primary 
ecological functions while permitting appropriate recreational use and development. 
 
Lands within the City should be used and developed to preserve their open, scenic and 
natural characteristics as well as their primary ecological functions.  Numerous 
considerations must be taken into account when any type of development is being 
proposed. 
 
Soils and Topography 
 
Soil condition is a prime determinant of the suitability of land for development.  
Limitations due to soil stability, permeability, and so on, should serve to regulate various 
development proposals. Soils analysis should be conducted at proposed development sites 
to determine land capability and capacity.  Any development within environmentally 
sensitive areas should provide an analysis of the effect of the development and 
construction activities. 
 
Flood plains 
 
Lands classified as being within the floodplain are those soils subject to periodic 
inundation by floodwaters.  The process of residential development typically includes 
draining wet soils, filling and grading of lowlands, and a substantial increase in the total 
impervious cover of an area (roofs, streets, driveways, etc.).  These activities all contribute 
to an increase in flood potential, both seasonal and flash floods.  The normal function of 
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floodplain soils is to store excess water, runoff and channel drainage.  Protection of this 
function requires the prohibition of any development restricting the flow of floodwater or 
significantly retarding the floodplain soils capability to absorb and store runoff. 

 
Floodplain lands are best suited for open space, parks and wildlife refuge areas.  There is 
marginal potential for agricultural cultivation and pasture use, depending on soil 
condition.  These activities do not constrain the primary function of the floodplain soils 
and do serve to preserve the scenic qualities and ecological needs of the land. 

 
Appropriate restrictions of on-site disposal systems are necessary as are limitations on any 
new construction on floodplain soils.  Urban mitigation measures include enforcement of 
Best Management Practices (BMPs), NURP ponds and vegetative buffer zones. 
The City updated its Floodplain Management ordinances in 2016 to coincide with the 
adoption of the updated FEMA FIRM Maps. 
 
Wetland Management 
 
Wetlands include marshes, bogs, lakes and rivers; many times those areas are adjacent or 
coterminous with floodplain/flood fringe areas.  As such, they retain many of the same 
characteristics and restrictions as floodplain areas - prohibiting obstruction of floodwaters 
or decreasing overall water storage capability.  These lands are also more susceptible to 
pollution.  Wetland areas are extremely poor for development; shrink/swell soil 
characteristics produce poor foundation stability, periodic water inundation is a continual 
hazard, and pollution from on-site disposal presents potential pollution problems. 

 
Wetland quality and character are determinants of the amount of environmental disruption 
the drainage area has sustained.  The greater the disturbance from fertilizer loads, exposed 
soils on steep hillsides, faulty septic systems, pesticides, roads, etc., the lower the quality 
of the wetland.   

 
Protection of wetlands requires regulations on grading and filling, on-site disposal, and 
generally any intensive type of development.  The best use for the land surrounding 
wetlands is open space and wildlife habitat.  Once again, marginal agricultural use/pasture 
land is possible depending on site-specific soil characteristics. 
 
Vegetation 
 
Land alteration requiring extensive removal of vegetation should be carefully regulated.  
Activities like clear-cutting of major stands of trees or massive cut-and-fill operations 
have substantial negative impact on surrounding vegetation, drainage patterns and runoff 
potential. Vegetation on unstable soils should be protected.  The existing vegetation 
within the City serves a variety of functions.  Protection of these assets and rectification 
of previously removed vegetation is important to the City in terms of community health, 
safety and aesthetics. 

  



 
City of Independence – 2040 Comprehensive Plan    5-3  
  

5.1 Waste Water 
 

The need for a municipal wastewater collection system is often based on health and safety, 
and environmental concerns. The concentration of homes around Lake Sarah and Lake 
Independence caused a health and safety problem due to failing septic systems and the close 
proximity of private wells. The City recognized this problem in the late 1970’s and entered 
into a contract with Medina and the Metropolitan Wastewater Commission in 1984 to serve 
97 residents around Lake Sarah. Later, in response to concerns over surface water quality and 
failing systems, the City Council initiated a project to serve additional properties adjacent to 
the existing collection system. The City received approval from Medina and the Metropolitan 
Wastewater Commission to allow the additional connections. 
 
While this resolved the immediate problem of failing systems, it became apparent that other 
septic systems were failing or not working effectively. This caused the city to request 
expansion of the 1984 system for 135 additional hook-ups. The wastewater collection system 
in place today was constructed in 1996, 2009, and 2012. This system provides a total of 284 
sewer connections to local residents within Independence. Currently the City is using 237 of 
the 284 available connections. Figure 9 shows the current and long term MCES sewer service 
area. 
 
As shown on Figure 9, the existing collection system serves an area around Lake Sarah and 
an area along the west and south side of Lake Independence.  This collection system flows 
through the City of Medina to Metropolitan Council Lift Station No. 63. Currently the City of 
Independence, Greenfield, Loretto, and Medina have an agreement to share their sewer 
infrastructure and is referred to as the Quad City Agreement.   
 
The northern sewered area around Lake Sarah and northwest Lake Independence has 212 
homes connected and 38 services available for connection and is shown in Figure 10. The 
sewer from this area is collected at Townline Road and County Road 11 and then flows into 
the City of Medina at the intersection of County Road 11 and County Road 19. 
 
The southern sewered area around Lake Independence is smaller and includes 25 homes 
currently connected with 16 stubs or future services available for connection per the current 
Quad City Agreement. This area flows into the City of Medina at Perkinsville Road and 
County Road 19.  Future serviceable parcels are shown in Figure 13 and areas E include 27 
new short-term connections based on the capacity and location of the existing four-inch 
forcemain and downstream gravity system. Future service areas C & D are proposed to 
connect to be routed through an existing 10 inch gravity sewer in Maple Plain with the 
connection near Budd Ave and Newport St.  Existing agreements area in place between 
Independence and Maple Plain for this future sewer service.  There is one 8 inch line within 
Maple Plain that still needs to be increased to a 10 inch before full buildout of areas C & D 
can fully be accommodated.     
 
An additional future sanitary sewer service area that the City Independence is evaluating is 
located south of Maple Plain City limits and includes several parcels zoned for residential and 
rural residential and is identified as Areas A1 thru A4  & B1 thru B2 and shown on Figure 14.  
The area would be served via a 12” diameter gravity truck line that begins at the Met Council 
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lift station No. 63 located at the intersection of Poplar Ave and Willow St.  The gravity line 
would extend west and extend under County Road 83 and could serve approximately 139 
acres of single family residential within the 2040 MUSA.  The area west of Area A1 would 
be served by a future gravity and lift station that could potentially serve and additional 1550 
acres of rural residential, commercial/light industrial, and some current agricultural property 
post 2040.  The near term (2020-2040) service area is shown in Figure 14 and the long term 
(post 2040) service area is shown in Figure 9.   
 
Table 26 shows the population, households, and employment forecasts for the areas with 
municipal connections that match Met Councils 2020-2040 forecasts.  Table 26-A is the 
preferred forecasts by Independence to allow for up to 657 projected units as discussed in 
Chapter 3. 

 
 

TABLE 26 POPULATION, HOUSEHOLD AND EMPLOYMENT FORECASTS 

  2020 2030 2040 

Sewered Population 693 1028 1356 

Sewered Households 238 397 537 

Sewered Employment 180 190 200 

SSTS Population 3137 3012 2934 

SSTS Households 1162 1163 1163 

SSTS Employment 500 550 570 

Source: City of Independence 
 
 
 

TABLE 26-A PREFERED POPULATION, HOUSEHOLD AND EMPLOYMENT FORECASTS 
  2020 2030 2040 

Sewered Population 693 1465 2257 

Sewered Households 238 566 894 

Sewered Employment 180 190 200 

SSTS Population 3137 3012 2934 

SSTS Households 1162 1163 1163 

SSTS Employment 500 550 570 

Source: City of Independence 
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Figure 11: Long Term MCES Sanitary Sewer Service Area 
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Figure 12: Lake Sarah/Northern Lake Independence Sanitary 
Sewer Service Area  
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Figure 13: Southern Lake Independence/North of Maple Plain Sanitary 
Sewer Service Area 
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Figure 14:  South of Maple Plain Sewer Service Area 

 
 
  



 
City of Independence – 2040 Comprehensive Plan    5-9  
  

The area identified on Figure 7 as Urban Commercial is also planned for municipal sewer. This area 
could be served by the City of Delano or a Community Sewage Treatment Systems (CSTS). The city 
has prepared a scoping study to determine the utility needs of the Urban Commercial area. Various 
options existed for servicing this Urban Commercial area with water/wastewater services. The city 
has previously explored the possibility of an interconnection to the City of Delano and found it to be 
a physically viable alternative. Independence has explored two additional alternatives to servicing 
this area through a prepared Scoping Study, Commercial Area Utilities. The Scoping Study 
Commercial Area Utilities, September 2009, is attached to this plan in the appendix. This study 
explored the possibility of an interconnection with the City of Greenfield and servicing this area with 
an on-site or local system. It is ultimately preferred to serve the area through the City of Delano from 
an engineering perspective, however there are other financial and political aspects that will be factors.  
The connection to the City of Greenfield should not be considered due to the potential impact on 
Lake Rebecca Park Preserve.   The on-site system is also a viable option and will be further reviewed 
as development becomes more serious.   
 
For a detailed evaluation of the projected service demands and alternative ways to accommodate 
those demands, please refer to the Scoping Study Commercial Area Utilities, September 2009 
included as an appendix to this plan. 
 
Wastewater Land Use and Population 
 

The sizing of wastewater collection facilities is dependent on the hydraulic capacity required for each 
part of the system. Municipal wastewater is generally a mixture of domestic sewage, commercial and 
industrial wastes, ground water infiltration and surface water inflow. With proper design and 
construction, ground water infiltration is reduced to a minor percentage of the total flow and surface 
water inflow is eliminated, leading to hydraulic discharges that depend predominantly on land use. 
 
