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A Plan for the Community of Mendota

Why Plan?

This planning document is a “living” guide for growth and change in the City of Mendota. The plan represents 
the City’s best effort to address current issues and anticipate future needs; however, it can and should be amended 
from time to time if conditions warrant reconsideration of policies in this plan. If decisions are being made that 
are not consistent with this plan, then the plan has lost some relevance and may need to be amended. The process 
of amending the comprehensive plan should not be onerous, but it should trigger a brief pause to consider again 
the long term vision for the community. This plan’s value is dependent upon frequent use and occasional updates.

It is difficult to know what the future may bring for Mendota, or for any community. As residents and businesses 
come and go, and economic trends rise and fall, changes will occur. The purpose of this plan is to establish a shared 
vision for Mendota to guide future actions and decisions. This guidance provides predictability and consistency 
over time, which encourages continued growth and investment. We plan so that we can act and react in a changing 
world with a confident understanding of our common values and goals.
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Mendota’s History
Walking in the Foot Steps of History
Mendota nestles among hills and bluffs at the confluence of the Mississippi 
and Minnesota rivers. The are is so  historically significant it hosts two 
National Register Historic Districts: the Mendota District from the village 
to the Mendota Bridge, and Fort Snelling District from the bridge to Fort 
Snelling. The name Mendota comes from the Dakota Indian word “mdo-te,” 
meeting of the waters.

A History Making Heritage
The Dakota looked upon Mendota’s setting as the center of the earth and the 
tall hill overlooking the rivers, Ohe-ya-wa-he, a sacred burial place.

Mendota’s American history began in 1805 when President Jefferson sent 
Lt. Zebulon Pike to the upper Mississippi to acquire a site for a fort. Pike 
purchased a military reserve which included the Mendota area. Construction 
of Fort Snelling began in 1819 with materials assembled on the Mendota side 
of the Minnesota River. By 1819, Jean Baptiste Faribault, the US government 
fur trade factor, was farming on Pike Island. By the 1820s a government ferry 
crossed the Minnesota River to the Fort. After suffering two floods, in 1826, 
Faribault moved to Mendota.

In 1825 the American Fur Company opened a Mendota post under Alexis 
Bailly. In 1834 Henry Sibley, a partner, arrived to manage the post. He built a 
stone warehouse and stone home. Sibley became the civilian host for visiting 
explorers, statesmen, writers, artists, and international guests. In 1842 Father 
Galtier, assigned to the Mendota French-Canadian flock, built a log church 
calling it St. Peter’s. Eleven years later Father Ravoux built today’s Church of 
St. Peter atop the bluff. By an act of Congress in 1844, called the town site act, 
Mendota was incorporated. The city was then located in Iowa Territory.

Henry Sibley was elected to Congress in 1848 for the orphaned Wisconsin 
Territory between the St. Croix and Mississippi rivers. Mendota was still 
Dakota land. He returned home in 1849 with a new Territory of Minnesota 
extending from the St. Croix to Missouri River. Senator Stephen Douglas of 
Illinois, the Minnesota bill sponsor, including Mendota as the capital. Sibley 
proposed and won the capital for St. Paul which was open to settlement.

In 1849 Dakota County was created including Mendota. Mendota became 
Dakota County’s second county seat from 1854 to 1857. When Dakota 
County fully organized in 1858 the village of Mendota became part of the 
newly formed Mendota Township. In 1858 Henry Sibley was elected to be 
Minnesota’s first state governor. The Sibley house became the governor’s 
residence.In 1887 Mendota again incorporated as a Village. In 1974 Village of 
Mendota became the City of Mendota under a Minnesota statute making all 
incorporated communities cities. 

Source: http://www.cityofmendota.org/donations.html

Mendota’s United States 
Family Genealogy

• May 30, 1803 - Mendota 
acquired in Louisiana 
Purchase

• March 26, 1804 - In Indiana 
Territory

• March 29, 1804 - In District 
of Louisiana

• March 3, 1805 - Renamed 
Louisiana Territory 

• July 18, 1805 - Lt. Pike 
buys Fort Snelling Military 
Reserve-Mendota area from 
the Dakota

• June 4, 1813 - Renamed 
Missouri Territory

• August 10, 1821 - Orphan 
Missouri Territory 

• June 28, 1834 - In Michigan 
Territory

• April 20, 1836 - In Wisconsin 
Territory 

• June 10, 1838 - In Iowa 
Territory

• December 28, 1846 - Orphan 
Iowa Territory

• March 3, 1849 - In 
Minnesota Territory

• May 11, 1858 - In State of 
Minnesota
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Plan Organization
Chapter 1: Introduction
Discusses the role of the plan, Thrive MSP 2040 requirements and provides an outline of the plan for reference.

Chapter 2:  Public Engagement - Issues and Opportunities 
This chapter outlines the planning process, public participation methods and a summary of all feedback. 

Chapter 3:  Population and Growth Profile 
This chapter focuses on describing recent and forecasted changes to the community from 2010 to 2040 including 
population trends, population projections and other growth indicators.

Chapter 4: Land Use and Development
Covers growth forecast, community designation, existing land use, future land use, density calculations, staged 
development and redevelopment, natural resources and special resources protection.

Chapter 5: Downtown Development Strategy
This chapter provides review and a plan for continued reinvestment in Downtown Mendota.

Chapter 6: Parks and Trails
Summarizes the regional and local parks and trail systems. 

Chapter 7: Economic Competitiveness
Provides community context regarding key industries/centers of employment, redevelopment, education and 
workforce, business development,  as well as economic information, monitoring and strategic initiatives.

Chapter 8: Water Resources
Details the existing conditions and future needs for the City’s wastewater, water supply and surface water systems.

Chapter 9: Resilience
Describes the City’s capacity to respond, adapt and thrive under changing conditions  and covers the areas 
infrastructure & environment, energy infrastructure & environment, healthy communities, and economy & society.

Chapter 10: Transportation
Addresses the topics of transportation analysis zones, roadways, transit, bicycling and walking, aviation, and 
freight.

Chapter 11: Housing
Describes current housing conditions and projected housing needs.

Chapter 12: MNRRA/Mississippi River Corridor Critical Area
This chapter provides an overview of the Mississippi River Corridor Critical Area and related policies for growth 
and development.

Chapter 13: Implementation 
Identifies the common tools and procedures by which the plan will be implemented and provides steps for 
successful implementation of the plan.

Appendix A: Survey Results
Appendix A contains the results of the community-wide survey.

Appendix B: Local Watershed Management Plan
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Thrive MSP 2040 is the vision for the Minneapolis -St. Paul Metropolitan Region over 30 years since 2010. It reflects 
the region’s joint concerns and aspirations, anticipates future needs in the region, and addresses our responsibility 
to future generations. Under state law, the Council prepares a long-range plan for the Twin Cities region every 10 
years. Thrive MSP 2040 sets the policy foundations for systems and policy plans developed by the Council:

• Transportation Policy Plan
• Water Resources Policy Plan
• Regional Parks Policy Plan 
• Housing Policy Plan

Thrive MSP 2040 addresses issues that transcend any one neighborhood, city, or county, as we build and maintain 
a thriving metropolitan region. The Twin Cities region’s investments provide an important economic foundation 
so all residents of the region can prosper. Transportation, jobs, community development, affordable housing – 
these are the bricks-and-mortar basics that make other things possible, create healthy outcomes, and safeguard the 
region’s exceptional quality of life.

Choice, Place, and Opportunity examines where opportunities in the region are, which residents have access to 
those opportunities, and how future public investments - made the by the Council and other agencies - can assure 
equitable access to opportunity for all residents of the region.
 
Recommendations outlined in the assessment influences Thrive MSP 2040, which identified “equity” as one of five 
outcomes of the regional planning process over the next decade. 

While Mendota will establish a unique local vision, the City’s plan must also reflect the adopted regional policies 
outlined in the system and policy plans. Local plans contain much greater detail than regional plans by identifying 
local street connections, neighborhood parks, residential development standards, and phasing of utility extensions 
and improvements necessary for the individual community. But these local planning efforts tie into the larger 
regional infrastructure of parks and trail systems, arterial road networks, and wastewater infrastructure. It is the 
efforts of the 188 cities, townships, and counties together that implement a shared regional vision.

Minnesota Statute requires certain topic areas to be included in local comprehensive plans. The Local Planning 
Handbook is organized around these plan elements and provides guidance on how to meet requirements within 
these planning areas. These plan elements in the Local Planning Handbook are:

• Land Use
• Transportation
• Water Resources
• Parks & Trails
• Housing
• Plan Implementation
• Resilience
• Economic Competitiveness

Metropolitan Council Oversight
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Previous Visioning & Planning
An understanding of the overall vision for the community is an important step in drafting a plan that is reflective 
of the long-term goals of the community. Over the past 15 years, the City of Mendota has taken many steps to 
identify goals and develop a vision for the community including this update of their Comprehensive Plan for 2040.

Mendota 2030 Comprehensive Plan 
The 2030 Comprehensive Plan for Mendota will serve as an important base for this 2040 update. The plan 
encompasses all aspects that are covered in this plan, including land use, housing, and parks. Using the Metropolitan 
Council requirements, this plan was adopted in 2010. The plan needs to be updated to include a more cohesive 
vision for Mendota, as well as include more of the community’s current wants and needs. The 2040 plan will 
accommodate new directives.
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2040 Engagement Topics & Consensus
Along with the goals, policies and visions detailed in the community’s past planning efforts there are a number 
of topics of focus that were uncovered through the extensive public engagement activities included as part of the 
2040 Comprehensive Plan update. Below is a consensus of ideas that are central to the 2040 vision for Mendota. 

Transportation 
Support local and regional Minnesota Department of Transportation and Metropolitan Council efforts to improve 
the area’s transportation networks.

Natural Resources
Continue to protect and enhance local and regional natural and recreational assets.

Community Character
Promote the river  and rail focused small town/village character of Mendota by protecting the look and feel of 
traditional and historic architecture; especially in Downtown Mendota.  

Downtown Revitalization
Continue to support infill development and the revitalization of underutilized properties into viable commercial 
mixed-use properties that attract downtown commerce.

Neighborhood Protection and Improvement 
Keep established  neighborhoods attractive and vital through improved streets, parks and services, code 
enforcement, design standards, and selective reinvestment.

Infrastructure
Pursue opportunities to improve city infrastructure services and properly regulate private infrastructure in 
Mendota.

New Development
Communicate with existing land owners and their interested buyers in sought after areas of Mendota such as the 
downtown. 
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A transparent public engagement process is the foundation of a successful plan. The involvement of residents, 
business owners, and other stakeholders is essential to the creation and implementation of the plan. Elements 
of public engagement for the 2040 Mendota Comprehensive Planning process included:

• City Council Meetings
• SWOT Analysis
• Community Wide Survey
• Public Open House

The goals and policies of a comprehensive plan support the community’s vision for the future of Mendota and 
address barriers to realizing this vision. Elements of the plan have been crafted from the 2030 Comprehensive 
Plan, Thrive 2040 requirements, individual participant’s ideas, discussions and debates among council members 
and the past experiences of the community as a whole.

The Process

Incorporating Input into the Plan
The goals and policies of this comprehensive plan support the community’s visions for the future of Mendota and 
address barriers to reaching their goals.  Elements of the plan have been crafted from individual participant’s ideas, 
survey results, discussions with City Council and the past experiences of the community as a whole.

This input allows us to construct underlying themes as a frame for the plan, and provides information on what 
specific issues and ideas are most important to Mendota’s citizens. This foundation ensures that the plan is not just 
a hollow document, but a guide for future decisions in Mendota that are in line with the community’s ideals. From 
this foundation, the City of Mendota will continue to grow and thrive.
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Project Schedule
Month Tasks/Milestones

May 2018 • Council Meeting #1- Kickoff meeting and SWOT analysis

June 2018
• Mail out Community Survey to all households and 

businesses
• Review Existing Conditions, Collect Surveys, Review 

Goals and Objectives

July 2018
• Council Meeting #2 - Review existing conditions, survey 

results, land use planning and goals and objectives for 
2040 plan

September 2018 • Draft Plan Open House

December 2018 • Council Review of Draft Plan

May - June 2019
• City Council review and resolution to submit plan to 

Affected Jurisdictions and the Metropolitan Council for 
review/comments/approval
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The development of a community survey serves as an essential tool to most comprehensive planning process and 
gives individuals an anonymous platform to voice opinions and concerns.  The hard copy survey was distributed 
by mail  to all households and businesses in Mendota with a postage-paid return envelope. The survey was also 
noticed across the community and mentioned in social media postings online. There were also paper copies 
available at City Hall. 31 survey responses were received and recording using SurveyMonkey. The results of the 
community survey are included in the following pages.

Community Survey
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At the May 2018 Council Meeting, Consultants, City Staff, City Council, and community members were available 
to discuss topics and answer questions about the plan and planning process. Participants discussed Strengths, 
Weaknesses, Opportunities, and Threats (SWOT) in the various categories. The following pages provide a brief 
summary of the feedback and comments collected from each category. 

Topic Categories for SWOT Analysis 

Beautification
Development
Mobility

Overall questions to be answered through comprehensive planning process:
• What should the character of the City be in 2040?
• What transportation/mobility improvements will be needed before 2040?
• What will be great about living in Mendota in 2040?

SWOT Analysis
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Mobility from Council Meeting  SWOT Analysis
Opportunities/Strengths (+)

• Bus stops
• Highway crossings
• Road and street infrastructure quality is high
• Roads recently resurfaced
• Trail connections
• Tunnel near river

Issues/Threats/Weaknesses (-)
• No sidewalks near park
• Highway crossings
• High speed limit on Highway 13
• Sidewalks don’t connect to trails
• DOT conflicts

Beautification  from Council Meeting  SWOT Analysis
Opportunities/Strengths (+)

• Bluffs
• Natural Amenities
• Landscapes
• Small town feel
• Central location
• Private infrastructure
• Natural development
• Historic architectural character

Issues/Threats/Weaknesses (-)
• Invasive Species
• Landslides
• Private infrastructure

Development from Council Meeting  SWOT Analysis
Opportunities/Strengths (+)

• Downtown Mendota
• Mixed use
• Office
• Retail
• Housing
• Balance character and new interests

Issues/Threats/Weaknesses (-)
• Parking
• Hazardous waste
• Brownfield
• Undevelopable land
• Costs money and time to develop
• Land needs environmental testing
• Many conflicting interests
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Draft Plan Open House 
A Draft Plan Open House was held at the Mendota Veterans of Foreign Wars (VFW) Hall on September 11, 2018.  
The event was very well attended and provided the City Council and the consultant team with great feedback for 
the draft plan.  

The Comprehensive Plan portion of the evening started with a 15 minute period  for attendees to review the 
draft plan and maps and ask questions.  This was followed by a 20 minute presentation of the draft plan by MSA 
Professional Services, Inc.  The presentation was followed by 20 minutes of continued discussion and review. Many 
questions and opinions about the future of Downtown Mendota and current conditions were expressed.  

The themes from the meeting  discussion included:

• What would the character of downtown Mendota be in 2040?
• Downtown infill development be encourage to provided street-level commercial space.
• Does the community want to encourage infill development downtown?
• Mendota is landlocked and infill development is the only option we have to increase the number of residents 

and businesses.
• How will increased growth downtown impact parking and what is the current parking situation in

downtown?
• How will traffic calming on Highway 13 planned by the MN DOT impact traffic and businesses downtown?
• Where can we actually develop in the City given constraints and what level of density is acceptable? Needed?

The consulting firm MSA Professional Services Inc. 
is working with the City of Mendota to complete all 

aspects of a comprehensive plan update and will be 
facilitating the Open House. 

MENDOTA 2040
DRAFT COMP PLAN 

SEPTEMBER 11, 2018 
6:30-7:00PM HWY 13 Presentation

7:00-7:30PM Comp Plan
MENDOTA VFW

1323 SIBLEY MEMORIAL HWY

For more information please 
visit the project website!

www.mendota2040plan.wordpress.com

Please join us to review the plan and 
provide your feedback on Mendota’s 

future.

HIGHWAY 13
TRAFFIC CALMING

JOINT OPEN HOUSE
Please join us to review Hwy 13 Traffic 

Calming concepts and provide your 
feedback on Hwy 13.

MnDOT representatives will be available to discuss 
the Hwy 13 concepts and answer questions. 

For more information please contact
Molly Kline, MnDOT South Area Engineer 
651-234-7723 or Molly.Kline@state.mn.us

A booth with the same information will also be at the picnic on 9/8 from 12:00 - 2:00PM. 
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Mendota’s Affected Jurisdiction Review

Natural areas, trails, roadways, and infrastructure often cross municipal boundaries. Reviewing and collaborating 
with adjacent jurisdictions provides potential opportunities to work together on shared areas of importance as well 
as communicate on potential concerns. As part of the 2040 Comprehensive Plan process, Mendota was required 
to share its proposed Comprehensive Plan Update (CPU) with its adjacent and affected jurisdictions at least six 
months before official submittal to the Metropolitan Council (MN §473.858 Subd. 2). 

The following Affected Jurisdictions were contacted by Mendota in December 2018:

Jurisdiction Responded
Comments Enclosed

Responded
No Comments

No Response 
Received 

City of Lilydale
City of Mendota Heights
City of St. Paul
Dakota County
Ramsey County
SD #197
Lower Minnesota River Watershed District
Lower Mississippi River Watershed 
Management Organization
Dakota County (Regional Parks)
Minnesota Department of Transportation
National Park Service; MNRRA

Affected Jurisdiction Review





1

Population and 
Growth Profile 

3



3-2 | Mendota 2040 Comprehensive Plan

Planning Area and Community Designation 3-3
Population Growth Projection 3-3
Estimated Age Distribution 3-4
Household Types 3-5
Household Size 3-5
Race & Ethnicity 3-6
Education Attainment 3-6

Contents



3-3

This section analyzes population and demographic trends for the City of Mendota. Examination of these trends 
provides a foundation for the planning process and implementation of the plan. The numbers and figures in this 
chapter will help Mendota to ensure that it has enough housing, commercial, and jobs to accommodate the increase 
in number and diversity of population. According to Metropolitan Council, the City of Mendota has shrank in 
population by 68 since 1970. The city remained stagnant in regards to population between 2000 and 2010. 

The study area for this plan includes all lands within the current municipal limits and the extraterritorial area 
around the City where future growth is anticipated. The City of Mendota and corresponding planning area is 
approximately 193 acres or .3 square miles in size. The City of Mendota acknowledges that the Metropolitan 
Council’s community designation for the City of Mendota is “Suburban” with a plan for an average of 5 units/acre. 
The map to the right simply shows Mendota city limits/planning area, community designation and the community 
designations of the surrounding jurisdictions. The Metropolitan Council’s projected population for the City of 
Mendota in 2040 is 280; an increase of 82 people from the 2010 population. 

Population Growth Projection

Planning Area and Community 
Designation
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For the same time period as discussed on the previous page, the number of households in Mendota has risen. The 
projected high for number of households in 2017 was 81. The Metropolitan Council projects the City will gain 9 
households by 2020 for a total of 90. Household numbers are projected to continue growing to 130 households in 
2040.

Estimated Age Distribution
A majority of the people living in the City of Mendota appear to be adults age 40-44 or teenagers. There is a steep 
drop-off in the percentage of retirement age adults which may indicate a lack of housing options for retirees. There 
is also a very small amount of the population that are young adults, and this is likely on account for people leaving 
the community right after high school. However, a lack of affordable entry-level housing (rental and owner) for 
young families was also mentioned as a weakness throughout public engagement efforts. 

Source: Metropolitan Council

Source: Metropolitan Council
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Household Size

Household Types
Families without children and people who live alone make up about 36% of the households in Mendota according to 
the Metropolitan Council and 2010 Census. National trends indicate that the number of single person households 
will increase as the baby boomers age and millennials continue to pursue living in single-person households for 
longer than previous generations.

In 2016, the average household size was 2.54. Since 1990, this number has gone up from 2.38. Although the change 
is not large, this could indicate that there are less young professionals living in Mendota, there are more families, 
or a combination of many factors.

Source: Metropolitan Council

Source: Metropolitan Council
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Education Attainment

Race & Ethnicity
A majority of the people in the City of Mendota identify as white alone and the second largest identification is 
Hispanic or Latino. The community has become more diverse since 2000 and will likely continue to see a more 
diverse mix as the region continues to grow more diverse as a whole. The increased diversity of the community, 
region, state and nation as a whole will provide many growth opportunities between now and 2040.

Education attainment data can provide insight into the quality of the existing labor force, including the availability 
of skilled and professional workers and the need for training opportunities. Data from the Metropolitan Council 
and the American Community Survey (2011-2015) show that the percentage of Mendota residents 25 years or 
older that have at least a high school diploma is estimated to be 24.4%. Bachelor’s and graduate degree holders 
make up 31.1% of the City’s population over 25.  People with a high school to associates degree account for 
approximately 60.6% of the City population over the age of 25. 

Source: Metropolitan Council

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

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

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

including apartment buildings.

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

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

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

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

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

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

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

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

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

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

Land Use Acres Percent of 
Total

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

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

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

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

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

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

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

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

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

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

 » Plan for local infrastructure needs including those needed to support future growth.
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Figure 1. Mendota Community Designation
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Residential Density
Neither the zoning code nor the adopted 2030 comprehensive plan specifically discusses residential density. The 
existing net residential density is 3.81 units per acre. This calculation includes only the areas of the city designated 
for residential uses.
The Mendota zoning code establishes minimum lot sizes for single-family dwellings, differentiating between those 
connected to the sanitary sewer and those that are not. The minimum lot size for a sewered single-family dwelling 
is 10,000 square feet; for an unsewered dwelling, the minimum lot size is 15,000 square feet. However, 10,000 
square foot unsewered lots are allowed as a conditional use.
Infill development will occur on existing lots of record and through the subdivision of larger lots. The Historic Plat 
Map was based on a grid of lots measuring 157.5 feet by 66 feet, which accommodates a density of approximately 
4 units per acre. Infill development will occur at this historically defined density.
New High Density Residential development will occur in downtown Mendota, along Highway 13 at  a minimum 
density of 10 units per acre. The city has not established a maximum density for mixed use redevelopment; however, 
setbacks and height restrictions will be the major factors that will establish the maximum density appropriate for 
each site along Highway 13.

Estimated Residential Net Density 2010-2040
2010 2020 2030 2040

Low Density 3-6 Units Per Acre 42.7 42.7 42.7 42.7
High Density 10-20 Units Per Acre 0.6 0.6 0.6 0.6
New High Density Residential Within Mixed Use 
Commercial Redevelopment Area (70% HD Residential)

0 0 2.85 5.37

Total Acres of Residential 43 43 46 48.67
Estimated Households (Met Council) 78 90 110 130
Estimated Net Density 
(Total Residential Acres/Households)

1.802 2.097 2.385 2.838

Residential Land Guided for Development
Through 2020 Through 2030 Through 2040

Land Use Category Min/Acre Acres Units Acres Units Acres Units
Low Density 3-6 Units Per Acre 3 42.72 128 42.72 128 42.72 128
High Density 10-20 Units Per Acre 10 .56 6 .56 6 .56 6
New High Density Residential Within 
Mixed Use Commercial Redevelopment 10 2.85 28 2.52 25

Total 43 134 46 162 46 159
Metropolitan Council Households Forecast 90 110 130

Developable Land
The table below reflects net developable acres guided for residential development and that are intended for urban 
services by planning period. The table also reflects the projected units that could be supported using the minimum 
density allowed within each land use category. Mendota is entirely built out and new residential development will 
be focused on High Density Residential in redevelopment areas within downtown Mendota.



Projecting new residential growth and the potential affordability of that growth is a required and important part 
of Mendota’s future land use planning for 2040. The two tables at the bottom of this page explore the potential 
affordability of  projected new residential growth in Mendota from 2021 - 2030 and from 2031 - 2040.  The 
regional total need for affordable housing for 2021 – 2030 is 37,900 units. Mendota’s 2021 – 2030 allocation of need 
is 7 units, as show to the in the chart to the left.

Affordable Housing Need Allocation
Income Measurement Number of Units
At or Below 30% AMI 3
From 31% to 50% AMI 1
From 51% to 80% AMI 3

Total Additional Units Needed by 2030 7

Based on the  target density ranges, net 
developable acres and calculations in the 
tables below Mendota has  developed a 
future land use plan that provides the 
potential meet the required minimum 7 
affordable housing units. 

New Residential Growth Density and 
Affordable Housing Options

New Residential Average Net Density and Affordable Housing Projections 2021-2030

Residential Future Land Use Category Density Range Projected Units (Low/Min & 
High/Max)

Min/Acre Max/Acre
New Growth 

Acres Low High
Low Density 3-6 Units Per Acre 3 6 - 0 0
High Density 10-20 Units Per Acre 10 20 0 0
New High Density Residential within Mixed Use 
Commercial Redevelopment (70% HD Residential) 10 20 2.85 28 57

Totals - Net Developable Acres and  Projected Housing Units   2.85 28 57
Affordable Potential Totals - Net Developable Acres and  

Projected Housing Units (Min/Acre ≥ 8) 2.85 28 57
Expected Average Density of All New Development 10.0 20.0

New Residential Average Net Density and Affordable Housing Projections 2030-2040

Residential Future Land Use Category Density Range Projected Units (Low/Min & 
High/Max)

MIN/Acre Max/Acre
New Growth 

Acres Low High
Low Density 3-6 Units Per Acre 3 6 - 0 0
High Density 10-20 Units Per Acre 10 20 - 0 0
New High Density Residential within Mixed Use 
Commercial Redevelopment (70% HD Residential) 10 20 2.52 25 50

Totals - Net Developable Acres and  Projected Housing Units   2.52 25 50
Affordable Potential Totals - Net Developable Acres and  

Projected Housing Units (Min/Acre ≥ 8) 2.52 0 50
Expected Average Density of All New Development 10.0 20.0
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The major land use issues discussed during the 2040 comprehensive planning process are described below.