Since properly designed and constructed sanitary sewer pipes have long life expectancies, it is 
reasonable to assume that the full development population will be reached before pipe facility 
replacement becomes necessary. The existing and proposed sewer collection systems are shown on 
Figure 9, Figure 10, Figure 11, and Figure 12. The facilities shown within Independence will support 
full development of the study area. 
 
The proposed land uses receiving municipal sewer are shown on Figure 9 as Low Density Residential, 
Rural Residential, Lake Shore Estates, Medium Density Residential, High Density Residential, 
Commercial/Light Industrial, or Agricultural. The sewer connections in the Rural Residential area 
are already available (not all connected at this time) and were previously granted through past 
intercommunity flow agreements with Medina , Greenfield, and Loretto. The proposed Low Density 
Residential, Medium Density Residential, High Density Residential, and Lake Shore Estates area 
will require a new or revised Quad City Agreement.  The flows per service area are provide in tables 
below: 
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TABLE 27 LAKE SARAH/NORTHERN LAKE INDEPENDENCE CONNECTIONS AND FLOW RATES 
  2020 2030 2040 

Rural Residential Connections - 
Greenfield 72 72 72 

Rural Residential Connections - 
Independence 212 231 250 

Total Connections 284 303 322 
Average Daily Wastewater Flow 

(MGD) 0.078 0.083 0.088 

Allowable Daily Wastewater Flow 
(MGD) 0.103 0.103 0.103 

Peak Flow (MGD) 0.301 0.320 0.338 
Allowable Peak Flow (MGD) 0.288 0.288 0.288 

 
TABLE 28 SOUTH LAKE INDEPENDENCE CONNECTIONS AND FLOW RATES 

  2020 2030 2040 

Rural Residential Connections 25 29 34 

Lake Shore Estates Connections 0 28 28 

Total Connections 25 57 62 
Average Daily Wastewater Flow 

(MGD) 0.0069 0.0156 0.0170 

Allowable Daily Wastewater Flow 
(MGD) 0.017 0.017 0.017 

Peak Flow (MGD) 0.0294 0.0654 0.0709 
Allowable Peak Flow (MGD) 0.1152 0.1152 0.1152 

 
 

TABLE 29 NORTH MAPLE PLAIN CONNECTIONS AND FLOW RATES  
  2020 2030 2040 Post 2040 

Rural Residential 
Connections 1 1 1 1 

Low Density Residential 
Connections 0 0 0 180 

Medium Density Residential 
Connections 0 0 40 150 

High Density Residential 
Connections 0 40 40 112 

Total Connections 1 41 81 443 
Average Daily Wastewater 

Flow (MGD) 0.0003 0.0112 0.0222 0.1214 

Allowable Daily Wastewater 
Flow (MGD) TBD TBD TBD TBD 

Peak Hourly Flow (MGD) 0.0012 0.0475 0.0917 0.4545 
Allowable Peak Flow (MGD) TBD TBD TBD TBD 
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TABLE 30 SOUTH MAPLE PLAIN CONNECTIONS AND FLOW RATES  
  2020 2030 2040 Post 2040 

Low Density Residential 
Connections 0 68 144 3400 

Commercial/Light Industrial 0 0 0 250 

Total Connections 0 68 144 3650 
Average Daily Wastewater 

Flow (MGD) 0.0000 0.0186 0.0395 1.0001 

Allowable Daily Wastewater 
Flow (MGD) TBD TBD TBD TBD 

Peak Hourly Flow (MGD) 0.0000 0.0775 0.1588 2.9549 
Allowable Peak Flow (MGD) TBD TBD TBD TBD 

 
TABLE 31 COMMUNITY AND SUBSURFACE SEWAGE TREATMENT SYSTEMS 

  2020 2030 2040 

CSTS* 1 1 1 

SSTS 1162 1163 1163 

Total Connections 1163 1164 1164 
 Source: City of Independence 
 
*Note: The Ox Yoke Inn has approximately 2-3 employees working during any given shift along with a single apartment.  The CSTS is a single system that 
accommodates a single family home, one apartment and the Ox Yoke Restaurant. 

 

Wastewater Design Criteria 
 

Wastewater flows were calculated by determining the number of residential equivalent connections 
(RECs) within the wastewater study area and associated densities. Each REC was assumed to 
contribute 274 gallons of wastewater per day. The tables above identify the total flow for the proposed 
RECs in the 2030 and 2040 timeframes.  Full build out is show as post 2040. Due to capacity concerns 
downstream, further evaluation and agreements will need to be completed prior to implementation.  
In Table 29 above, the area north of Maple Plain will be accommodated with an 10-inch gravity line 
thru Maple Plain near the intersection of Budd Ave and Newport St.  An agreement is currently in 
place between the two cities and one 8-inch gravity segment will need to be reconstructed to a 10-
inch prior to full build out of the area.   
In Table 30 above, the area south of Maple Plain and within the Long-Term Service Area will be 
served by at least a 12-inch gravity trunk line that will connect to Met Council Lift Station No. 63.  
The Long-Term Service Area includes 1420 Gross Acres of Rural Residential that may be planned 
to become Single Family Residential over time.  The area also includes 125 Gross acres of 
Commercial/Light Industrial.  Further study and agreements will be needed with Met Council prior 
to serving this area. 
The City of Independence is billed directly from the Met Council for applicable sewer flows.  The 
city also receives invoices from the City of Medina for I & I surcharges.  Independence does not 
invoice Greenfield or Loretto for I & I surcharges as it is believed that they are also invoiced by the 
Medina to those cities.    
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Inflow and Infiltration (I&I) 
 

Inflow and infiltration is clear water that enters the sanitary sewer system. I&I can enter the sanitary 
sewer through many sources: pipes, manholes, sump pumps, and foundation drains. 
 
The design and construction of new sewers and the connection of new and existing buildings to the 
sewer system in the City of Independence will meet the industry standards for tightness and minimize 
the entry of Infiltration and Inflow into the collection system. 
 
The City of Independence standards will meet the state of Minnesota requirements. All new sewers 
will be designed and installed so leakage into the sewer is less than 100 gallons per day per inch-
diameter per mile of sewer. To ensure compliance with this standard the City of Independence will 
require onsite construction observation during construction and verification testing prior to 
acceptance of the public improvements. Certification by a professional engineer that new facilities 
are installed in accordance with all specifications will also be required. Records of these certifications 
will be maintained by the City of Independence. 
 
To ensure that all municipal utilities are properly constructed and will meet all state, federal, and local 
requirements, the City of Independence prepared an Engineering Manual that addresses the 
material and workmanship that will be required for all municipal improvements. The Engineering 
Manual requires all wastewater facilities be designed to conform to the “10 State Standards” and be 
constructed in accordance with City Engineers Association of Minnesota Standard Specification 
except as modified by specific City of Independence requirements. 
 
The connection of building laterals to the sewer system will be permitted by the building department. 
A licensed plumber shall certify that the connection was made in accordance with the building code.   

 
Maintenance Program 
 

The City of Independence has developed an Inflow and Infiltration (I & I) program.  Prior to the 
connecting to the sewer systems built around Lake Sarah and Lake Independence in 1985 and 1995 
the city completed internal inspections of the homes to help eliminate any cross connections from 
floor drains, sump pumps, or other sources of I & I.  Also, the city monitors and tracks the pump run 
times for the existing lift stations on a weekly basis to help identify potential I & I.  To bolster the 
effectiveness of the City’s program, a new sewer line inspection camera was purchased in 2017.  This 
camera allows the city to quickly respond and identify to potential I & I entering the system during 
rain fall events.  The city has corrected many of the problems identified by the program such as: 
raising lift station covers, inspecting homes for sump pump and foundation drain connections to 
sanitary sewers, and televising sanitary sewer lines for leaks. The city has an ongoing sewer cleaning 
and inspection program as part of the routine maintenance of the collection system.  The city budgets 
$9,000 on an annual basis for monitoring and inspections.  The city has also historically had about 
$40,000 in maintenance and repair costs associated with the sanitary sewer system on an annual basis.  
The city is in the process of developing a more formal Capital Improvement Plan related to sanitary 
sewer and its lift stations.    

 
Peak Wastewater System Design 
 

The wastewater system must be capable of handling not only the average flows, but also anticipated 
flows. These peak flows are obtained by multiplying average flows by a variable factor. This factor, 
called the Peak Flow Factor, generally decreases with increasing average flows. The Peak Flow 
Factor used in preparing this report was taken from the “10 State Standards” manual. These values 
are considered conservative and are widely used for planning purposes. 
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Metropolitan Facilities 
 
The wastewater from the City of Independence is treated at the Blue Lake Plant. The Blue Lake plant 
is located in Shakopee. The plant treats wastewater from 27 different communities and 
accommodates approximately 285,000 people. The plant treats an average of 29 million gallons of 
wastewater daily, and discharges to the Minnesota River. 
 
Individual Sewage Treatment Systems 
 

The majority of the City of Independence is not served by a public sewer system. The estimated 
number of existing ISTS systems is 1162. It is anticipated that Individual Sewage Treatment Systems 
(ISTS) will remain the principal waste disposal method within the City of Independence over the 
next several decades. ISTS treat and disperse sewage for individual lots not served by publicly owned 
facilities. As Independence urbanizes and environmental concerns increase, it is estimated that 
Individual Sewage Treatment Systems numbers will slowly decline and more homes will be served 
by municipal sewer systems. 
 
The City currently has provisions in its City Code regulating the use of on-site sewage treatment. 
While it is the homeowner’s responsibility to keep their ISTS operational, the Metropolitan Council 
expects all communities to have an ISTS management program which ensures that ISTS are properly 
installed, maintained, and managed. The city implemented a maintenance tracking and notification 
database to effectively manage its ISTS and is further described in the applicable city ordinances in 
the appendix. The database identifies the year the system was built, the date each was inspected, the 
condition of the system, the volume and date of pumping, and whether the system is compliant with 
MPCA Rule 7080. 
 
Community Sewage Treatment Systems 
 

Currently there is one Community Sewage Treatment Systems (CSTS) in the City of Independence 
as shown on Figure 15. CSTS are basically large scale ISTS. They are systems that provide treatment 
for two or more dwellings on separate lots. CSTS provide open space and allow for more sensible 
use of land which would minimize future costs for the extension of municipal services.   
 
The City maintains the one CSTS within the City and charges the residents and businesses a user fee. 
The current CSTS system serves the Ox Yoke Inn Restaurant, an apartment above the Ox Yoke and 
one (1) single-family residence.  Since 2010, three of the previous four CSTS in the City were 
converted to sanitary sewer as they were located in environmental protection area on the land use 
plan and sanitary service was provided nearby. The City provides the inspection, monitoring, 
operating and maintenance services for the CSTS to ensure their compliance with Minnesota 
Pollution Control Agency’s Rule 7080. The City has established an ordinance that controls how the 
homeowners are allowed to use the system.  
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Future CSTS systems will be evaluated on a case-by-case basis and consider the following: location, 
land use, unit density, soils, installation costs, environmental concerns, alternative options, phasing, 
and operations/maintenance costs.  
 

 
Figure 15: Community Sewage Treatment Systems  
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Figure 16: Development Phasing 
 

 
5.2 Local Water Management 

 
The City of Independence has developed a Local Water Management Plan (LWMP) to protect 
water resources, which include numerous wetlands, several large lakes and recreational lands.  
The LWMP provides the framework to be followed to preserve these resources as the city 
develops.  The LWMP is incorporated by reference and is found in the Appendix. 
 
The LWMP was prepared to fulfill the legal requirements of the Metropolitan Surface Water 
Planning Rules (Chapter 8410).  The plan also meets the policies and requirements of the Pioneer-
Sarah Creek Watershed Management Commission and the Minnehaha Creek Watershed District 
and other local, state, and federal agencies. 
 
The general approach to water resource planning focuses on wetland protection, water quality, 
and flood control; each are described below. 
 
 
5.3 Water Supply Plan 

 
The City of Independence does not have a public water supply or distribution system.  All 
residential and non-residential properties are served by private individual wells.  Each 
homeowner is responsible for the care and maintenance of the individual well, storage and 
distribution within their own property.  The Minnesota Department of Health is the permitting 
authority for wells and the City will continue to cooperate with the Department of Health in 
ensuring a healthy water supply through inspections and, if necessary, treatment. 
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In the future, the City may work with surrounding jurisdictions to secure municipal water for 
property developed as sewered residential.   
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5.4 Goals, Policies and Implementation Strategies 
 
GOALS POLICIES IMPLEMENTATION 

1. Preserve, create and 
restore wetland 
resources. 

 

• Act as the LGU within the 
boundaries of PSCWMO 
 

• Require submittal of 
functions and value 
assessment 

 
• Regulate wetland impacts 

commensurate with the 
quality of wetland 

 
• Maintain design standards 

for wetland buffers 

§ Revise ordinances to include 
updated buffer requirements 
 

§ Review proposed developments 
and re-developments to ensure 
design standards are being 
achieved 
 

§ Regulate stormwater inputs to 
wetlands to retain functions and 
values 
 

§ Implement wetland restoration 
projects  

2. Preserve, maintain 
and improve water 
quality of surface 
water and 
groundwaters. 

 

• Manage stormwater 
consistent with design 
standards 
 

• Educate residents about 
protection of water 
resources 

 
• Maintain, operate, and clean 

structural BMPs to preserve 
initial intended performance 

 
• Encourage proper handling 

of manure from animal 
livestock 
 

 

§ Review proposed developments 
and re-developments to ensure 
design standards are being 
achieved 
 

§ Create and distribute educational 
material 
 

§ Perform maintenance to 
structural BMPs 
 

§ Implement manure management 
policy for new commercial horse 
farms 

3. Manage and Provide 
Flood Protection for 
the 100-Year Storm 
Event 

 

• Promote preservation of the 
retention capacities of lakes, 
streams, wetlands and 
ditches 
 

• Require infiltration of the 
first 1.1” from new 
impervious surface 

 
• Provide a positive overflow 

from all stormwater ponds 
and wetlands 

 
• Ensure 2’ of freeboard for 

highest calculated flood 
level to lowest structure 
elevations 
 

 

§ Review proposed developments 
and re-developments to ensure 
design standards are being 
achieved 
 

§ Require Certificate of Survey for 
new home construction to verify 
elevations 
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4. Control erosion from 
construction sites 

• Require development and 
redevelopment to 
implement construction site 
erosion and sediment 
control 
 

• Inspect construction sites 
and provide enforcement 

§ Review proposed developments 
and re-developments to ensure 
design standards are being 
achieved 
 

§ Conduct construction site 
inspections 

5. Protect the 
groundwater and 
promote 
groundwater 
recharge 

• Ensure the abandoned wells 
are properly sealed 
 

• Require infiltration of the 
first 1.1” from new 
impervious surfaces 

 
• Require developers to 

identify drain tile lines on 
property proposed for 
development 

§ Review proposed developments 
and re-developments to ensure 
design standards are being 
achieved 
 

§ Monitor MDH Well Records  
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6.0 ECONOMIC DEVELOPMENT, COMPETITIVENESS, 
RESILENCE 
 
6.1 Economic Development, Competitiveness 
 
The local business sector has been exclusively the product of private initiative.  Independence has 
been supportive of the local business community.  The City has experienced limited commercial 
growth during the past decade.  While there is ample room available for new development within the 
land guided for commercial/light industrial, the lack of municipal sewer and water facilities and other 
infrastructure improvements preclude the likelihood of rapid development.  The land guided for future 
commercial development is clustered near the center of the City at the intersection of CSAH 90 and 
Highway 12.  The geographic advantage of this area positions the City to be well served in the future 
when utilities become available.    

 
Independence has been purposeful in limiting commercial development along Highway 12.  The City 
has historically been asked to allow “spot” commercial development along the Highway 12 corridor.  
The City has long recognized the importance of this corridor as the gateway to the City.  Development 
of this corridor will need to correspond with the availability of adequate public facilities which include 
sanitary sewer, water and road capacity.   It is anticipated that the City will continue to protect the 
Highway 12 corridor until such time as adequate facilities become available.   
 
The City has preserved an approximately 60-acre area at the western edge of the City for future Urban 
Commercial development.  Again, this area would require the availability of adequate public facilities 
in order to develop.  The City understands the importance of having adequate opportunities for the 
future development of commercial, retail and business land uses.      
 
Independence will continue to support the development of commercial, retail and employment-based 
development within adjacent communities.  Independence residents associate with different local 
centers based on school district and geographic location.  As a result, there is not one commercial area 
that residents solely identify with or Frequent.  Loretto, Maple Plain, Rockford and Delano all provide 
independence residents with commercial and retail services as well as employment opportunities.  
Independence will continue to support the development of the surrounding communities as well as 
their business development and promotion organizations.   

CITY OF INDEPENDENCE  
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6.2 Resilience 
 
Independence has historically been at the forefront of innovative planning relating to the 
protection and enhancement of the many natural resources within the City.  The City has 
aggressively sought funding to reduce on-site sanitary sewers near its lakes, developed cluster 
development subdivision standards to promote the preservation of open space, establishment of 
large infiltration areas, worked to reduce nutrient run-off into local water resources and recently 
adopted a unique manure management policy to proactively address the significant horse 
industry in the community.  These are a few examples of how Independence is working to 
preserve and enhance natural resources.  The aforementioned practices combined with the vast 
expanse of open space within the community, help to position Independence to be able to adapt 
to issues arising from climate change.  Independence will continue to look for opportunities to 
utilize best management practices, innovative planning principles and other similar measures to 
establish its resilience to unforeseen changes to our region.  
 

 

6.3 Goals, Policies and Implementation Strategies 
 
GOALS POLICIES IMPLEMENTATION 

1. Seek opportunities to 
implement best 
management 
strategies into 
development within 
the City. 

• Protect and enhance the 
natural environment (lakes, 
wetlands, parks and open 
space). 
 
 

§ Continue to innovate the City’s 
standards and policies relating to 
development to enhance and 
protect natural resources. 
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7.0 IMPLEMENTATION 
 
The comprehensive plan will not have an influence on development of the City unless its goals 
and policies are implemented.   The implementation chapter is both a planning and budgeting tool. 
Programs and projects are initially identified and defined by the comprehensive plan.  The initial 
task of the implementation is to establish a detailed listing of projects and activities that are needed 
to realize the opportunities set forth in the comprehensive plan. 
 
It is necessary to emphasize that the implementation plan is an ongoing, annual effort that 
Independence should utilize as part of its management and budget process. The implementation 
plan should be reviewed and updated as part of the City’s yearly financial planning.  The City will 
then be able to recognize opportunities outlined by the comprehensive plan within the available 
resources.  Outside factors such as growth, development, redevelopment, and the economic 
market drive important improvements that may be necessary.  These must be monitored to ensure 
the plan reflects any important changes or events. 
 
Throughout the Comprehensive Plan, each chapter articulates goals, policies and implementation 
strategies that outline how the City intends to implement the goals of the Comprehensive Plan. 

 
Public Participation 
 
Public input in the decision-making and planning process is vital to ensuring community support, 
buy in and ultimate implementation of the plan goals and policies.  Public participation in planning 
for the City of Independence will continue to stay at the forefront of the City’s processes.    