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

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

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

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

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

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

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

Key Land Use Planning Issues Discussed

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

Mendota is at the confluence of the Mississippi and Minnesota Rivers. A factor in its future growth will be its 
location within the river corridor. The Critical Area requirements have set parameters on how land in Mendota 
will be used, including types of land uses and how buildings and site will be signed. 
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The Future Land Use Map (previous) identifies 
categories of similar use, character and density.  These 
categories are described in the subsequent pages, 
including explanation of the City’s intent, design and 
development strategies for each.

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

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

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

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

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

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

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

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

Adherence to Other Portions of this 
Plan
The proposed development is consistent with the 
general vision for the City, and the other goals and 
policies of this plan.
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Mendota 2020 Planned Land Use Acres Percentage of Total 
Acres

Parks and Open Space 71 36.8%
Low Density Residential (LDR) 3-6Units/Acre 42.7 22.1%
High Density Residential (HDR) 10-20 Units/Acre .6 .3%
Mixed Use Commercial (Redevelopment 70% Res) 9.3 4.8%
Institutional 15.5 8.0%
Right-of-Way 54.1 28%
Total Acreage 193.1 100%

Mendota 2030 Planned Land Use Acres Percentage of Total 
Acres

Parks and Open Space 71 36.8%
Low Density Residential (LDR) 3-6 Units/Acre 42.7 22.1%
High Density Residential (HDR) 10-20 Units/Acre .6 .3%
Mixed Use Commercial (Redevelopment 70% Res) 9.3 4.8%
Institutional 15.5 8.0%
Right-of-Way 54.1 28%
Total Acreage 193.1 100%

Mendota 2040 Planned Land Use Acres Percentage of Total 
Acres

Parks and Open Space 71 36.8%
Low Density Residential (LDR) 3-6 Units/Acre 42.7 22.1%
High Density Residential (HDR) 10-20 Units/Acre .6 .3%
Mixed Use Commercial (Redevelopment 70% Res) 9.3 4.8%
Institutional 15.5 8.0%
Right-of-Way 54.1 28%
Total Acreage 193.1 100%

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

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

community.
 » Encouraging reinvestment and redevelopment 

in the community.
 » Protecting residential uses from the negative 

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

property.
 » Minimizing future City expenses.

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

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

Future Land Use Designations
Low Density Residential 
The majority of the land area in the City will be 
designated as Residential. Most uses in this area should 
remain as low density residential, including single-
family homes and two-family homes. Zoning districts 
should reflect the general character of each area, ranging 
from a minimum of  3  and up to 6 units per acre.

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

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

 » Consideration of the relationship with 
surrounding areas.

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

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

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

High Density Residential
High-density residential uses, which include 
townhouses and multi-story residential buildings, 
provide opportunities as well as challenges for the City. 
Due to the high level of activity associated with such uses, 
they should be located in areas where the infrastructure 
is sufficient for parking and circulation. This needs to 
be implemented with the utmost attention. They are 
similar to commercial areas in this regard.
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Multiple-family residential uses meet the housing needs 
for a significant number of residents, including young 
adults, single individuals, seniors, or families of modest 
means. Residents may also appreciate the convenience 
or value of multiple-family housing. Residents may also 
have limited transportation options; therefore, these 
areas are close to goods, services and transportation 
services. This strategy also provides a transition 
in scale between low-density residential areas and 
commercial areas. The City will allow a minimum of 10 
and a maximum of 20 residential units per acre in this 
area. Other planning considerations for high-density 
residential areas may include the following:

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

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

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

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

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

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

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

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

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

 » Uses that strengthen and support local 
commerce.

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

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

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

 » The expected share of uses across the district 
will be 30% Commercial and 70% High Density 
Residential.

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

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

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

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

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

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

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

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

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

Future Land Use Goals and Policies

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

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

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

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

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

For more assistance contact the Metropolitan Council.

Metropolitan Council Amendment Review
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Downtown Mendota lies along an approximate half-mile stretch of Highway 13, between the Big Rivers Regional 
Trail on the east and the Sibley House Historic Site on the west. This is Mendota’s Main Street. Pedestrian and 
bicycle access to Fort Snelling State Park is provided north of the historic site. 

Mendota has been a destination since the American Fur Company in the early years of the 19th century established 
a trading post at the confluence of the Mississippi and Minnesota Rivers, a long-time encampment of the Dakota 
across the river from Fort Snelling. Remnants and reminders of Mendota’s heritage are still found in the city. 

Existing land uses on Main Street, in addition to the historic site, include commercial and industrial businesses 
and scattered single-family houses. Existing commercial uses include two restaurants and buildings used for offices 
(one a converted single-family house). Industrial uses include a metal fabricating firm, a fence construction firm 
and others. A U.S. Postal Service office is also located on Main Street. 

The lack of an integrated pattern of land uses is exacerbated by the design of Highway 13, which functions solely 
as a road for pass-through traffic. Its design -- a relatively wide right-of-way with a streetscape that discourages 
pedestrian-scale activity -- results in vehicles traveling through Mendota at a high rate of speed and not stopping 
to patronize its businesses. 

Existing Downtown Mendota
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Issues for Downtown Mendota

A city that operates successfully has two characteristics -- an edge that separates it from other towns and a center 
which identifies it. Mendota's edge is the topography that gives it a "bowl" shape that falls down to the river. The 
"bowl" shape ensures that Mendota has been, and will continue to be, a small city, which is in sharp contrast to the 
character of the surrounding cities and of the metropolitan region.  Its center is Main Street. Currently, the center 
is defined by institutional uses and a collection of industrial and commercial businesses. 

The plan for the future of the downtown area will enhance and connect its cultural, recreational, and natural assets 
and create a destination for people seeking to visit its area for shopping, dining, and recreation. The result would 
create a stronger economic base for the community.
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Expanding on these themes, the benefits of revitalizing 
downtown Mendota would be: 

• Downtown will be a place where the community 
can gather together.

• Mendota already has a heritage and an identity.  
A revitalized business district will demonstrate 
Mendota’s uniqueness and provide a sense of 
place.

• Options for goods and services are increased, 
particularly for the city’s residents.

• Because of its history, its location along the 
river and in the metropolitan area, a selection 
of unique businesses and events, and access to 
cultural, recreational, and natural resources, 
Mendota will be a destination for visitors.

• A healthy downtown creates a stronger economic 
base for the entire city.  A larger property tax 
base in the downtown area protects property 
values in the residential neighborhood.

• For independent businesses, profits are kept in 
city.  New, small businesses, including family-
owned businesses, can be encouraged.

• Jobs are retained or created, making a stronger 
tax base.

• Support for community projects.

Benefits of Revitalization
Mendota’s Assets

Mendota is uniquely positioned to revitalize its 
downtown. Downtown revitalization would build on 
existing assets of geography, history and amenities.  
Those assets are: 

• It is near the center of the Minneapolis-St. Paul 
metropolitan region. It would be a destination 
for those living in the region who want to use 
discretionary time without traveling long 
distances. For those living outside the region, it 
is close to the airport, the hotel district and the 
Mall of America.

• It is served by major highways - Highway 13, 
Interstates 35E and 55.

• It has a unique, long and varied history.
• It is the location of one large historic site -- the 

Sibley House Historic Site -- and is in close 
proximity to others (Fort Snelling) as well as 
to regional parks and trails. These are typical 
destinations can attract significant numbers of 
users to Mendota.

• It is at the juncture of the Mississippi and 
Minnesota Rivers and has the potential to relate 
to the river.
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Revitalization Strategy
A revitalization plan and strategies to implement it 
would use Mendota's assets in ways that would benefit 
the downtown area, its businesses and the residents of 
the community. 

The Main Street Program of the National Trust for 
Historic Preservation has devised an approach for 
building a downtown revitalization strategy that uses 
the strengths and assets of a community.  Elements of 
this approach are: 

• Design. Enhancing the physical appearance 
of the commercial district by rehabilitating 
historic buildings, encouraging supportive 
new construction, developing sensitive design 
management systems, and planning for the 
long-term.

• Organization. Building consensus and 
cooperation among the groups and individuals 
who have a role in the revitalization process.

• Promotion. Marketing the traditional 
commercial district’s assets to customers, 
potential investors, new businesses, local 
citizens and visitors.

• Economic Restructuring.  Strengthening the 
district’s existing commercial base while finding 
ways to expand it to meet new opportunities 
and challenges from outlying development.

Implementing all or parts of the four-point approach 
in Mendota will require a collaboration between City 
Council and Main Street businesses, with the assistance 
of other interested parties, such as the staff of the Sibley 
House Historic Site, Dakota County and Fort Snelling.

Mixed-Use Projects
 
Businesses could be part of a mixed-use project, 
incorporating ground-floor retail stores with housing 
above. There is existing housing along Main Street. 
Encouraging mixed-use projects, with housing as one 
component, would accomplish several objectives. Tax 
revenues would be increased because there would 
be additional residential and commercial properties 
paying property taxes. 
  
Expectations for future growth of households and 
employment would be met. There is the potential 
for stores offering goods and services for residents. 
With more residents living in Mendota, there would 
be a broader base of local customers than now exists. 
Lastly, there would be a vitality to the area, one that 
does not exist if there are only establishments which 
close at the end of the business day.

Development of mixed-use projects could occur 
either through a traditional development proposal 
or through a project funded by the Dakota County 
Housing and Redevelopment Authority.  Potential 
locations for mixed-use projects are those where the 
sites are sufficiently deep for the building, so that the 
scale is appropriate for the small city character of 
Mendota, and where the addition of retail stores would 
complement existing commercial uses and attractions 
along Main Street.
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Mixed Use
The City encourages all new mixed-use projects 
to incorporate design strategies that will maintain 
neighborhood property values over time and enhance 
the social function and safety of the neighborhood. 

Mixed Use should require street level retail or office with 
resdiential or additional uses in upper or rear locations. 
Uses at street level should encourage interaction with 
pedestrian traffic and should help generate economic 
opportunities for the City. Mixed use offers the 
opportunity for one property to generate income from 
multiple uses. These uses also vary in times of utilization 
helping to create the downtown as a 24-hour living 
environment. 

Residential projects should be of a higher density and 
should be built to fit within the urban environment of 
the downtown. 

Height and Architectural Character: Multi-story 
buildings are preferred, though single-story buildings 
may be appropriate in low density settings.  Buildings 
should incorporate architectural elements that provide 
visual interest and human scale, such as differentiation 
of the ground floor level, awnings or canopies over 
entrances, etc.  

Relationship to the street: Buildings and sites should 
be designed to establish visual and physical connections 
between the public realm of the street and the private 
realm of the building.  

Consider the following techniques:
 » The front door should face the street and there 

should be a clear route to the door from the street 
or sidewalk.
 » There should be windows on the street facade.  

Retail and service spaces should have large, clear 
windows that provide good visual connection 
between the building interior and the sidewalk.
 » Building setbacks will vary according to building 

type and lot size, but should generally be as close 
to the sidewalk as practical.  Front yard parking is 
discouraged.

Relationship among buildings within a neighborhood, 
or within a single development, should be both cohesive 
and varied. 

Consider the following techniques:
 » When adjacent to lower density residential 

buildings, larger buildings should incorporate 
strategies to minimize the apparent size of the 
building, including flat roofs instead of pitched 
roofs, deeper setbacks for upper stories, and/or 
variation in the depth of setback along the building 
facade. 
 » The mix of architectural themes or styles should 

generally be consistent within a neighborhood 
or development, but there should be variation in 
floorplan, facade design, and color choice to avoid 
monotony.  

Garages: Street-facing garages doors should be avoided 
whenever possible.  

Parking: Front yard parking is discouraged. When 
necessary, front yard parking should not exceed a single 
double-loaded aisle. Preferred alternatives are under 
building, side yard, rear yard, and on-street parking.

Landscaping: Street frontages should use both hardscape 
improvements and native plants to provide visual 
interest and a comfortable pedestrian environment.   
Use trees and low bushes in and around parking areas 
to partially obscure views of parking while retaining 
visual connections to maintain personal safety.
Lighting: Exterior lights should be full-cut-off fixtures 

that are directed to the ground to minimize glare and 
light pollution, and especially to avoid light trespass 
to nearby residential property.  Limited uplighting is 
acceptable for architectural accentuation, flag lighting, 
and to highlight key civic features (e.g. church steeples).