 
Interjurisdictional Coordination 
 
In addition to working from within the City with its staff and citizen advisory boards, the City of 
Independence will work with surrounding municipalities and jurisdictions to coordinate its plans 
for growth, in order to best meet broader regional planning goals.  Areas where collaboration with 
regional jurisdictions and surrounding communities are most fitting are identified in this plan.    
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Plan Adoption 

   
  The Comprehensive Plan should be preliminarily approved by the City Council and submitted for 

review and approval by the Metropolitan Council.  Upon final approval and completion of the 
plan, any subsequent changes should be processed as an amendment and officially adopted through 
the same procedure.  All land use or zoning decisions determined by the City to be inconsistent 
with the Comprehensive Plan should require an amendment to the plan prior to final approval of 
such action. 

 
Official Mapping 
 

  Official mapping is a technique by which a municipality can define an area for future 
improvements, such as roads, utilities, or parks and trails.  Once adopted, the official map allows 
the City an opportunity to negotiate the purchase of land before it is developed.  The City will 
amend its official map to reflect the new Comprehensive Plan once the Plan is approved and 
adopted.  It will be updated periodically to reflect approved changes either initiated by the City or 
by private resident petition. 
 

 
7.1 Land Use 
 
The first Independence Comprehensive Plan, written and adopted in 1972, designated one unit per 
five-acre rural residential interspersed with agriculture land uses across the entire City.  The City 
revised the Plan in 1980, designating 3,520 acres for rural residential at one unit per five acres and 
10,250 acres for Agriculture at one unit per 40 acres, for an overall density of one unit per 14 acres.  
With the 2020 (adopted in 2000) plan the rural residential area at one unit per five acres was 
expanded to about 6,400 acres to achieve an overall projected density of one unit per 11 acres.  
This area was increased in the 2030 (adopted in 2010) by 750 gross acres.  No material expansion 
of this area is proposed in the 2040 plan.  As a result, the City anticipates that it will maintain an 
overall density of 1 unit per 10 acres through 2040. 
 
This Plan projects a population of approximately 4,290 by 2040.  This increase in population can 
be projected to represent an increase of approximately 400 new residential units over the next 20 
years (20 new residential units per on average).    The majority of this increase will come as a 
result of the development of the newly created sewered residential land use area.  The compact 
footprint of the sewered residential development areas will allow the remainder of the City to 
remain highly undeveloped and rural in character.  In addition, the development of land directly 
adjacent to similar development in Maple Plain will establish a compatible transition between land 
uses.  
 
Regulation of the comprehensive plan will occur through continued enforcement of City 
Ordinances and Policies.  Planning activities will include maintenance of the data bases; thorough 
review, direction and innovation relating to development proposals, including petitions for 
modifications of the Land Use Guide Plan; submittal of proposed amendments to the Land Use 
Guide plan to the Metropolitan Council pursuant to adopted amendment regulations; and the 
coordination with other municipal and metropolitan agencies. 
 
This process will: allow flexibility in determining the most feasible and viable areas for proposed 
growth; provide thoughtful guidance for new development; and establish an effective means of 
control over the municipal and metropolitan systems. 
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7.2 Official Controls 
 
Implementation of the Land Use Guide Plan will be accomplished through the City’s development 
regulations, primarily the zoning and subdivision ordinances.  The current City Code will be 
analyzed for modifications or revisions.  The City should consider instituting changes to the zoning 
map to insure consistency with the adopted Land Use Plan.  Specific areas may be considered for 
further revision. 
 
A copy of the City’s current zoning map is included. This includes the following zoning districts: 
 

Rural Residential - The Rural Residential District is established for the purpose of 
providing for residential development affording enjoyment of the rural life style. Allowed 
uses include single family dwellings, commercial agriculture, public recreation, 
horticulture, forestry, and some accessory uses.  

 
Commercial/Light Industrial – The Commercial-Light Industrial District is established 
for the restricted purpose of providing for commercial-light industrial development 
compatible with the rural character of the city. Allowed uses include farm equipment sales, 
retail sales, commercial recreation, device or office uses, storage and warehousing, 
wholesale businesses, building materials sales and storage, contractors offices, adult 
establishments, and similar and accessory uses. 

 
Agricultural – The agricultural district is established for the purpose of promoting 
continued farming of agricultural lands. Allowed uses include agriculture and horticulture, 
feedlots and poultry facilities, farm drainage and irrigation systems, forestry, public 
recreation, single family dwellings, and some accessory uses. 
 
Agricultural Preserve – This district designates agricultural lands that have been 
designated under state statute and restricted to allow the property to remain in agricultural 
use. 

 
New zoning districts will need to be created to implement the following new or updated land use 
designations identified in this plan: 
 

Urban Residential – The City has adopted zoning regulations relating to urban residential 
development.  The City has updated the prescribed density and location of this zoning area 
in the 2040 plan.  As a result, the City will need to update the zoning ordinance to 
accommodate the proposed urban residential development.  Consideration will need to be 
given to the intent of the zoning district and the types of standards that will help the City 
achieve its vision for this land use category. 
 
Sewered Residential – The City will need to develop new zoning regulations and 
development standards pertaining to the sewered residential land use category.  The City 
has not historically considered development of this nature and will need to thoughtfully 
create standards that will allow for this area to be developed in a manner that is 
complimentary to the rural character of the community while also establishing a 
supportable transition between the existing and proposed properties.  Consideration will 
need to be given to the intent of the zoning district and the types of standards that will help 
the City achieve its vision for this land use category. 
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Timeline 
 
The City will be working on the preparation, adoption, and administration of their officials 
controls once the Comprehensive Plan has been approved and shall implement them no later than 
nine (9) months after the date of approval. 
 
 
7.3 Capital Planning  
 
In order to achieve objectives of the Guide Plan, planning efforts involving expenditure of public 
funds needs to be projected a number of years in advance.  These capital expenses may include 
land acquisition, street construction, park development, maintenance equipment and so on.  The 
City’s Capital Improvements Program (CIP) is intended to outline capital expenditures the City 
will make over the next five-year period.  This program sets forth the schedule, timing, and detail 
of specific improvements by year along with estimated costs and financial resources.  The CIP is 
ongoing and reviewed annually.  This program, when adopted by the City Council, is made a part 
of the public record. 

 
The City annually adopts a Capital Improvement Plan which projects expenditures for the next 10 
years.   
 
 

 
 
10-Year Capital Improvement Plan 
 

 
 
 
 
 
 

  



 
City of Independence – 2040 Comprehensive Plan   7-5   

Figure 17: Current Zoning 

 



Metropolitan Council (Regional Office & Environmental Services) 
390 Robert Street North, Saint Paul, MN 55101-1805 
P 651.602.1000 | F 651.602.1550 | TTY 651.291.0904 
metrocouncil.org 

An Equal Opportunity Employer 

   
 
July 13, 2023 
 
Mark Kaltsas, City Administrator/City Planner 
City of Independence 
1985 County Road 90 
Independence, MN 55359 
 
RE: City of Independence 2040 Comprehensive Plan - Notice of Council Action 
 Metropolitan Council Review File No. 22711-1 
 Metropolitan Council District 1 
 
Dear Mark Kaltsas:  
 
The Metropolitan Council reviewed the City of Independence Comprehensive Plan (Plan) at its meeting 
on July 12, 2023. The Council based its review on the staff’s report and analysis (attached).  
 
The Council found that the City’s 2040 Plan meets all Metropolitan Land Planning Act requirements; 
conforms to the regional system plans including transportation, aviation, water resources management, 
and parks; is consistent with Thrive MSP 2040; and is compatible with the plans of adjacent jurisdictions. 
In addition to the Advisory Comments and Review Record, the Council adopted the following 
recommendations. 

Recommendations of the Community Development Committee 
1. Authorize the City of Independence to place its 2040 Comprehensive Plan into effect. 
2. Revise the City’s sewered household forecasts as shown in Table 2 of the Review Record. 
3. Revise the City’s affordable housing need allocation for 2021-2030 to 54 units. 
4. Revise the Community Designation mapping to show Emerging Suburban Edge residential land 

uses near Maple Plain as shown in Figure 3 of the attached Review Record. 
5. The City needs to provide the date that the Pioneer Sarah Creek Watershed Management 

Commission approved the Local Water Management Plan. 
6. Advise the City: 

a. To implement the advisory comments in the Review Record for forecasts, land use, 
housing, and water supply. 

b. That all supplemental information provided during the review process for completeness 
needs to be included in the City’s Final Plan submittal. The Final Plan must be submitted 
and determined consistent with the information provided during the review process prior to 
Council’s review of any comprehensive plan amendments. 

Recommendations of the Environment Committee 
1. Approve the City of Independence Comprehensive Sewer Plan. 
2. Advise the City to implement the advisory comments in the Review Record for wastewater: 

a. The Plan identifies the need for a future improvement to serve new development areas 
south of Maple Plain via L63. This improvement would be a regional interceptor 
connecting to L63 and extending to a yet to be determined location. Some of the areas to 
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be served through this future improvement are timed within the 2020-2030 staging plan. 
For this interceptor to be built to accommodate the projected development needs, 
coordination between the Council and the City for the interceptor will need to occur so that 
it can be planned, designed, and constructed. This may require the need for the City and 
Council to enter into a cooperative construction agreement whereby the Council 
reimburses it for the associated regional costs. 

b. The Plan offers a “Preferred Population, Household and Employment Forecasts” that 
reflects greater household forecasts than those in Table 26 which reflects those which are 
the basis of the Council’s approval. The City should be aware, however, that prior to the 
Council providing service beyond those forecasts listed in Table 26, the City would first 
need to amend their Plan revising the sewered forecast and submit that amendment to the 
Council for authorization. Requests for increased forecasted growth may or may not be 
granted, consistent with the Council’s policies.  

c. Advise the City to implement the remaining advisory comments in the Review Record for 
wastewater. 
 

Please consult the attached staff report for important information about the City’s next steps. Of particular 
importance are the Council’s actions, listed on page 1, general Advisory Comments listed on page 3, and 
the specific comments for technical review areas, which are found in the body of the report. The final 
copy of the Plan needs to include all supplemental information/changes made during the review. 
 
Congratulations on completing this important project. It was a pleasure to work with the City throughout 
the review process. 
 
Sincerely, 

 
Angela R. Torres, AICP, Senior Manager  
Local Planning Assistance 
 
Attachment 
 

cc: Tod Sherman, Development Reviews Coordinator, MnDOT Metro Division 
 Judy Johnson, Metropolitan Council, District 1 
 Emma de Villa, Principal Engineer  

Freya Thamman, Sector Representative/Principal Reviewer 
Reviews Coordinator 
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Committee Report 
Community Development Committee 

Committee Meeting Date: June 20, 2023 For the Metropolitan Council: July 12, 2023 

Environment Committee Date: June 27, 2023

Business Item: 2023-139 

City of Independence 2040 Comprehensive Plan and Comprehensive Sewer Plan, Review File 22711 -1 

Proposed Action 
That the Metropolitan Council adopt the attached Review Record and take the fol lowing actions: 

Recommendations of the Community Development Committee 

1. Authorize the City of Independence to place its 2040 Comprehensive Plan into effect.  
2. Revise the City’s sewered household forecasts as shown in Table 2 of the Review Record.  
3. Revise the City’s affordable housing need allocation for 2021-2030 to 54 units. 
4. Revise the Community Designation mapping to show Emerging Suburban Edge residential land 

uses near Maple Plain as shown in Figure 3 of the attached Review Record. 
5. The City needs to provide the date that the Pioneer Sarah Creek Watershed Management 

Commission approved the Local Water Management Plan. 
6. Advise the City: 

a. To implement the advisory comments in the Review Record for forecasts, land use, 
housing, and water supply. 

b. That all supplemental information provided during the review process for completeness 
needs to be included in the City’s Final Plan submittal. The Final Plan must be submitted 
and determined consistent with the information provided during the review process prior 
to Council’s review of any comprehensive plan amendments. 

 
Recommendations of the Environment Committee 

1. Approve the City of Independence Comprehensive Sewer Plan. 
2. Advise the City to implement the advisory comments in the Review Record for wastewater : 

a. The Plan identif ies the need for a future improvement to serve new development areas 
south of Maple Plain via L63. This improvement would be a regional interceptor 
connecting to L63 and extending to a yet to be determined location. Some of the areas 
to be served through this future improvement are timed within the 2020-2030 staging 
plan. For this interceptor to be built to accommodate the projected development needs, 
coordination between the Council and the City for the interceptor will need to occur so 
that it can be planned, designed, and constructed. This may require the need for the City 
and Council to enter into a cooperative construction agreement whereby the Council 
reimburses it for the associated regional costs. 

b. The Plan offers a “Preferred Population, Household and Employment Forecasts” that 
reflects greater household forecasts than those in Table 26 which reflects those which 
are the basis of the Council’s approval. The City should be aware, however, that prior to 
the Council providing service beyond those forecasts listed in Table 26, the City would 
first need to amend their Plan revising the sewered forecast and submit that amendment 
to the Council for authorization. Requests for increased forecasted growth may or may 
not be granted, consistent with the Council’s policies.  
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c. Advise the City to implement the remaining advisory comments in the Review Record for 
wastewater.  

Summary of Community Development Committee Discussion/Questions 
Planning Analyst, Freya Thamman, presented the staff’s report to the Committee. Council Member 
Johnson indicated her appreciation of the City of Independence’s work on their 2040 Plan. The 
Community Development Committee unanimously recommended approval of the proposed actions 
at its meeting on June 20, 2023.  

Summary of Environment Committee Discussion/Questions  
Motion made by Council Member Morales and seconded by Council Member  Wulff.  The 
Environment Committee approved the proposed actions at its meeting on June 27, 2023.  
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Business Item 
Community Development Committee 

Committee Meeting Date: June 20, 2023 For the Metropolitan Council: July 12, 2023 

Environment Committee Date: June 27, 2023 

Business Item: 2023-139 

City of Independence 2040 Comprehensive Plan and Comprehensive Sewer Plan, Review File 22711 -1 

District(s), Member(s):  District 1, Judy Johnson 

Policy/Legal Reference: Metropolitan Land Planning Act (Minn. Stat. § 473.175), Minn. Stat. § 
473.513  

Staff Prepared/Presented: Freya Thamman, Planning Analyst (651-602-1750) 

    Angela R. Torres, Local Planning Assistance Manager (651-602-1566) 

Kyle Colvin, Wastewater Planning and Community Programs Manager (651-
602-1151)  

Division/Department:  Community Development / Regional Planning 

Environmental Services / Technical Services  

Proposed Action 
That the Metropolitan Council adopt the attached Review Record and attached Advisory 
Comments and take the following actions: 

Recommendations of the Community Development Committee 

1. Authorize the City of Independence to place its 2040 Comprehensive Plan into effect.  
2. Revise the City’s sewered household forecasts as shown in Table 2 of the Review Record. 
3. Revise the City’s affordable housing need allocation for 2021-2030 to 54 units. 
4. Revise the Community Designation mapping to show Emerging Suburban Edge residential land 

uses near Maple Plain as shown in Figure 3 of the attached Review Record. 
5. The City needs to provide the date that the Pioneer Sarah Creek Watershed Management 

Commission approved the Local Water Management Plan. 
6. Advise the City: 

a. To implement the advisory comments in the Review Record for forecasts, land use, 
housing, and water supply. 

b. That all supplemental information provided during the review process for completeness 
needs to be included in the City’s Final Plan submittal. The Final Plan must be submitted 
and determined consistent with the information provided during the review process prior 
to Council’s review of any comprehensive plan amendments. 
 

Recommendations of the Environment Committee 

1. Approve the City of Independence Comprehensive Sewer Plan. 
2. Advise the City to implement the advisory comments in the Review Record for wastewater : 

a. The Plan identif ies the need for a future improvement to serve new development areas 
south of Maple Plain via L63. This improvement would be a regional interceptor 
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connecting to L63 and extending to a yet to be determined location. Some of the areas 
to be served through this future improvement are timed within the 2020-2030 staging 
plan. For this interceptor to be built to accommodate the projected development needs, 
coordination between the Council and the City for the interceptor will need to occur so 
that it can be planned, designed, and constructed. This may require the need for the City 
and Council to enter into a cooperative construction agreement whereby the Council 
reimburses it for the associated regional costs. 

b. The Plan offers a “Preferred Population, Household and Employment Forecasts” that 
reflects greater household forecasts than those in Table 26 which reflects those which 
are the basis of the Council’s approval. The City should be aware, however, that prior to 
the Council providing service beyond those forecasts listed in Table 26, the City would 
first need to amend their Plan revising the sewered forecast and submit that amendment 
to the Council for authorization. Requests for increased forecasted growth may or may 
not be granted, consistent with the Council’s policies.  

c. Advise the City to implement the remaining advisory comments in the Review Record for 
wastewater.  
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Advisory Comments 
The following Advisory Comments are part of the Council action authorizing the City to implement 
its 2040 Comprehensive Plan (Plan). 

Community Development Committee 

1. As stated in the Local Planning Handbook, the City must take the following steps:  
a. Adopt the Plan in final form after considering the Council’s review recommendations as 

contained in the body of this report. 
b. Submit one hard copy and one electronic copy of the Plan to the Council. The electronic 

copy must be submitted as one unified file. 
c. Submit to the Council a copy of the City Council resolution evidencing final adoption of 

the Plan. 
2. The Local Planning Handbook also states that local governments must formally adopt their 

comprehensive plans within nine months after the Council’s final action. If the Council has 
recommended changes to the Plan, local governments should incorporate those recommended 
changes into the Plan or respond to the Council before “final adoption” of the comprehensive 
plan by the governing body of the local governmental unit. (Minn. Stat. § 473.864, subd . 1) 

3. Local governments must adopt official controls as identif ied in their 2040 comprehensive plans 
and must submit copies of the official controls to the Council within 30 days after the official 
controls are adopted. (Minn. Stat. § 473.865, subd. 1)  

4. Local governmental units cannot adopt any official controls or fiscal devices that conflict with 
their comprehensive plans or which permit activities in conflict with the Council’s metropolitan 
system plans (Minn. Stat. §§ 473.864, subd. 2; 473.865, subd. 2). If official controls conflict with 
comprehensive plans, the official controls must be amended within 9 months following 
amendments to comprehensive plans (Minn. Stat. § 473.865, subd. 3).  
 

Environment Committee  

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

2. A copy of the City Council resolution adopting its 2040 comprehensive plan, including its 
Comprehensive Sewer Plan, must be submitted to the Council. 
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Background 
The City of Independence is in the western part of Hennepin County. Minnetrista is to the south of 
Independence, Orono and Medina to the east, and Greenfield to the north.  Delano and Franklin 
Township are west of Independence, in Wright County. The City of Maple Plain is surrounded on 
three sides by Independence (Figure 1).  

The City of Independence submitted its 2040 Comprehensive Plan (Plan) to the Council for review 
to meet the Metropolitan Land Planning Act requirements (Minn. Stat. §§ 473.851 to 473.871) and 
the Council’s 2015 System Statement requirements. 

Review Authority & Rationale 
Minn. Stat. § 473.175 directs the Metropolitan Council to review a local government’s 
comprehensive plan and provide a written statement to the local government regarding the Plan’s:  

• Conformance with metropolitan system plans 

• Consistency with the adopted plans and policies of the Council 

• Compatibility with the plans of adjacent governmental units and plans of affected special 
districts and school districts 
 

By resolution, the Council may require a local government to modify its comprehensive plan if the 
Council determines that “the plan is more likely than not to have a substantial impact on or contain 
a substantial departure from metropolitan system plans” (Minn. Stat. § 473.175, subd. 1).  

Each local government unit shall adopt a policy plan for the collection, treatment, and disposal of 
sewage for which the local government unit is responsible, coordinated with the Metropolitan 
Council's plan, and may revise the same as often as it deems necessary (Minn. Stat. § 473.513).  