Design Strategies
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Building Materials: High-quality exterior finish 
materials are strongly encouraged on all sides of a 
building, such as kiln-fired brick, stucco, and fiber 
cement siding. 

Signs: Signs should be pedestrian-scaled. Desired 
sign types include mounted, window, monument and 
awning. 

Service Areas: Trash and recycling containers, street-
level mechanical, rooftop mechanical, outdoor storage, 
and loading docks should be located or screened so 
that they are not visible from a public street. Screening 
should be compatible with building architecture and 
other site features.

Stormwater: Rain gardens, bio-retention basins, 
permeable pavement and other stormwater management 
technologies should be utilized to filter pollutants and 
infiltrate runoff (see below).

C ommerci a l / Inst i tuti ona l /L ig ht 
Industrial

The City encourages the use of design strategies that will 
maintain property values over time for all commercial 
projects. This section offers different strategies for 
highway settings and neighborhood settings in some 
categories.

Commercial uses focus primarily on the retail and ser-
vice industries and should focus on meeting the needs 
of the residents and visitors to Mendota. Development 
should be attractive and easy to access by foot or car. 

Institutional uses tend to bring residents into the area. 
Other uses should support the institutional uses. 

Light industrial provide opportunities for employment 
without distracting from the beauty and function of 
downtown. 

Relationship to the Street: The building should be 
designed such that the primary building facade is 
oriented towards the street (toward the larger street on 
corner lots) and should have a public entrance.

Architectural Character: The building should be 
designed using architectural elements that provide 
visual interest and a human scale that relates to the 
surrounding neighborhood context.  For commercially 
zoned districts in the neighborhood City clusters or the 
City Town Center, new development shall be compatible 
with height and scale of surrounding buildings and 
present a two-story facade appearance.

Building Materials: The building should be constructed 
of high quality, long lasting finish materials, especially 
along prominent facades with frequent customer traffic.

Building Projections: Awnings or gable-roof projections 
should be along facades with access to the building.

Signs: Signs should be not larger or taller than necessary 
based on the context of the site.  Signs are subject to 
the sign ordinance and all permanent signs require a 
permit.Stormwater management techniques (from top left to 

bottom right): rain garden, bio-swale, pervious pavers, 
& porous pavement.

Awnings (left) or canopy structures (right) help define 
the building entrances and provide visual interest 

along the street frontage.



5-10 | Mendota 2040 Comprehensive Plan

Signs, Highway Commercial: Desired sign types include 
building-mounted, monument. Signs are subject to 
the sign ordinance and all permanent signs require a 
permit.

Parking: Front yard parking should be limited; side yard, 
rear yard, or below building alternatives are preferred.  
Shared parking and access between properties is 
encouraged to minimize curb cuts and make more 
efficient use of land and paved surfaces. Landscaping 
and trees should be incorporated into all surface 
parking areas to improve aesthetic and environmental 
performance.  Vegetative buffers should be provided 
between pedestrian circulation routes and vehicular 
parking/circulation. Access drive lanes should be 
separated from parking stalls to reduce congestion. (see 
side bar)

Landscaping: Generous landscaping should be 
provided with an emphasis on native plant species. 
Landscaping should be placed along street frontages, 
between incompatible land uses, along parking areas, 
and in islands of larger parking lots. Use trees and low 
bushes in and around parking areas to partially obscure 
views of parking while retaining visual connections to 
maintain personal safety. (see below)

Lighting: Exterior lights should be full-cut-off fixtures 
that are directed to the ground to minimize glare and 
light pollution, and especially to avoid light trespass 
to nearby residential property.  Limited uplighting is 
acceptable for architectural accentuation, flag lighting, 
and to highlight key civic features (e.g. church steeples).

Stormwater: Rain gardens, bio-retention basins, 
permeable pavement and other stormwater management 
technologies should be utilized to filter pollutants and 
infiltrate runoff.

Service Areas: Trash and recycling containers, street-
level mechanical, rooftop mechanical, outdoor storage, 
and loading docks should be located or screened so 
that they are not visible from a public street. Screening 
should be compatible with building architecture and 
other site features.

The examples above illustrate ways to landscape 
parking areas, including along the street frontage, 

in parking islands and medians, and between 
incompatible land uses.
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This plan recommends the adoption of more detailed design guidelines for Mendota’s commercial areas. These 
pages present the basic categories that should be addressed by any such guidelines and some specific sample 
guidelines to inform the development of adopted standards.  

Design Guideline Considerations

Street Relationship 
Design the building such that the primary building 
façade is orientated towards the street and built to the 
front property line.  Minor setbacks may be allowed 
if space created provides an outdoor seating area, a 
hardscape plaza, or similar pedestrian space. Provide a 
public entrance on the primary façade

Lighting
Pick fixtures that complement the character of the 
building.  Illuminate parking lots and pedestrian 
walkways uniformly and to the minimum level necessary 
to ensure safety.  Lighting should be energy efficient and 
should render colors as accurately as possible.  Preferred 
light types include: LED, fluorescent, and high-pressure 
sodium.

Parking
Place parking on the side or back of the building, 
wherever feasible.  Provide shared parking and access 
between properties to minimize the number of curb 
cuts.  Provide vegetative buffers between pedestrian 
circulation routes and vehicular parking/circulation.  
Access drive lanes should have adequate throat depths 
to allow for proper vehicle stacking.

Landscaping  
Provide generous landscaping, with an emphasis on 
native plant species. Landscaping should be placed 
along street frontages, between incompatible land uses, 
along parking areas, and in islands of larger parking lots.

Stormwater
Use rain gardens and bio-retention basins on-site (i.e. in 
parking islands) in order to filter pollutants and infiltrate 
runoff, wherever feasible. Consider using permeable 
surfaces, pervious asphalt, pervious concrete, and/or 
special paving blocks.

Portion of the building is set back from 
the street, allowing extra room for a larger  

pedestrian zone.

Examples of full cutoff fixtures that minimize glare and 
light pollution.

Building 
#1

Building 
#2

An example of parking being shared between two 
developments with parking limited to the side or rear yards 

(no front yard parking).

Trees and shrubs within and around parking areas greatly 
improve the aesthetic appearance and overall pedestrian 

experience.

Examples of permeable surfaces.
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Service Areas
Trash and recycling containers/dumpsters, street-level 
mechanical, rooftop mechanical, outdoor storage, and 
loading docks should be located or screened so that they 
are not visible from a public street.  Screening should 
be compatible with building architecture and other site 
features.

Scale & Articulation
Design the building using architectural elements that 
provide visual interest and human scale that relates 
to the surrounding neighborhood context and the 
downtown’s overall character.

Windows, Doors & Garages
Buildings should activate the street by providing 
significant visibility through the street-level facade to 
activities/displays within the building.  Clearly define 
door entryways and design garage doors to be screened 
from street view (i.e. not on street facade, landscaping, 
walls), to the greatest extent possible.

Building Projections 
Canopies and awnings should be provided along facades 
that give access to the building.

Signage
Use pedestrian-scaled sign types: building-mounted, 
window, projecting,  monument, and awning. Signs 
should not be excessive in height or square footage.

Colors & Materials
Use high-quality, long-lasting finish materials such as 
kiln-fired brick, stucco, and wood.  All exposed sides 
of the building should have similar or complementary 
materials and paint colors as used on the front facade.

An example of large windows 
providing significant visibility into 

the building.

A good example of mounted 
awnings placed below the 
horizontal expression line.

Free-standing and roof signs are 
not conducive for a downtown, 

pedestrian-friendly district.

Desired vertically-proportioned 
buildings. 

Example of a building facade screening rooftop 
mechanical from ground view.

Examples of  secondary facades 
continuing the design quality, 

material palette, and color palette of 
the primary facade.
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Future Development Scenario
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Based on the previous strategies, this future development scenario was created to bulster the economic vitality of 
the downtown through infill development and improvements to existing land uses. 



5-14 | Mendota 2040 Comprehensive Plan

Mendota is landlocked and nearly completed developed.  
There has been interested in redeveloping property 
in Downtown Mendota and that interest is likely to 
grow due to the location and potential for profitable 
reinvestment. The community as a whole can benefit 
from reinvestment in Downtown Mendota because 
increasing the density of residential development 
(as part of mixed-use development-ground floor 
commercial development) and increasing the intensity 
of economic activity Downtown will result in:
• An increase property values and property tax 

revenues to the City
• An increase the number of households and utility 

consumers without negatively affecting existing 
housing development

• Additional retail sales tax revenues and additional 
consumer traffic

Additionally, reinvestment in Downtown - as a 
currently fully developed area - has the unique 
potential to not burden the City or investor with the 
costs of infrastructure improvements because utilities 
and access to property already exists Downtown. The 
community should support reinvestment in Downtown 
that:
• Increases the value of property because 

opportunities for further development are scarce, 
• Provides ground floor/street side commercial 

development that increase consumer traffic to the 
Downtown area and business 

• Replaces surface parking adjacent to right-of-ways 
with buildings (off-street parking in rear) and 
commercial activity

• Provides for upper story housing
• Improves the character of the community and 

does not negatively impact the historic properties 
and environmentally sensitive ares adjacent to 
Downtown. 

Reinvestment Concepts
There are several examples of preliminary 3D 
renderings that have been created by property owners 
to help visuals what proposed mixed use development 
might look like in Downtown Mendota. Highlights of 
the renderings that meet the guidelines of the City of 
Mendota’s Downtown Development Strategy include: 
• A variety of materials is utilized
• Retail/office uses at the street level 
• Residential on the upper levels and rear portions of 

the property
• Parking screened and located at the side/rear of the 

property
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Goals
1. Maintain and enhance facilities at Veterans Park.
2. Connect parks, trails and open space between residential neighborhoods, downtown, and regional recre-

ational facilities

Policies 
 » Update, replace and repair facilities and equipment at Veteran’s Park as needed.
 » Connect Veterans Park to Big Rivers Regional Trail and the Sibley House Historic Site with a bicycle and 

pedestrian trail.
 » A bike trial along Highway 13 that connects to the Big Rivers Regional Trail and Fort Snelling State Park, 

as well as to the Sibley House Historic Site and Veterans Park.
 » Trailhead for Big Rivers Regional Trail at its intersection with of D Street.

Goals and Policies
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Mendota has one community park -- Veterans Park 
in Lowertown. It has facilities for nearby residents. 
Veterans Park is not directly connected to nearby trails 
or other parks in the area. Immediately north of the park 
is city-owned property that includes a wetland listed 
on the National Wetland Inventory. Veterans Park is in 
the Lowertown residential neighborhood. Currently, 
the park is underutilized and, consequently, is often a 
target for mischievous behavior and vandalism. The 
park facilites such as the play equipment are in good 
condition, they were purchased in recent years. The 
basketball court, which is 25 by 25 feet, is not regulation 
size. Maintenance of the park is provided approximately 
twice a year by work crews from Sentence to Service, a 
program of the Dakota County Corrections Department. 
The supervised work crews are comprised of low-risk 
offenders; they provide services to government agencies 
at all levels and to non-profit organizations. Their work 
at Veterans Park has included, for example, staining the 
gazebo, sealing the asphalt on the basketball court, as 
well as general equipment and landscaping maintenance. 
Although Veterans Park is located near regional parks 
and trails, such as Fort Snelling State Park and the Big 
Rivers Regional Trail, it is not connected to any of them. 
Veterans Park is the only city-owned community-
gathering place.

In addition, the Sibley House Historic Site is in 
Mendota. Fort Snelling, the site of the first military 
outpost in the Minnesota Territory, is linked to the city 
by the trail across Mendota Bridge. There is also access 
from Mendota to open space, park and trail resources 
operated by other government jurisdictions. These are 
Fort Snelling State Park, Lilydale Regional Park, the trail 
across the Mendota Bridge, and the Big Rivers Regional
Trail.

Fort Snelling State Park, comprising more than 2,900 
acres, extends from the confluence of the Mississippi 
and Minnesota Rivers and extends southwesterly along 
the Minnesota River. A portion of the northern section 
of the park is within the City of Mendota, separating 
the city from the Minnesota River. The Upper Gun Lake 
trail, a trail in the state park, runs along the south side 
of the Minnesota River, between the railroad trestle 
behind the Sibley House Historic Site in Mendota and 
the Interstate 494 Bridge, in Mendota Heights. The 

Existing Parks and Trails
unpaved trail is designated for hiking, although it is 
used by both hikers and mountain bike riders.

Lilydale Regional Park, comprising more than 460 
acres, is located along the south side of the Mississippi 
River. It stretches from Lilydale, north of Interstate 
35E, to Harriet Island, which is across the river from 
downtown St. Paul. The Big Rivers Regional Trail, which 
runs through Mendota, extends into the southern end 
of Lilydale Regional Park.