The attached Review Record details the Council’s assessment of the Plan’s conformance, 
consistency, and compatibility, and is summarized below. 

Review Standard Review Area Plan Status 

Conformance Regional system plan for Parks  Conforms 

Conformance Regional system plan for 
Transportation, including Aviation 

Conforms 

Conformance Water Resources (Wastewater Services 
and Surface Water Management) 

Conforms 

Consistency with Council 
Policy 

Thrive MSP 2040 and Land Use Consistent 

Consistency with Council 
Policy 

Forecasts, with proposed change Consistent 

Consistency with Council 
Policy 

2040 Housing Policy Plan Consistent 

Consistency with Council 
Policy 

Water Supply  Consistent 

Consistency with Council 
Policy 

Community and Subsurface Sewage 
Treatment Systems (SSTS) 

Consistent 

Compatibility Compatible with the plans of adjacent 
and affected governmental districts 

Compatible 

Thrive Lens Analysis 
The proposed 2040 comprehensive plan is reviewed against the land use policies in Thrive MSP 
2040. To achieve the outcomes identif ied in Thrive, the metropolitan development guide defines 
the Land Use Policy for the region and includes strategies for local governments and the Council to 
implement. These policies and strategies are interrelated and, taken together, serve to achieve the 
outcomes identif ied in Thrive.  
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Funding 
None. 

Known Support / Opposition 
There is no known opposition.   
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REVIEW RECORD 
City of Independence 2040 Comprehensive Plan 

Review File No. 22711-1, Business Item No. 2023-139 JT 

The following Review Record documents how the proposed Plan meets the requirements of the 
Metropolitan Land Planning Act and conforms to regional system plans, is consistent with regional 
policies, and is compatible with the plans of adjacent and affected jurisdictions.  

Conformance with Regional Systems 
The Council reviews Plans to determine conformance with metropolitan system plans. The Council 
has reviewed the City’s Plan and finds that it conforms to the Council’s regional system plans for 
Regional Parks, Transportation (including Aviation,) and Water Resources.  

Regional Parks and Trails  
Reviewer: Colin Kelly, Community Development (CD) - Regional Parks (651-602-1361) 
The Plan conforms to the 2040 Regional Parks Policy Plan (RPPP) for the Regional Parks System 
element. Three Rivers Park District is the Park implementing agency for the Regional Parks 
System components in Independence, for which the Plan accurately describes the Regional Parks 
System components.  

Regional Parks, Park Reserves, or Special Recreation Features located within the City include 
Lake Sarah Regional Park and Lake Rebecca Park Reserve (Figure 1). Regional Trails located 
within the City include the Baker-Carver Regional Trail (previously known as the Minnetrista 
Regional Trail and Minnetrista Extension Regional Trail Search Corridor) and the Lake Sarah 
Regional Trail Search Corridor. The City also appropriately acknowledges State lands within the 
community, including the Luce Line State Trail and Robina Lake Wildlife Management Area 
(Minnesota Department of Natural Resources). 

Regional Transportation, Transit, and Aviation 
Reviewer: Joseph Widing, Metropolitan Transportation Services (MTS) (651-602-1822) 
The Plan conforms to the 2040 Transportation Policy Plan (TPP) adopted in 2015 and amended in 
2021. It accurately reflects transportation system components of the TPP. It is also consistent with 
Council policies regarding community roles, the needs of non-automobile transportation, access to 
job concentrations, and the needs of freight.  

Roadways 
The Plan conforms to the Roadways system element of the TPP. The Plan accurately reflects that 
there is one principal arterial (US-12) within the City’s boundaries. The Plan also accurately 
reflects the regional functional classification map of A-minor arterials. 

The Plan identif ies all the required characteristics of the City’s roadways, including existing and 
future functional class, right-of-way preservation needs, and existing and forecasted traffic volumes 
for Principal and A-minor arterials. Forecasting was done consistent with regional methodology. 
The Plan also includes guidelines on how access will be managed for Principal and A-minor 
arterials.   

Transit 
The Plan conforms to the Transit element of the TPP. The Plan acknowledges the City is within 
Transit Market Area V. The Plan is consistent with the policies of the Transit system element of the 
TPP. The Plan addresses community roles related to its Community Designations.  

Aviation 
The Plan conforms to the Aviation system element of the TPP. There is no airport in the regional 
aviation system located near Independence. The Plan notes bodies of water which are permitted 
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for seaplane operations and a private grass runway airport is located within City limits. The Plan 
includes policies that protect regional airspace from obstructions.       

Bicycling and Walking 
The Plan is consistent with the Bicycling and Pedestrian chapter of the TPP. The Plan identif ies 
existing or planned regional trails and acknowledges the Regional Bicycle Transportation Network 
(RBTN). There are no RBTN corridors/alignments within the City boundaries.   

Freight 
The Plan is consistent with Freight policies of the TPP. The Plan identif ies the two railroads (CP 
and BNSF) and US-12 as the primary freight movement routes. No regional freight issues were 
identif ied in Independence.  

Transportation Analysis Zones (TAZs) 
The Plan conforms to the TPP regarding TAZ allocations. The City’s TAZ allocations for 
employment, households, and population appropriately sum to the Metropolitan Council’s citywide 
forecast totals for all forecast years. 

The City’s planned land uses and areas identif ied for development can accommodate the TAZ 
forecasted allocations in the Plan, and at densities consistent with the City’s Community 
Designations and applicable TPP policies. 

Water Resources 
Wastewater Services 
Reviewer: Kyle Colvin, Environmental Services (ES) – Wastewater Planning and Community 
Programs (651-602-1151) 
The Plan conforms to the 2040 Water Resources Policy Plan (WRPP). It represents the City’s 
guide for future growth and development through the year 2040. It includes growth forecasts that 
are consistent with the Council’s accepted forecasts for population, households, and employment.  

Current wastewater treatment services are provided to the City by the Metropolitan Council 
Environmental Services (MCES). Wastewater generated within the city is conveyed to and treated 
at the Metropolitan Council’s Blue Lake Wastewater Treatment Plant located in Shakopee. The 
City is provided direct wastewater conveyance service through an inter -community agreement with 
the City of Medina. Ultimately, the City is served through MCES lift station L63 and interceptor 
8352. The Plan reflects that the City will have 567 sewered households and 200 sewered 
employees by 2040. The Metropolitan Disposal System with its scheduled improvements has or 
will have adequate capacity to serve the City’s growth forecasts. 

The Plan provides sanitary flow projections in 10-year increments. The rationale for the average 
day flow projections was provided in the Plan and appears to be appropriate for planning local 
service needs. The Metropolitan Council is committing to providing the level of wastewater service 
based on the sewered forecasts as stated in Table 26 “Population, Household and Employment 
Forecasts” of the Plan. The Plan also offers a “Preferred Population, Household and Employment 
Forecasts” in Table 26-A that reflects greater household forecasts than those in Table 26. 
However, prior to the Council providing service beyond those forecasts listed in Table 26, the City 
would first need to amend their Plan revising the sewered forecast and receive Council 
authorization for any forecast changes. 

The Land Use Plan reflects an overall minimum residential sewered density that is consistent with 
Council policy for future sewered residential growth for Emerging Suburban Edge communities. 

The Plan defines the community’s policies, and strategies for preventing and reducing excessive 
inflow and infiltration (I/I) in the local municipal (City), and private property sanitary sewer collection 
systems. The Plan states that the City performed internal home inspections for cross connections 
of floor drains and sump pump connections to the sanitary sewer system at the time the sewer 
system was built in 1985 and 1995. The Plan also states that the City continues to correct many 
system sources of I/I through maintenance structure adjustments, and system repair. The City has 
recently purchased a pipeline televising camera to perform system inspections to identify and 



8 

 

M
e

t
r
o

p
o

lit
a

n
 

C
o

u
n

c
il  

mitigate I/I sources. The Plan also states that the City invests about $9,000 annually for sanitary 
sewer inspections and I/I monitoring. The Plan states that the City is currently developing a more 
formal Capital Improvement Plan. 

The Plan describes the requirements and standards for minimizing I/I and references Section 
710.15, Subd 2, of the City’s Code that prohibits the discharge either directly or indirectly of any 
stormwater, groundwater, roof runoff, subsurface drainage, waste from on-site disposal systems, 
unpolluted cooling or processing water to any sanitary sewer except as permitted by the City. 
Neither the Plan nor the Ordinance stated that the City would require the disconnection of 
prohibited discharges upon discovery. 

The Plan describes the sources, extent, and significance of existing I/I within the entire wastewater 
collection system. The Plan states that the City’s entire sanitary sewer system was built after 1985 
and that at the time of its construction all private services were replaced. The City’s collection 
system includes a network of 33 individual lift stations comprised of individual property lifts and 
municipal facilities serving larger areas of the city. Using runtime data, an analysis was performed 
and determined that I/I within the city can range anywhere between 8% and 90%. Due to the 
nature of how the municipal wastewater collection system is configured, there are no flow metering 
facilities where I/I can be better quantif ied. 

Comprehensive Sewer Element Comments 
The Sewer Element of the Plan has been reviewed against the requirements for Comprehensive 
Sewer Plans for Emerging Suburban Edge, Diversified Rural, and Agricultural communities. It was 
found to be complete and consistent with Council polices. Upon adoption of the Plan by the City, 
the action of the Council to approve the Sewer Plan becomes effective. At that time, the City may 
implement its Plan to alter, expand, or improve its sewage disposal system consistent with the 
approved Sewer Plan. A copy of the City Council Resolution adopting its Plan needs to be 
submitted to the Metropolitan Council for its records. 