The Big Rivers Regional Trail begins in Lilydale and 
extends 4.2 miles southwesterly to Mendota Heights. 
The paved trail was built on the rail bed of the Soo Line 
Railroad, believed to be one of the oldest railroads in 
Minnesota. The trail, which is under the jurisdiction 
of Dakota County, has a scenic overlook at an historic 
WPA work camp in Mendota Heights, as well as three 
scenic overlooks where the trail skirts the Mississippi 
River in Lilydale. There are two places in Mendota that 
trail users can get onto and off of the trail - where the 
trail crosses Highway 13 at the east end of the city and at 
its intersection with D Street, a block south of the Sibley 
House Historic Site. There is a trailhead facility at its 
intersection with Highway 13.

The Big Rivers Regional Trail Development Plan, dated 
October 1994, proposes trailhead facilities in Mendota 
at the northeast corner of its intersection with Highway 
13. This trailhead site is within Fort Snelling State
Park. Facilities would include a parking lot, restrooms,
information kiosk, picnic area, warming shelter and
maintenance station. Currently, the trailhead only
includes a parking lot. The development plan states
that “since the trailhead is sited at the northeast end
of Mendota, there may be merit in a joint project with
Mendota in developing a gateway to the city in the
vicinity of the trailhead.”
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Current Land Use Map

Land Use Acres Percent of 
Total

Industrial and Utility 4 2%
Institutional 20 11%
Major Highway 3 2%
Mixed Use Residential 0 0%
Multifamily 1 0%
Open Water 20 10%
Park, Recreational, or Preserve 65 33%
Retail and Other Commercial 5 2%
Single Family Attached 0 0%
Single Family Detached 49 25%
Undeveloped Land 26 13%
Total 193 100%
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Trail Improvements
Two trail projects would improve 
mobility specifically for Mendota 
residents and employees. In 
addition, the trail projects would 
provide additional access to 
Mendota businesses for those 
living and working elsewhere in 
the sub region of northwestern 
Dakota County, southwestern 
Ramsey County and southeastern 
Hennepin County. 

1. Big Rivers Regional Trail 
trailhead facilities at two 
locations in Mendota -- the 
intersection of Highway 13, on 
the east end of the city, and at 
D Street -- would provide safe 
access to the trail. Currently, 
a trailhead parking lot exists 
adjacent to the Sibley House 
Historic Site. 

2. A bike trail along Main 
Street, connecting Big Rivers 
Regional Trail at the end of the 
city and the MNDOT parking 
lot near the Mendota Bridge, 
would provide a more direct 
connection to the sub regional 
trail system and downtown 
Mendota. In addition, this 
trail could connect to Veterans 
Park in Lowertown.

City Park Improvements
The City of Mendota does not currently have any plans for the expansion of existing or creation of new parks. The 
community has very little undeveloped area and is well served by existing community and regional recreation 
facilities. The City will continue to maintain and improve Veteran’s Park for the enjoyment of residents and visitors. 

Suggested Improvements

110

13

55

D

E

F G

SIBLEY MEMORIAL

3RD

4TH

VICTORIA

2ND

CENTRE POINTE

H
UN

TE
R

LOWER D

CULLIGAN

G
LE

N
H

IL
L

ORCHARD

ACACIA

W
INDY

PI
LO

T 
KN

O
B

55

D

110

2ND

Proposed Trailheads

Proposed On-Street Trail Connections



Codes 2020 Actual 2021 Proposed 2021 Actual 2022 Proposed 2023 Proposed 

350.000 REVENUE

350.020 Am Vets 2% 1,995.08$      1,890.76$          2,055.74$        1,321.34$           1,500.00$          

350.010 Am Vets 10% 2,100.92$      2,405.14$          1,899.42$        1,141.44$           1,200.00$          
350.010 VFW 2% 2,767.43$      1,645.96$          2,368.46$        1,758.00$           2,000.00$          
350.010 VFW 10% 2,948.12$      2,481.11$          3,330.67$        1,200.00$           1,500.00$          

Contribution amvet. 500.00$          

TOTAL REVENUE 10,311.55$    8,422.97$          9,654.29$        5,420.78$           6,200.00$          

440.000 ENTERPRISE DISBURSEMENTS 2020 Actual 2021 Proposed 2021 Actual 2022 Proposed 2023 Proposed 

430.190 Park Lights 124.49$          124.49$             156.97$           144.00$              175.00$             
440.220 Garbage & Refuse 616.37$          800.00$             468.51$           350.00$              301.10$             
440.220 Porta Potty 460.85$          460.85$             301.10$           475.00$              500.00$             
440.220 Recycling Veterans Park $                    -
440.230 Weed/Pest Control 4,500.00$      4,500.00$          4,500.00$        4,800.00$           3,240.00$          
450.000 Culture & Recreation
450.000      Pond Maint. 988.00$           1,000.00$           $                    - 
450.352      Mendota Picnic 1,736.71$      2,000.00$          879.32$           1,000.00$           1,000.00$          
430.167      Other tree trimming 50.45$            4,820.63$        $                     -

TOTAL DISBURS. 7,488.87$      7,885.34$          12,114.53$      7,769.00$           5,216.10$          

430.000 SEWER DISBURSEMENTS 2020 Actual 2021 Proposed 2021 Actual 2022 Proposed 2023 Proposed 

430.162 Met. Council 14,351.63$    15,217.50$        15,217.50$      16,490.00$         17,300.00$       
430.166 Sewer Cleaning 1,953.25$      2,000.00$          3,550.00$        3,550.00$           3,550.00$          

430.165 W.Perron 432.50$          350.00$             350.00$              350.00$             
Other
TOTAL DISBURS. 16,737.38$    17,567.50$        18,767.50$      20,390.00$         21,200.00$       

REVENUE 2020 Actual 2021 Proposed 2021 Actual 2022 Proposed 2023 Proposed 

320.016 Recycling Aid 1,100.00$      1,100.00$          1,100.00$        1,100.00$           1,100.00$          
DISBURSEMENT -$                    
Recycling  and clean-up day -$                    
TOTAL DISBURSMENTS -$                    

2023 Enterprise Fund Budget 
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Goals
 » Maintain a strong and stable commercial core in Downtown Mendota.
 » Support the growth of existing community businesses and employers as well as new businesses.

Policies
 » Prioritize current and new commercial uses that enhance services and provide economic opportunities to 

the citizens of Mendota.
 » Evaluate and prioritize the use of TIF, CDBG and other programs that provide assistance for rehabilitation 

and the enhancement of commercial and mixed-use areas of downtown Mendota.
 » Explore the costs and benefits of establishing an economic development or housing redevelopment 

authority (EDA/HRA).
 » Encourage and support redevelopment of downtown Mendota in accordance with Chapter 5: Downtown 

Development Strategies.

Goals and Policies

Employment within the City of Mendota is estimated to grow to 300 jobs by 2040, this is an increase of 10 jobs. It is 
anticipated that most of these will be related to increased retail and service sector jobs in existing commercial areas 
or redevelopment areas along the major thoroughfare. These positions could be filled by residents or by regional 
workers in nearby cities.

Forecast Year Population Households Employment

2010 198 78 270

2020 220 90 290

2030 260 110 300

2040 280 130 300

Source: Metropolitan Council
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Economic Indicators
The economy plays a central role in maintaining the vitality and quality of life within Mendota. A healthy economy 
creates good paying jobs, providing economic opportunities to all citizens. The economy also supports the tax 
base, providing for schools, public safety, fire protection, parks, roads and many other facilities and services.

The following infographics, from ESRI Business Analyst, shed some further light on current economic conditions 
in the City of Mendota. According to 2017 economic estimates the community has low unemployment, a majority 
of workers are white-collar, and 98% of the population has at least a high-school education. According to ESRI, 
there are an estimated 13 businesses within the City and 202 full or part-time employees living in the City. 

Source: ESRI Business Analyst
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Source: Metropolitan Council

Source: Metropolitan Council
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The subjects of growth and redevelopment are discussed in Chapter 4: Land Use and Chapter 5: Downtown  
Development Strategy but it is important to reiterate that as a nearly completely developed suburban community 
that is surrounded on all sides by incorporated cities Mendota will need to look towards infill development and 
redevelopment to facilitate new businesses growth within the community. In order to plan for and assist economic 
development the City has prioritized downtown as the best opportunity for commercial infill and redevelopment  
The City developed a Future Development Scenario for Downtown Mendota that is detailed in Chapter 5: 
Downtown Development Strategy.

There has been interested in redeveloping property in Downtown Mendota and that interest is likely to grow due to 
the location and potential for profitable reinvestment. The community as a whole can benefit from reinvestment in 
Downtown Mendota because increasing  the density of residential development (as part of mixed-use development-
ground floor commercial development) and increasing the intensity of economic activity Downtown will result in:

• An increase property values and property tax revenues to the City
• An increase the number of households and utility consumers without negatively affecting existing housing 

development
• Additional retail sales tax revenues and additional consumer traffic

Additionally, reinvestment in Downtown - as a currently fully developed area - has the unique potential to not 
burden the City or investor with the costs of infrastructure improvements because utilities and access to property 
already exists Downtown. The community should support reinvestment in Downtown that:

• Increases the value of property because opportunities for further development are scarce; 
• Provides ground floor/street side commercial development that increase consumer traffic to the Downtown 

area and business;
• Replaces surface parking adjacent to right-of-ways with buildings (off-street parking in rear) and commercial 

activity;
• Provides for upper story housing;
• Improves the character of the community and does not negatively impact the historic properties and 

environmentally sensitive ares adjacent to Downtown. 

Downtown Redevelopment
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As a community within the Metropolitan Urban Service Area the City of Mendota is required to identify 
employment locations and provide a measurement of intensity of planned land use.  This Comprehensive Plan’s 
2040 Future Land Use Map and associated forecast are located in Chapter 3 and detail the locations within the City 
guided for commercial use. The net acreage for commercial land by planning period in the Employment-Bearing 
Land Use Intensity table below shows the Mendota’s projected Employment-Bearing Land Use Intensity. Using the 
Metropolitan Council’s guidance on how to provide measurements of intensity of employment, it is estimated that 
the City has guided enough land towards employment bearing uses through 2020, 2030, and 2040 to support the 
estimated number of jobs forecasted by the Metropolitan Council. 

Employment-Bearing Land Use Intensity
2010 2020 2030 2040

Land Use 
Category

FA
R AVG SQFT 

Per Job

N
et A

cres

Floor 
Area 

Estimate 
(SQFT)

Employment 
Capacity 
Estimates

 N
et A

cres

Floor 
Area 

Estimate 
(SQFT)

Employment 
Capacity 
Estimates

N
et A

cres

Floor Area 
Estimate 
(SQFT)

Employment 
Capacity 
Estimates

N
et A

cres

Floor 
Area 

Estimate 
(SQFT)

Employment 
Capacity Esti-

mates

Mixed Use 
Commercial .45 600 9 182,299 304 9 182,299 304 9 182,299 304 9  182,299 304

Totals 9 182,299 304 9 182,299 304 9 182,299 304 9 182,299 304

Metropolitan Council Employment 
Forecasts 270 290 300 300

Employment-Bearing Land Use Intensity
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Goals 
 » Protect environmental systems from unnecessary impacts of future growth and redevelopment activities.
 » Maintain and enhance the natural amenities of the City for future generations to enjoy.
 » Protect the limited water resources of the City to promote aesthetic qualities, natural habitat areas and 

ground water recharge.
 » Maintain and enhance the storm water drainage system in the City and improve the quality of storm water 

runoff.
 » Continue efforts to reduce excessive inflow and infiltration in the municipal and private sanitary sewer 

systems.

Policies
 » Enforce all local and state regulations for activities occurring in naturally or environmentally sensitive 

areas.
 » Restrict or prohibit development on wetlands and other natural features that serve important environmental 

functions.
 » Enforce development standards consistent with soil suitability, slopes, ground water tables and aquifer 

sensitivity.
 » Enforce development standards consistent with the Wetland Conservation Act.
 » Require that new storm water ponds meet the applicable design standards of the National Urban Runoff 

Program (NURP). 
 » Enforce erosion and sedimentation control standards consistent with the MPCA’s “best management 

practices”.
 » Evaluate cost effective options to modify existing ponds to enhance water quality.
 » Enforce existing City Ordinances that prohibit discharge from sump pumps, foundation drains and rain 

leaders to the Sanitary Sewer System. 
 » Adopt and ordinance that requires disconnection of existing foundation drains, sump pumps and roof 

leaders from the Sanitary Sewer System .