Advisory Comments 

• The Plan identif ies the need for a future improvement to serve new development areas south of 
Maple Plain via L63. This improvement would be a regional interceptor connecting to L63 and 
extending to a yet to be determined location near the City boundary limits at Willow Street and 
County Road 19 North. Some of the areas to be served through this future improvement are timed 
within the 2020-2030 staging plan (Figure 6). For this interceptor to be built to accommodate the 
projected development needs, coordination between the Council and the City will need to occur so 
that it can be planned, designed, and constructed. This may require the need for the City and 
Council to enter into a cooperative construction agreement whereby the City builds the facility, and 
the Council reimburses it for the associated regional costs. 

• The Plan offers a “Preferred Population, Household and Employment Forecasts” in Table 26 -A that 
reflects greater household forecasts than those in Table 26 which reflects those which are the basis 
of the Council’s approval. However, prior to the Council providing service beyond those forecasts 
listed in Table 26, the City would first need to amend their Plan revising the sewered forecast.  

• The Plan identif ies an “Urban Commercial” area located adjacent to the City of Delano, and states 
that the preferred alternative for wastewater service would be to enter into a joint powers service 
agreement whereby services would be provided by Delano. If an agreement is entered into with 
Delano, the City of Independence will need to submit that agreement as an amendment to their 
comprehensive sewer plan. 

• Local ordinance 71515 prohibits connections of sump pumps and foundation drains to the sanitary 
sewer system; however, it doesn’t appear to require their disconnection if discovered. The Council 
recommends that the City revise its ordinance to require the disconnection of these prohibited 
discharges upon discovery. 
 

Surface Water Management 
Reviewer: Maureen Hoffman, ES – Water Resources (651-602-8026) 
The Plan is consistent with Council policy requirements and in conformance with the WRPP for 
local surface water management. The City lies within the oversight boundaries of the Pioneer 
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Sarah Creek Watershed Management Commission and the Minnehaha Creek Watershed 
District. The City submitted a draft Local Water Management Plan (LWMP) update in 
2019. Metropolitan Council Water Resources staff reviewed and commented on the draft LWMP to 
the City and Watershed Management Organizations on March 20, 2019. The LWMP was approved 
by the Minnehaha Creek Watershed District on October 10, 2019. The Plan includes the LWMP in 
Appendix A.   

Advisory Comments 
The City needs to provide the date that the Pioneer Sarah Creek Watershed Management 
Commission approved the LWMP.  

Consistency with Council Policies 
The Council reviews Plans to evaluate their apparent consistency with the adopted plans of the 
Council. Council staff have reviewed the City’s Plan and find that it is consistent with the Council’s 
policies, as detailed below. 

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

The Plan, with supplemental information received May 2023, includes Metropolitan Council’s 
system statement forecast (Plan Tables 3 and 9). For reference, the forecast remains:  

Table 1. Metropolitan Council City of Independence Forecasts 

 Census 
2020 

System Statement Forecasts  

2020 2030 2040 
Population 3,755 3,830 4,040 4,290 

Households 1,288 1,400 1,560 1,700 
Employment 697 680 740 770 

The City comments that “the projected forecast for 2040… reduced the approved 2030 
Comprehensive Plan forecast from 593 to 300 [sic] households [growth] which represents an 
approximate 50% decrease in projected growth.” (page 3.19) Council staff f ind that development of 
Independence has lagged previous expectations. Council staff have recommended that 2020 
forecast (only the 2020 numbers) be aligned with 2020 Census counts.  

The City has included a sewer-serviced forecast (Plan Table 26) with minor adjustments to 
Metropolitan Council’s System Statement forecast. The City-requested revisions are highlighted 
below: 

Table 2. City of Independence Sewer-Serviced Forecasts (Blue Lake WWTP) 

  
System Statement Forecasts 

 
City Requested Forecasts 

 

2020 2020 2030 2020 2030 2040 
Population 570 1,020 1,080 693 1,083 1,356 

Households 210 390 430 238 358 488 

Employment 180 190 200 180 190 200 

With the revision of the sewer-serviced forecast, the 2021-2030 Affordable Housing Need for 
Independence is reduced to: 28 units at <=30% AMI, 21 units at 31-50% AMI; 5 units at 51-80% 
AMI; 54 affordable units total. Metropolitan Council will require that the City’s Final Plan reflect this 
recalculated Affordable Housing Need in Table 12.  

Metropolitan Council will revise the sewer-serviced forecast and Affordable Housing Need 
calculation with authorization of the Plan.  
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Metropolitan Council requires 2020, 2030, and 2040 forecasts assigned to transportation analysis 
zones (TAZs), or portions of TAZs within the City boundaries. In supplemental information received 
May 22, 2023, the City Planner has provided an Excel worksheet. Metropolitan Council will requir e 
that the Final Plan’s transportation chapter include this as a table.  

Advisory Comments 
The re-calculated Affordable Housing Need, TAZ table, as well as all other items of supplemental 
information from the review process, must be included in the City’s Final Plan.  

Thrive MSP 2040 and Land Use 
Reviewer: Freya Thamman, CD – Local Planning Assistance (651-602-1750) 

The Plan is consistent with Thrive MSP 2040 (Thrive) and its land use policies. The Plan 
acknowledges the three Thrive community designations in the City. The western two-thirds of the 
City is designated as Agricultural, the eastern third as Diversified Rural, and areas near Maple 
Plain are designated as Emerging Suburban Edge (Figure 2).  

Most of the city is currently agricultural or undeveloped (approximately 71%) with some single-
family/low density residential (11%) areas, see Figure 4. The City has an abundance of natural 
resources including parks (7%) and lakes/water bodies (7%). Independence surrounds the City of 
Maple Plain on three sides, and Maple Plain acts as a local downtown for residents. The City’s 
vision includes retaining its rural character and preserving its agricultural lands and natural 
environment. The City’s Plan indicates that newly sewered areas, which are primarily adjacent to 
Maple Plain, are strategically guided to maintain a compact footprint.  

In general, the western two-thirds of Independence is guided agricultural at one unit per 40 acres 
on the future land use map and the eastern third rural residential at one unit per five acres, which 
is reflective of the City’s past comprehensive plans. The City’s 2040 Plan is similar to previously 
authorized plans for the agricultural and rural residential areas, as well as having small areas of 
regionally sewered residential development planned near Maple Plain. The City’s 2030 Plan 
planned for regionally sewered residential north of Maple Plan.  The 2040 Plan differs in that it has 
sewered residential land uses both north and south of Maple Plain, and includes a new area 
guided Lakeshore Estates, south of Lake Independence.  These updates would change the City’s 
community designation to Emerging Suburban Edge, as they are planned for regional wastewater 
services. The changes in the community designation are reflected in Figure 3. 

Agricultural  

The Plan is consistent with Thrive for land use policies for the Agricultural area. Agricultural areas 
have prime agricultural soils that are planned for long-term agricultural use. Agricultural areas are 
expected to limit residential development and maintain residential densities at no greater than one 
housing unit per 40 acres.  

The Plan guides the western two-thirds of the city as Agricultural at one unit per 40 acres (Figure 
5).  The Plan states one rural view lot, in addition to an original homestead, may be created for 
each 40 acres. Rural view lots have been included in the City’s previous comprehensive plans. 
Rural view lots must be between 2.5 and ten acres; able to accommodate two on-site waste 
disposal systems; and buildable land must be contiguous and not separated by streams, wetlands, 
or slopes in excess of 10%. As the Council updates its system plans, the Long-term Sewer Service 
Area (LTSSA) will be examined. If portions of the Agricultural area are included in the future 
LTSSA, the rural view lots in the agricultural area would not preclude future regional wastewater 
service. This part of the city includes an area guided urban commercial near the City ’s border with 
Delano.  As discussed in the wastewater section, a future amendment to the City’s Tier II would be 
required if wastewater service were to be provided through an agreement with the City of Delano.  

Agricultural Preserves 
The City’s Plan indicates that local farming is an extremely valuable asset to the community. Most 
of the City is guided agricultural and planned for long-term agricultural use. The Plan identif ies 
areas that are currently enrolled in the Metropolitan Agricultural Preserves Program on the future 
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land use map and limits density of rural development for parcels enrolled in the Program (Figure 
4). Parcels enrolled in the Program must reflect an agricultural designation in the future land use 
with a maximum density of 1 unit per 40 acres, as required by state law (Minn. Stat. § 473H), until 
they expire out of the program. The Plan is consistent with statutory requirements for properties 
enrolled in the Program.  

Diversified Rural  

The City’s Plan is generally consistent with Thrive policies for the areas within the Diversified Rural 
community designation. Diversified Rural areas are home to a variety of farm and non-farmland 
uses including large-lot residential, clustered housing, hobby farms and agricultural uses. 
Diversified Rural areas are expected to plan for growth not to exceed forecasts and in patterns that 
do not exceed 4 units per 40 acres. Diversified Rural communities are expected to manage land 
uses to prevent the premature demand for extension of urban services, and so that existing service 
levels will meet service needs. 

The City’s past comprehensive plans have guided the eastern part of the City as rural residential, 
at density of one unit per five acres. The City’s 2040 Plan did not expand the area that is guided 
rural residential area. It remains the same as the City’s 2030 Plan. The Plan indicates that the 
City’s agricultural and rural residential areas together would have an overall density of one unit per 
10 acres through 2040. The Plan states the rural residential area preserves its open, scenic, and 
natural ecological characteristics. The Plan discusses clustering of homes on no less than 2 -1/2 
acre lots, but with open space and scenic viewshed components. It also discusses the Council’s 
flexible residential development tools to preserve land for post-2040 growth and in locations with 
natural resource areas. The Plan indicates that the City has sought funding to reduce on -site 
sanitary sewers near its lakes, developed cluster development subdivision standards to promote 
the preservation of open space, established large infiltration areas, and worked to reduce nutrient 
run-off into local water resources. The Plan indicates that lots with individual septic treatment 
systems that are not in compliance with current state and local requirements will be encouraged to 
connect to an approved community sewage treatment system and would be required to follow the 
Metropolitan Council’s revised Metropolitan Urban Service Area (MUSA) Guidelines.  

Emerging Suburban Edge 

The City’s Plan is consistent with Thrive policies for areas within the Emerging Suburban Edge 
community designation. Emerging Suburban Edge areas are in the early stages of transitioning 
into urbanized levels of development. These areas are expected to plan for overall net residential 
densities at least 3-5 units per acre for new development.   

Residential land uses within the planning period include approximately 37 net acres of Lakeshore 
Estates, 124 net acres of Low Density Residential, 40 net acres of Medium Density Residential 
and 5 net acres of High Density Residential. These areas are generally adjacent to the City of 
Maple Plain. In addition, there are eleven existing rural residential lots that anticipate connecting to 
the regional wastewater system, which have been included in the City’s density calculation. The 
Plan includes a development staging map (Figure 6) and indicates that development shall be in 
accordance with the location, phasing, and densities prescribed within this Plan for each land use 
type designated. The City has narrow ranges for minimum and maximum allowed densities and 
gaps between residential density ranges and is aware that this could result in the need for 
additional future comprehensive amendments. The Plan indicates that City will limit growth to the 
Metropolitan Council growth forecasts (as shown in the forecast section). If forecasts are 
exceeded, as reviewed through potential future land use changes and/or annual estimates, a 
comprehensive plan amendment would be required.  

The Plan is consistent with Thrive for land use and residential density policies for areas within the 
revised Emerging Suburban Edge community designation. As shown in Table 3 below, the overall 
density of development during the planning period is 3.0 – 3.5 units per acre.   
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Table 3. Planned Residential Density, City of Independence  

 2023-2040 Change 

 Density   

Category Min Max 
Net 

Acres Min Units Max Units 

Lakeshore Estates 0.75 0.75 37 28 28 
Low Density Residential  2.7 2.7 124 335 335 
Medium Density Residential  3.5 3.8 40 140 152 
High Density Residential  30 50 5 150 250 
Existing Rural Residential*   18.4 11 11 

 TOTALS 224.4 664 755 
  Overall Density 3.0 3.5 

* Supplemental information May 19, 2023.  
 

Advisory Comments 

• When parcels in the Agricultural Preserve Program expire, a comprehensive plan amendment 
will be required.  

• The City’s overall net residential density is at three units per acres, which is consistent with 
Council policy. However, any change that would reduce the overall net residential density would 
require land to be guided at a higher density to remain in conformance with regional system 
plans and Council policies, and a comprehensive plan amendment will be required.  
 

Housing 
Reviewer: Hilary Lovelace, CD – Housing (651-602-1555) 
The Plan is consistent with the Housing Policy Plan (HPP). As of 2016, the City has more than 
1,350 homes all of which are single family homes. Approximately 50 homes are rented. More than 
110 housing units are currently affordable to households earning under 80% of Area Median 
Income (AMI); however, nearly 400 households earning 80% of AMI or below are paying more 
than 30% of their income toward housing costs. There are about 220 units affordable to 
households with income at or below 30% AMI and more than 110 cost burdened households with 
incomes at or below 30% AMI.  

The Plan identif ies existing housing needs including maintenance and reinvestment in existing 
housing stock, affordable housing, and ensuring the availability of lif ecycle housing. The City does 
not currently have any publicly subsidized housing.  

The City’s 2021-2030 affordable housing need allocation is 54 units; 28 of which are needed at 
prices affordable to households earning 30% of AMI or less, 21 of which are needed at prices 
affordable to households earning between 31 and 50% of AMI, and 5 of which are needed at 
prices affordable to households earning between 51 and 80% of AMI. As shown in Figure 7, the 
Plan guides sufficient land expected to develop in the 2021-2030 time period at a minimum of 30 
units per acre with one land use to allow for development of at least 153 new housing units.  

The housing implementation plan component of the Plan describes that the City will consider tax 
abatement, landlord education through partnerships, using HOME funds in partnership with 
Hennepin County, and planned unit developments (PUD) to support development and 
rehabilitation of affordable housing below 80% AMI. The Plan also indicates that the City is unlikely 
to consider tax increment financing, housing bonds, or Community Development Block Grant 
(CDBG) funds. The City states that they will keep their accessory dwelling unit ordinance in place 
and consider working with stakeholders to create a policy to incorporate the needs of aging 
households into development decisions. 
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Advisory Comments 
As indicated in the forecast section of the staff report, the City’s Final Plan needs to include the 
revised affordable housing need number.   

Water Supply 
Reviewer: John Clark, ES – Water Supply Planning (651-602-1803) 
The Plan is consistent with 2040 WRPP policies related to water supply, including the policy on 
sustainable water supplies, the policy on assessing and protecting regional water resources, and 
the policy on water conservation and reuse. The City relies primarily on private wells and does not 
own/operate a municipal community public water supply system. Therefore, no local water supply 
plan is required. However, the updated local comprehensive plan should, and does, include 
information about water sources, including plans to protect private water supplies, in appropriate 
sections of the Plan. 

Advisory Comments 
The City could consider additional policies or strategies that help to conserve and protect drinking 
water resources. The City’s manure reduction policy is one such policy. Other polic ies and/or 
strategies to consider that help to protect and sustain water resources could involve installing 
smart irrigation controllers for any public properties, working with watershed districts and the 
Minnesota Department of Agriculture to encourage fertilizer reduction strategies and best 
management practices, and helping to educate residents and businesses around efficient water 
use, water contamination, and the Minnesota Department of Health wellhead protection 
recommendations for private wells. 

Community and Subsurface Sewage Treatment Systems (SSTS) 
Reviewer: Kyle Colvin, ES – Engineering Programs (651-602-1151) 
The Plan is consistent with 2040 WRPP for Community and Subsurface Sewage Treatment 
Systems. The Plan indicates that there are approximately 1,162 residential SSTS within the city. 
There is also one Communal Subsurface Sewer Treatment system that provides service to a 
restaurant, an apartment, and one single family home. The Plan states that the City is responsible 
for the SSTS management program within the City and tracks all on-going maintenance, system 
information and notif ication activities. The Plan states that through these activities a compliance 
with Minnesota Pollution Control Agency Chapter 7080-7083 Rules can be determined.  

Special Resource Protection 

Solar Access Protection 
Reviewer: Freya Thamman, CD – Local Planning Assistance (651-602-1750) 
The Plan is consistent with statutory requirements (Minn. Stat. 473.859) and Council policy 
regarding planning for the protection and development of access to direct sunlight for solar energy 
systems as required by the Metropolitan Land Planning Act (MLPA). The Plan includes the 
required solar planning elements. The City identif ies minimum lot sizes, open space, yard 
setbacks, and maximum building heights to protect access to direct sunlight.  
 

Aggregate Resource Protection 
Reviewer: Freya Thamman, CD – Local Planning Assistance (651-602-1750) 
The Plan is consistent with the Minnesota Geological Survey Information Circular  for aggregate 
resources. There are no viable aggregate resources or ongoing mining operations within the city.  

Historic Preservation 
Reviewer: Freya Thamman, CD – Local Planning Assistance (651-602-1750) 
The Plan addresses historic and cultural resources as required by the MLPA. The Plan includes an 
historic preservation section and considers establishing a local heritage preservation commission 
to advance preservation efforts for locally historically significant buildings or sites.   

Plan Implementation 
Reviewer: Freya Thamman, CD – Local Planning Assistance (651-602-1750) 
The Plan includes a description of the zoning, subdivision, SSTS codes, and the housing 
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implementation program. The Plan describes official controls and fiscal devices the City will 
employ to implement the Plan and includes a capital improvement plan. Specific implementation 
strategies are contained in individual chapters of the Plan. 

Compatibility with Plans of Adjacent Governmental Units and Plans of 
Affected Special Districts and School Districts 
The Plan is compatible with the plans of adjacent jurisdictions. No compatibility issues with plans of 
adjacent governmental units and plans of affected special districts and school districts were 
identif ied.  

As part of the City’s 2040 Plan resubmittal on January 19, 2023, the City included a new residential 
land use category, Lakeshore Estates. The Lakeshore Estates area is located immediately 
adjacent to the City of Medina and wastewater to this area would be served through a Quad -City 
Agreement with Medina. Medina was notif ied of adjacent community review on January 27, 2023. 
The associated Quad City Agreement was approved for amendment by Medina on April 4, 2023.  

Documents Submitted for Review 
In response to the 2015 System Statement, the City submitted the following documents for review: 

• December 14, 2021: Independence 2040 Comprehensive Plan 

• January 19, 2022: Resubmittal of Independence 2040 Comprehensive Plan  
• January 31, 2023: Resolution of Bridgevine Subdivision 

• February 21, 2023: Land use maps, SSTS ordinance, updated wastewater tables  

• March 14, 2023: Land use chapter 
• April 3, 2023:  GIS mapping updates  

• April 7, 2023:  Land use maps and I/I information 

• April 24, 2023: Revised water resources chapter 

• May 11, 2023: Updated submittal chapters and amended Quad-City agreement 
• May 19, 2023: Wastewater section revisions and Figure 10 update 

• May 24, 2023: Revised land use maps and TAZ information 
 

Attachments 
Figure 1: Location Map with Regional Systems 
Figure 2:  Thrive MSP 2040 Community Designations 
Figure 3: Revised Thrive MSP 2040 Community Designations 
Figure 4: Existing Land Use  
Figure 5:  2040 Planned Land Use  
Figure 6: Development Staging Map  
Figure 7: Land Guided for Affordable Housing  
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Figure 1. Location Map with Regional Systems 
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Figure 2. Thrive MSP 2040 Community Designations 
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Figure 3. Revised Thrive MSP 2040 Community Designations 
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Figure 4. Existing Land Use  
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Figure 5. 2040 Planned Land Use  
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Figure 6. Development Staging Map  
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Figure 7. Land Guided for Affordable Housing  
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