Goals and Policies
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Wastewater
Wastewater  Infrastructure and Management 
A sewer system was constructed in Mendota in 1985 in response to concerns that on-site disposal systems serving 
the city could contaminate well water, as well as pollute groundwater and surface water runoff. Mendota’s sewer 
system is served by Interceptor #8360 and Lift Station L-61, with wastewater flowing to the Metropolitan Wastewater 
Treatment Plant. Lift Station L-61 is designed for a capacity of 6.6 million gallons of wastewater each month. The 
city’s wastewater flows into the sewers averaged slightly more than 700,000 gallons each month. The city accepts 
the Metropolitan Council’s forecasts and has created this comprehensive plan to accommodate the forecasts. 
The Metropolitan Council’s forecasts of population households and employment for individual communities are 
connected, in part, to the capacity of the region’s wastewater treatment plans to handle growth in the future. The 
City creates sewer bills based-off of quarterly MCES bills. The City utilizes a list of users connected to the system 
to evenly split the cost. St. Peter’s Church is the only user contributing to the City’s wastewater system. The City of 
Mendota provides the City of Mendota Heights with each quarters total use statement from MCES and Mendota 
Heights calculates the reimbursement that they provide to the City of Mendota. No other formal agreement is in 
place.

Mendota's growth during the next 20 years is expected to occur primarily along Highway 13, the city's Main Street, 
with existing commercial, industrial and residential uses. Because of the terrain of the city south of Highway 13, 
very little growth is expected in the residential area of the city. The lift station serving the city has sufficient capacity 
to handle the additional growth described in the Metropolitan Council forecasts of population, households and 
employment. Currently, approximately 10 percent of the city's sewer capacity is being used.

On-Site Sewage Treatment
Currently, only three residences continue to be served by on-site sewage systems. Minnesota statutes require that 
each community with on-site sewage systems included in the comprehensive plan (a) a program for managing 
their operations and (b) standards for issuing permits for new on-site sewage systems. Dakota County oversees the 
ISTS management program to track on-going maintenance of the three remaining ISTS until they are connected 
to the local sanitary sewer system. The City of Mendota’s City Code section 304 specifies regulation of individual 
sewer systems and adopted the Dakota County Ordinance. 

Source: Metropolitan Council
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Inflow/Infiltration (I/I)

Inflow and Infiltration (I/I) refers to water entering the sanitary sewer system from unintended sources. The water 
is typically clear, that is, not requiring treatment at the same level as wastewater. Inflow is runoff from rain events 
that drains directly into the sanitary sewer from such sources as storm sewer cross connections, foundation drains, 
sump pumps and open manholes. It generally appears as a dramatic spike in the sewer flow during and immediately 
after rain or a snow melt event and is a short duration. Infiltration refers to groundwater that enters the sewer system 
through open pipe joints, leaking manhole walls, and cracked or broken pipe. This is also highlighted in rain and 
snow melt events, but the rise in flow is delayed and flow rates can remain elevated for longer periods. The existing 
sources of I/I in the city are manhole covers and broken pipes. Typically these problems are fixed whenever street 
reconstruction projects take place. There are very little manholes and miles of sewer pipe throughout the City. 

The efficiency of the sanitary sewer system can be diminished if outside sources of water are permitted to enter the 
sanitary sewer network, and if left unchecked can be costly for communities for a variety of reasons ranging from 
unnecessary chemical treatment or capacity issues of the system. There is small susceptibility of the system from 
the three private individual sewage treatment systems in the City, there is some regulation of these within the City’s 
ordinance in terms of I/I prevention. MCES establishes I/I goals for each community that discharges wastewater 
to the regional collection system. These goals are based on average flows, adjustments to community growth and 
I/I mitigation peaking factors.

Excessive I/I in sewer systems create multiple problems:
• Expensive treatment of clear water
• Reduced interceptor capacity
• Water quality
• Less recharge to aquifers

I/I Reduction Strategy
Removing I/I from the sanitary sewer system requires a continuing program of replacement, inspections, 
maintenance, and repairs. The sanitary sewer system is no different than other infrastructure types. As with streets, 
every year the condition of the sewer system degrades. Cracks form, joints leak, and infiltration increases. If the 
existing system is left alone, it will only continue to deteriorate and become worse. The reduction strategies consist 
of  the city starting to televising all pipes every three years to determine necessary repairs and fix all deficiencies 
found. to further eliminate I/I from the area. The City will also perform open manhole inspections. 

Reduction of I/I also includes eliminating clearwater sources from private properties. It is  partially addressed in 
the City Code as it prohibits the discharge of clearwater to the sanitary sewer system. The City will revise the City 
Ordinance to be more specific in require disconnection of prohibited discharge upon discovery. 

Chapter 3 Utilities, Section 303.71 Discharge of Surface Water. Etc. - No person shall discharge or cause to be 
discharged any storm water, surface water, ground water, cooling water, or unpolluted industrial process waters into 
any sanitary sewer. No rain spout or other form of surface drainage and no foundation drainage shall be connected 
with nay sanitary sewer. 
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Existing I/I Analysis

The City of Mendota sanitary sewer system includes 1.2 miles of gravity sewer, 1 lift station, and 0.3 miles of 
Metropolitan Council Interceptor. The existing sanitary sewer system is shown on page 6-5. There are three 
individual sewage treatment systems within Mendota, there are no current activities that the City performs to 
determ the extent of I/I on these properties with individual treatment systems. The system collects and conveys 
the City’s wastewater to Metropolitan Council Environmental Services (MCES) Interceptor 8360. Based on per 
capita evaluation, Mendota’s peak daily flow of 90 gpcd is well below the 125 qpcd threshold identified by MPCA 
for excessive I/I. Approximately 59% of the housing in the City was constructed before 1970. The only evaluation 
of the pre-1970 era housing is that the City’s sewer system was built in 1985 therefore the older housing has been 
fitted for updated pipes. There are three properties on private services this has a limited impact on I/I.

I/I Work Completed
The City has not completed any regular I/I work projects. The City invests approximately $5,000 dollars each year 
in sanitary sewer improvements to the sewer fund, which will assist in a long-term reduction of I/I.

I/I Cost Effectiveness

It is important to consider the cost effectiveness of I/I reduction programs. Effectiveness in reducing I/I rates 
has varied in the past. Mendota does not have a significant I/I problem as the system is relatively new. It is also 
common for there to be very little actual reduction in I/I flow. It is difficult to say that all of the potential I/I sources 
could not be immediately identified and rehabilitated. The I/I defects that are rehabilitated will reduce treatment 
costs, but additional previously-unidentified sources may become active, suggesting that the removal was not 
completely effective.

Infiltration, as opposed to inflow, is difficult to remove because the groundwater can enter any crack in manholes, 
sewer pipes, joints, and service lines. When a crack is repaired, the water may enter through another one further 
upstream. Each repair makes it more difficult for water to enter, but it is not possible to eliminate all infiltration. 
If nothing is done in terms of maintenance and repair, pipes and manholes will continue to deteriorate, increasing 
the amount of groundwater entering the system.  Maintenance is important regardless because, I/I certainly will 
not increase as quickly as it would if nothing had been done.

Therefore, while a definitive answer to the question of how much I/I will be removed from the sewer system 
cannot be answered.  The maintenance program is needed as much for future I/I prevention as it is for current I/I 
reduction. No programs for I/I reduction will ever eliminate all of the clearwater from the sanitary sewer system.

Schedules and funding remain to be determined, but it is expected that existing utility fees might need to be 
increased or outside funding would need to be acquired for new improvement initiatives. 

Implementation

Mendota is landlocked and fully built out. Therefore the primary sanitary sewer improvements consist of 
maintaining the existing infrastructure. As mentioned previously throughout this chapter, the City will start the 
televising of pipes, and will continue to seek improvement in reducing potential I/I during all street reconstruction 
and infrastructure projects. 
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Surface Water Resources
Surface Water Resources 
Mendota is significantly impacted by the adjacent Minnesota River. There is also one small pond in Mendota.  
The Minnesota River is  responsible for all shoreland designations, floodplains, protected waters and protected 
wetland areas in Mendota. As a fully developed community, storm water drainage systems are generally in place. 
Land disturbance activities are generally limited to redevelopment projects and road reconstruction projects. As 
Mendota continues to mature, the focus on water resources will be to monitor, maintain and modify existing storm 
water control mechanisms and to improve the water quality of runoff. 
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As a natural feature, the Minnesota River  contributes to the aesthetics of the community and provides recreational 
opportunities.

Each lake, wetland and stream plays an integral role in the City’s water resource management by serving as storage 
basins for storm water during storm events and providing natural filtration for stormwater runoff. The The northern 
part of the City of Mendota is in a FEMA 100 year floodplain. This causes the potential or the risk for flooding due 
to overflow of the river, but it may decrease the risk for flooding with heavy rainfall.
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Surface Water Management
Surface Water Management 
The City will continue to enforce Section 809 of their code, Storm Water Management. Section 809, in conjunction 
with the City’s zoning and subdivision regulations, establishes land use regulations, restrictions, and guidelines to 
protect groundwater resources within Mendota.

The purpose of the code is to promote, conserve and enhance the natural resources through minimizing pollution. 
The code also aims to protect natural resources from adverse effects occasioned by poorly sited development or 
incompatible activities.

Source: Metropolitan Council
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Water Supply Resources    
Municipal Water Supply 
Mendota does not have a municipal water supply system. It receives its water from two sources -- wells on individual 
properties and the City of St. Paul. The City of St. Paul, under an agreement with Mendota dated February 1995, 
supplies the city with water for fire protection and for a small portion of its water supply. Water supplied by St. 
Paul is brought into the city by an 8-inch main in the Highway 13 right-of-way. The primary water main, and 
two extensions from it, were constructed using Community Development Block Grant (CDBG) funds through 
the Dakota County Housing and Redevelopment Authority (HRA); the purpose of the grants was to provide fire 
protection to low and moderate-income households. The primary water main runs along Highway 13.

One extension runs roughly parallel to Highway 62, providing fire protection to residences along the top of the 
bluff at the south end of the city. The second extension, constructed during the summer of 1998, provides fire 
protection to residences in Lowertown. It runs along G Street, between Second and Third Streets, and along Third 
Street, between G and E Streets. With the construction of the extension into Lowertown, all residences, except 
for four houses along Highway 13 east of the downtown area, have a water supply for fire protection. There is a 
concept plan for two additional extensions of the water main. One extension would run from Lowertown to the 
top of the ridge at the south end of city, connecting two existing water mains. The other would continue eastward 
along Highway 13, beyond the downtown area, to serve four additional houses. Additional CDBG funding for 
these extensions is uncertain, however.

Water pressure is sufficient for fire protection and to serve the city’s needs. At the lowest elevation in the water 
main system, the pressure is approximately 150 gallons per square inch (psi); regular water main pressure ranges 
from 40-80 psi. The system can supply 1,000 gallons of water each minute. St. Paul water officials indicate that, in 
addition to fire protection, the primary water main has the capacity to serve approximately 100 households, or 
their equivalent. (Some businesses, such as retail stores, might use less water than a household, while others, such 
as restaurants will use more.)

Individual properties can connect to the water main, although fewer than a half-dozen businesses and households 
have done so. When properties do connect to the water main, the City of St. Paul installs and maintains all water 
meters, reads the meters and bills customers. There is one drawback to Mendota’s water main system. The most 
efficient water distribution system generally depends on loops in a network of mains that allows for a continuous 
flow of water. When a system is designed in this way a minimum number of water users would have to be without 
service when repairs are done. In addition, water in low flow mains is less likely to become stagnant. Mendota’s 
water main system does not provide a network of loops; rather, it has one primary water main, running along 
Highway 13 from its juncture with Highway 55 and dead ending on Highway 13 at the east end of the city.

Water to all other properties in Mendota is obtained from individual wells.

Under Minn. Statute 103G.291, a Water Supply  Plan (WSP) is required for all public water  suppliers serving more 
than 1,000 persons.  Twin Cities Metropolitan Area communities. In addition, they are a required component of 
all Twin Cities Metropolitan Area community  comprehensive plans.

Saint Paul Regional Water Services (SPRWS) provides water for almost all Mendota residents, businesses, and 
institutions. An update to the SPRWS Water Supply Plan was completed in 2016, and is hereby adopted by reference 
as part of Mendota’s Comprehensive Plan.



8-13

Augusta

Lilydale

Mendota

Mendota
Heights

St. Paul

Municipal Public Water Supply System Interconnections and Management Areas

0 0.25 0.50.125

Miles

City of Mendota, Dakota County

Special Well and Boring Construction Areas (MDH)

The community's most recent local water supply plan reports that the
public water supply system has no interconnections

The community's most recent local water supply plan reports that the
public water supply system has one or more interconnections

North and East Metro Groundwater Management Area (DNR)

Drinking Water Supply Management Area for Minneapolis/St. Paul

Moderate to Highly Vulnerable Drinking Water Supply Management
Areas (MDH)

County Boundaries

City and Township Boundaries

Open Water Features

NCompass Street Centerlines



8-14 | Mendota 2040 Comprehensive Plan



1

Resilience

9



9-2 | Mendota 2040 Comprehensive Plan

Goals and Policies  9-3
Environment   9-4
Solar Resorces   9-5

Contents



9-3

Goals 
 » Mitigate the potential negative impacts of climate change on the community.
 » Promote education and awareness regarding hazards and risks in the community.
 » Protect and develop access to direct sunlight for solar energy systems.

Policies
 » Promote land use and development patterns that support achieving Minnesota’s adopted greenhouse gas 

emissions goals.
 » Support the inclusions of  additional storm water management capacities to account for changing rainfall 

patterns.
 » When forewarning is possible the City will strive to keep citizens apprised of the situation and possible 

outcomes during flooding, snow storms, and other naturally occurring hazards.
 » The City will collaborate with local agencies and organizations to inform the community about disaster 

preparedness, especially including evacuation procedures in flood-prone areas and the location of public 
shelters.

 » The City encourages private disaster preparedness, including resilient building practices and materials, 
establishment of disaster response, recovery plans by families and businesses, and maintenance of emergency 
kits and supplies as recommended by the Federal Emergency Management Agency (FEMA).

 » The City encourages and will implement programs to support participation in the National Flood Insurance 
Program (NFIP) and hazard proofing of residences and businesses.

 » The City will commit to the safe development of public facilities, and will evaluate the feasibility of re-siting 
and upgrading facilities to mitigate potential hazard.

 » The City will plan for the effective delivery of emergency services and basic human needs in the event of a 
worst case scenarios, such as catastrophic flooding, wind damage from tornados, or large snowfall events.

 » The City recognizes the potential for a disaster causing impacts beyond the City’s capacity to respond, and 
will maintain procedures to request  timely assistance from neighboring communities and County and State 
government.

 » Encourage residential solar development that maintains community character.
 » Encourage investment in electric grid infrastructure and solar development that makes electric service more 

reliable and resilient to weather-related disruptions.

Goals and Policies
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Environment
Infrastructure and Environment 

Climate change has the potential to have major impacts on urban infrastructure and environmental assets. 
Increased precipitation may require additional on-site capacity to manage storm water, and off-site infiltration 
and storage to free capacity on storm water conveyance systems. Community forests will help mitigate urban heat 
island effect. Multi-modal transportation networks will reduce greenhouse gas emissions from mobile sources and 
diversify travel options for local residents. Integrated electric distribution grids will enable full use of local energy 
efficiency and renewable energy systems. Natural resource design standards will make natural systems and eco-
systems more resilient to development.

Source: FEMA.gov
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Solar Resource Potential and Protection 

The City of Mendota recognizes 
the importance of protecting ac-
cess for solar collectors from  po-
tential interference by adjacent 
structures and vegetation. Deci-
sions regarding development will 
be made on the basis of not pre-
cluding the possible future devel-
opment and  use  of  solar  energy  
systems.  

Provisions  within  the  City’s  Code 
establish the regulatory basis for 
this protection. These controls pri-
marily include solar orientation, 
structure separation and height 
restrictions.
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Gross Solar Potential
(Watt-hours per Year)

The gross solar potential and gross solar rooftop potential are expressed in megawatt hours per year (Mwh/yr), and 
these estimates are based on the solar map for your community. These values represent gross totals; in other words, 
they are not intended to demonstrate the amount of solar likely to develop within your community. Instead, the 
calculations estimate the total potential resource before removing areas unsuitable for solar development or factors 
related to solar energy efficiency. The gross solar generation potential and the gross solar rooftop generation poten-
tial for your community are estimates of how much electricity could be generated using existing technology and 
assumptions on the efficiency of conversion. The conversion efficiency of 10% is based on benchmarking analyses 
for converting the Solar Suitability Map data to actual production, and solar industry standards used for site-level 
solar assessment.

[Type here]

CITY OF MENDOTA

The Metropolitan Land Planning Act requires that the Comprehensive Plan shall contain “an element for the 
protection and development of access to direct sunlight for solar energy systems.” The following needs to
be included in your 2040 Comprehensive Plan Update for it to be considered complete:

• This calculation of your community’s solar resource, along with your community’s Solar Suitability
Analysis Map, also available on your Community Page.

• A policy or policies relating to the development of access to direct sunlight for solar energy systems.
• Strategies needed to implement the policy or policies.

Please refer to the Resilience plan element of the Local Planning Handbook to learn more about the 
requirements for solar resource protection and development for the 2040 Comprehensive Plan Update.

Gross and Rooftop Solar Resource Calculations

The gross solar potential and gross solar rooftop potential are expressed in megawatt hours per year
(Mwh/yr), and these estimates are based on the solar map for your community. These values represent 
gross totals; in other words, they are not intended to demonstrate the amount of solar likely to develop
within your community. Instead, the calculations estimate the total potential resource before removing areas
unsuitable for solar development or factors related to solar energy efficiency.

The gross solar generation potential and the gross solar rooftop generation potential for your community are
estimates of how much electricity could be generated using existing technology and assumptions on the 
efficiency of conversion. The conversion efficiency of 10% is based on benchmarking analyses for
converting the Solar Suitability Map data to actual production, and solar industry standards used for site-
level solar assessment.

Please contact your Sector Rep if you have any questions. Your community totals are shown in the table below:

1 There are a few communities where generation potential calculations could not be produced. There are areas within some 
maps where data was unusable. These areas were masked and excluded from gross rooftop potential and generating potential
calculations.

2 In general, a conservative assumption for panel generation is to use 10% efficiency for conversion of total insolation into electric 
generation. These solar resource calculations provide an approximation of each community’s solar resource. This baseline 
information can provide the opportunity for a more extensive, community-specific analysis of solar development potential for both
solar gardens and rooftop or accessory use installations. For most communities, the rooftop generation potential is equivalent to
between 30% and 60% of the community’s total electric energy consumption. The rooftop generation potential does not
consider ownership, financial barriers, or building-specific structural limitations.

Community1 
Gross Potential 

(Mwh/yr 
Rooftop Potential 

(Mwh/yr) 
Gross Generation 

Potential (Mwh/yr)2 
Rooftop Generation 
Potential (Mwh/yr)2 

Mendota 171,713 13,525 17,171 1,352 

June 2017

Solar Resources

Source: Metropolitan Council
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Goals and Policies
Goals 

 » Support a transportation system that meets the needs of residents and facilitates revitalization of the city’s 
economic base.

 » Support a transportation system that is consistent with the goals of the Metropolitan Council's and 
Minnesota Department of Transportation’s and system plans.

 » Support a multi-modal transportation system that provides for safe and convenient movement of vehicles, 
pedestrians, and bicyclists.

Policies
 » Establish a program for repair of local streets.
 » Collaborate with the Minnesota Department of Transportation to provide crosswalks, bike trails, and 

landscaping along Highway 13 to improve the pedestrian environment and attractiveness of the corridor 
for residents, businesses and reinvestment.

 » Establish a program of access management in connection with the redevelopment of properties along 
Highway 13.

 » Collaborate with existing businesses to organize the off-street parking lots so that parking spaces are 
efficiently arranged.

 » Devise a parking plan that can be incorporated into a program of downtown revitalization.
 » Require that developers of any proposed structure 200 feet above ground level notify the Federal Aviation 

Administration and the Minnesota Department of Transportation (Aeronautics) of the potential to affect 
navigable airspace.

 » Require that a developer of any proposed structure exceeding the height limits established in the MSP 
Zoning Ordinance must apply for a variance to the MSP Zoning Ordinance with the Board of Adjustments 
and the Mendota City Council.

 » Work with Metro Transit to establish transit access on the north side of the TH110/TH 55 intersection.
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Transportation Analysis Zones

The Metropolitan Council conducts research on travel behavior and forecasts future transportation conditions as 
a result of regional growth. They maintain a regional travel demand model. The geographic unit for this analysis is 
the transportation analysis zone, or TAZ. While they allocate a portion of the forecasted regional growth to each 
community, the distribution of that growth within each community depends on local land use decisions. The ask 
each community to allocate forecasted future growth of population, households, and employment to each TAZ, 
reflecting the community’s land use planning efforts.

The table below and map to the right identify the City’s 2 TAZ zones and details the forecasted growth of popu-
lation, households and employment for the City of Mendota through 2040. Mendota’s Future Land Use Map for 
2040, located in Chapter 4 of this plan, allocates corresponding residential and commercial growth to areas acces-
sible by the TAZ’s existing and planned major roadways and transit corridors.  

As a landlocked City, serviced by one State Highway, the Metropolitan Transit (Bus) System, and a nearby airport 
the City’s future growth in all areas will be a combination of infill development and redevelopment. The City is 
planning for development within their existing boundaries. Any of development will be well served by existing as 
well as planned roadway and transit improvements.

TAZ Zone Population Households Employment Population Households Employment Population %  Households %  Employment %  Population Households Employment Population %  Households %  Employment %  Population Households Employment Population %  Households %  Employment % 
402 198 78 270 220 90 290 22 11.1 12 15.4 20 7.4 260 110 300 40 18.2 20 22.2 10 3.4 280 130 300 20 7.7 20 18.2 0 0.0
411 0 0 0 0 0 0 0 0.0 0 0.0 0 0.0 0 0 0 0 0.0 0 0.0 0 0.0 0 0 0 0 0.0 0 0.0 0 0.0
Totals 198 78 270 220 90 290 22 11 12 15 20 7 260 110 300 40 18 20 22 10 3 280 130 300 20 8 20 18 0 0

Growth by TAZ 2030‐2040
Mendota Transportation Analysis Zone Forecasting ‐ Population, Housholds and Employment

2010 2020 Growth by TAZ 2010‐2020 2030 Growth by TAZ 2020‐2030 2040

Table 10.1 | Transportation Analysis Zone Forecasting
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402 198 78 270 220 90 290 22 11.1 12 15.4 20 7.4 260 110 300 40 18.2 20 22.2 10 3.4 280 130 300 20 7.7 20 18.2 0 0.0
411 0 0 0 0 0 0 0 0.0 0 0.0 0 0.0 0 0 0 0 0.0 0 0.0 0 0.0 0 0 0 0 0.0 0 0.0 0 0.0
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Roadways
Roads are classified in a system that determines what function each should serve for example, a major highway for 
regional traffic, an arterial through a city's business district and a local street in a residential neighborhood. Once 
the function of specific road, is determined, such design features as road widths, speed limits, intersection control 
and access are determined. The functional classification of roads are also useful in crafting land use and develop-
ment guidelines, to ensure that they are compatible with each other.  Briefly, the functional classification includes: 

Principal Arterials - These are interstate freeways or major highways with 
limited access.  Principal arterials provide connections between the region 
and other parts of the state and county, as well as between major commercial-
industrial centers within the region.

Minor Arterials - These roads provide several types of connections between 
the region and towns outside the region, between major commercial-
industrial centers within the region, between a city's central business district 
and regional business centers. Minor arterials primarily provide mobility and 
access generally is limited to commercial-industrial land uses.

Collector Streets - These streets connect neighborhoods and smaller business 
centers, and neighborhoods with each other.  They also supplement minor 
arterials that serve regional business centers.  Collectors generally are 
connected to minor arterials.

Local Streets - The primary purpose of local streets is access to individual 
parcels of land.  Local streets connect to other local streets and to collectors.  
In some cases, they will connect to minor arterials.
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Mendota, although a small city, is linked to a bustling metropolitan area by its proximity to major transportation 
corridors. The two key highways serving Mendota are Highway 13, the city's "Main Street," and Highway 62, 
which lies south of the city and provides links to Highway 55 and to the Mendota Bridge.  The Mendota Bridge, 
reconstructed and reopened in 1994, crosses the Minnesota River immediately west of the city, linking it to the 
central and western parts of the metropolitan area.  Interstate 35E, approximately one mile east of the city, provides 
access to the eastern parts of the metropolitan area.

Both Highways 110 and 13 are under the jurisdiction of the Minnesota Department of Transportation. TH 62 
contains two eastbound and two westbound lanes. Highway 62 is a principal arterial and Highway 13 through 
Mendota is a collector. Other streets in Mendota are classified as local streets and are under the city’s jurisdiction. 
The figure below depicts the road system serving Mendota and its functional classification.

Existing Transportation System
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Traffic along Highway 13 
includes both residents 
from Mendota and the 
neighboring communities 
of Lilydale and Mendota 
Heights and customers 
coming to businesses in 
downtown Mendota. In 
addition there are vehicles 
simply passing through the 
city. Because the highway 
right-of-way through 
Mendota is relatively 
wide, approximately 80 
feet at mid-block, and 
because there are few 
identifiable destinations 
in the downtown area, 
traffic often tends to speed 
through the city, creating 
an unsafe situation for 
pedestrians and bicyclists, 
as well as vehicles driving 
in and out of driveways 
along Main Street. 
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Local Streets

Lower D Street - The street runs one-way: it is too narrow to allow traffic in two directions. The pavement is 
marked with potholes and other signs of deterioration. Heavy rains drain the bluff above the street, which has 
washed out some of the pavement.

Fourth Street - This narrow street, like Upper D and Lower D Streets, winds upward from Lowertown. There are 
steep slopes on both sides of the road. Deterioration of the pavement is caused, in part, by drainage problems 
connected to the topography of the city.

G Street - The pavement on this street, the only one in poor condition that is on relatively flat terrain, is deteriorating.

The poor condition of these three streets can be attributed to two factors. The pavement of the streets is old and, 
consequently, beyond its useful life.  Secondly, the drainage problems and the lack of an efficient drainage system 
allow runoff from the hillsides to erode the roadbed.

Main Street
Highway 13 is Mendota's Main Street, where commercial and industrial enterprises are located.  The highway, 
classified as a collector, was constructed in the 1930’s. A portion of the highway, southwest of the Sibley House 
Historic Site, was realigned and reconstructed in 1986 as part of the reconstruction of the Mendota Bridge and 
the intersection of Highways 110 and 55 southwest of the city. Main Street was recently upgraded to include paved 
sidewalks on both sides of the road. 

Mendota's downtown district has evolved serendipitously since the days of Henry Sibley, when the city was part 
of a military reservation connected to Fort Snelling and the location of a fur trading post. One result of that 
serendipitous growth is the piecemeal development of properties along Main Street and, as a result, the number 
of driveways onto the highway. Along Main Street, there are 16 driveways in an approximately half-mile stretch of 
highway. 

Access management is a transportation planning technique that has several objectives, including:
 » Improving safety along streets and highways.
 » Reducing congestion and other traffic problems.
 » Providing property owners with safe and efficient access to and from the road.
 » Making pedestrian and bicycle travel safer.
 » Postponing or avoiding costly highway improvements.
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Transit

Mendota is not served by existing Metro Transit routes, nor are there transit facilities in the city. Regardless, 
the city is within the Metropolitan Transit Taxing District and is included in Market Area III and IV.  The 
nearest transit route runs through Mendota Heights, as well as West Saint Paul and St. Paul.  Service options for 
Market Area III include peak-only express, small vehicle circulators, midday circulators, special needs paratrasit  
(ADA, seniors), and ridesharing. Dial-a-ride service for the general public as well as for seniors and persons with 
disabilities is provided by Dakota Areas Resources and Transportation for Seniors (DARTS). ADA paratransit 
service is also provided by Metro Mobility. 

It is unlikely, even if growth forecasts are realized, that Mendota would have sufficient residents or employees to 
warrant the rerouting of transit through the city. However, the city does desire access to transit on the north side 
of the TH 55/TH 62/TH 13 intersection.  Currently, Mendota residents need to walk across the TH 62/TH 55 
intersection to access a Metro Transit bus in Mendota Heights.

Trail System
There is a web of regional trails intersecting Mendota or connecting with trails that run through the city.  Two of 
those trails potentially provide bicycle and pedestrian transportation for Mendota residents and for those living 
and working in northwestern Dakota County, southwestern Ramsey County and southeastern Hennepin County.  

The Big Rivers Regional Trail begins in Lilydale and extends 4.2 miles southwesterly to Mendota Heights. It was 
built on an abandoned railroad right-of-way. Its route through Mendota runs roughly parallel to the city’s Main 
Street, Highway 13, separating the residential area to the south from the downtown area to the north. Currently, 
trail users get onto the trail at two places in Mendota -- where it intersects Highway 13 at the east end of the city 
and where it intersects D Street, about one block south of the Sibley House Historic District. There is a trailhead 
with parking facilities at the trails intersection with Highway 13. South of Mendota, the trail splits into two forks, 
one going eastward to the intersection of Highway 13 and Pilot Knob Road and the other going southward to a 
trailhead at an historic WPA work camp near Mendota Heights Road. 

There is a bicycle trail over the Mendota Bridge, which crosses the Minnesota River and links Dakota and Hennepin 
Counties. Currently, the Mendota Bridge trail connects directly with the Big Rivers Regional Trail immediately 
south of Mendota’s boundary. Nearby, northeast of the point where the Mendota Bridge passes over Highway 
13, lies a parking lot owned by the Minnesota Department of Transportation, providing public parking for the 
trail and the Sibley House Historic Site. On the western side of the river, the bicycle trail enters the Fort Snelling 
Historic District and ends at the interpretative center for Fort Snelling State Park.  These trails, in turn, connect 
with others in the sub region, providing both transportation and recreational opportunities.
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Aviation
Mendota does not have an aviation facility within its boundaries. The city is approximately two miles east 
of Minneapolis-St. Paul (MSP) International Airport. MSP Airport 2010 long-term comprehensive plan was 
completed in 1995.  The noise contours associated with the new runway were updated and Mendota is no longer 
within Safety Zone C or Noise Zone #4, except for a small portion of Lake Augusta where no development is 
allowed. Noise Zone #4 is described as a transitional area where aircraft noise exposure is considered moderate.  
Aircraft noise is in the 60-65 DNL range and is primarily related to takeoffs. This noise zone is considered 
transitional because potential changes in airport operating procedures could raise or lower aircraft noise. 

Mendota is located within the 1.5 mile Airspace Zoning Limit where maximum construction heights (without a 
zoning permit) have been defined.  The maximum construction heights within Mendota range from 90 to 250 
feet, which exceed the maximum heights allowed in Mendota.  If anyone proposes a structure that exceeds the 
height limits established in the MSP Zoning Ordinance or city code, they must apply for a variance to the MSP 
Zoning Ordinance with the Board of Adjustments and the Mendota City Council.  

Mendota in Relation to MSP International Airport
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Freight
There are nearby state highways that service freight, but freight transportation through the City is not common. 
When it does happen, it happens through the downtown, on highway 13. This diminishes the character of the 
downtown. There are two existing abandoned railroad tracks in Mendota, and there is one functional rail line on 
the north side of Mendota.
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Roadway Issues
Condition of Local Streets

Repair of streets in poor or relatively poor condition involves more than simply pavement resurfacing or 
replacement. Long-term repair of the streets is connected to correction of the drainage problems. The repairs most 
needed on four of the city's local streets include: 

• Upper D Street – street widening; pavement to replace the gravel surface; installation of guardrail on the 
downhill side of the road and, storm drainage on the uphill side.

• Lower D Street – replacement or resurfacing of the pavement.
• Fourth Street – street widening; storm drainage.
• G Street – resurfacing.

Highway 13

Highway 13, as now designed and used, is a state highway passing through the city. It is not a part of Mendota and 
the lives of its residents and businesses.  The highway does not function as a Main Street and as an integral part of 
the community.  Strategies to transform the highway into a Main Street could include the following:

• Discussions with the Minnesota Department of Transportation on a program that would enable the city to 
exercise more discretion over the design of Highway 13 and how it functions. This would enable Mendota 
to revitalize its business district, thus serving the needs of residents and attracting patrons to businesses 
that strengthen the economy of the city. Currently, the design and the function of the road serves only 
traffic passing through at a relatively high rate of speed. It does not allow for bicycle traffic, nor does it 
encourage motorists to patronize Main Street businesses.  

• A program of access management in connection with redevelopment of properties along Highway 13.
• Providing designated crosswalks, with signage and/or stop signs, at selected locations. Residents and people 

coming to Mendota’s businesses would be able to cross from one side of Main Street to the other. Without 
crosswalks, and with a highway right-of-way that is wider than needed for two lanes of traffic, the two sides 
of Main Street are too separated from each other to be part of an integrated downtown area. Two possible 
locations for crosswalks include city(1) at D Street on the west end of city, connecting the residential area 
of city with the Sibley House Historic Site and, (2) mid-block.
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Parking and Access Management Issues
Strategies

• Strategies for deciding which land uses (commercial, industrial or residential) should be located at a 
given location in a downtown area, so that similar businesses are clustered near each other. This enables 
customers, for example, to park once to shop or do errands, without driving to individual stores or offices, 
thus reducing driving time, air pollution from vehicles, safety hazards to pedestrians and bicycle riders and 
the need for large amounts of parking.  In Mendota, a land use strategy could include the following:

• Locating commercial businesses catering to visitors to the Sibley House Historic Site on both sides 
of Main Street, at D Street. This is within walking distance of the MNDOT parking lot southwest 
of the historic site.

• Locating businesses catering to trail users at the east end of the city, combined with a plaza layout 
that would function as a city center. Businesses at the east end of Main Street, where it intersects 
with the Big Rivers Regional Trail, and in the middle section of the street, would be able to share 
parking.

• Strategies for limiting the numbers of driveways and the location of parking lots. Too many driveways and 
curb cuts create hazards and use land inefficiently. If driveways are too close to each other, either along 
one side of the road or across the road from each other, there is an increased risk of accidents involving 
both vehicles, pedestrians and bicycles.  Shared parking, particularly if it is a collaborative effort involving 
the city and business owners, reduces the amount of parking required for individual developments. This 
allows higher density uses to be developed, which increases a city's property tax base. Higher density uses 
and shared parking also encourage a healthier business climate, attracting customers who patronize several 
establishments, rather than one store surrounded by a large parking lot. Shared parking also reduces the 
amount of paved surfaces, thus reducing the amount of runoff of polluted waters into the ground or into 
nearby waterways.  The optimum location for shared parking is behind the business establishment, rather 
than in front. Bringing stores and offices toward the street and the sidewalk makes them more accessible 
to potential customers.

There are an estimated 300 parking spaces in downtown Mendota, located in off-street parking lots and on the 
street. None of the on-street parking spaces are striped.  The parking capacity is underutilized. The result is that 
patron’s park haphazardly and inefficiently, wasting much of the existing parking capacity. The parking lots are 
evenly spaced along the length of Highway 13. All off-street parking lots, with one exception, are striped.  

To serve existing businesses, and to allow for new businesses to be well served, the parking lots and on-street parking 
spaces should be efficiently arranged and organized to utilize the existing capacity. In addition, as redevelopment 
occurs, parking for new projects should be located and organized with the needs of the entire business district in 
mind. There is little developable land in downtown Mendota, so, to the greatest extent possible, parking spaces 
should serve more than one business, depending on the needs of those businesses. Accomplishing this would 
necessitate a parking plan that factors in strategies for downtown redevelopment. 

Another opportunity to increase parking in downtown is to allow angled parking along Highway 13. The city 
would need to work with MNDOT as the Highway is under their jurisdiction.  This could increase parking, slow 
down traffic, and enhance the pedestrian environment of downtown.
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Transit Access Needs
Revitalization of downtown Mendota, building on its historic base and capitalizing on its long time attraction 
to visitors, represents the best opportunity for limited transit service. It is unlikely, even if growth forecasts are 
realized, that Mendota would have sufficient residents or employees to warrant the rerouting of transit through 
the city. However, the city does desire access to transit on the north side of the TH 55/TH 62/TH 13 intersection.  
Currently, Mendota residents need to walk or bike across the TH 62/TH 55 intersection to access a Metro Transit 
bus in Mendota Heights.

Has�ngs
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Trail Improvements
Two trail projects would improve mobility specifically for Mendota residents and employees. In addition, the trail 
projects would provide additional access to Mendota businesses for those living and working elsewhere in the sub 
region of northwestern Dakota County, southwestern Ramsey County and southeastern Hennepin County. 
 
Big Rivers Regional Trail trailhead facilities at two locations in Mendota -- the intersection of Highway 13, on 
the east end of the city, and at D Street -- would provide safe access to the trail.  Currently, a trailhead parking lot 
exists adjacent to the Sibley House Historic Site. . A description of proposed trailhead facilities at these locations, 
included in the Big Rivers Regional Trail Development Plan, is in The Plan for the River Corridor. 

A bike trail along Main Street, connecting Big Rivers Regional Trail at the end of the city and the MNDOT 
parking lot near the Mendota Bridge, would provide a more direct connection to the sub regional trail system and 
downtown Mendota. In addition, this trail could connect to Veterans Park in Lowertown. 

Airspace Protection
A community with no aviation facility, such as Mendota, is required to include language in its comprehensive 
plan to protect the region’s general airspace. This necessitates including (1) a policy in the plan and (2) provisions 
in local codes and ordinances for notifying FAA and MNDOT (Aeronautics) of any proposed structure 200 feet 
above ground level that could affect navigable airspace. These ordinances should include a notification to MNDOT 
as defined under these criteria, as follows:  

Notification: Any sponsor who proposes any construction or alteration that would exceed a height of 200 feet above 
ground level at the site, or any construction or alteration of height greater than an imaginary surface extending 
upward and outward at a slope of 100:1 from the nearest point of the nearest runway of a public airport shall notify 
the commission at least 30 days in advance. This notification is in addition to any federal permit/review process 
(FAA Form 7460~8). 

Mendota is located within the 1.5 mile Airspace Zoning Limit where maximum construction heights (without a 
zoning permit) have been defined.  The maximum construction heights within Mendota range from 90 to 250 feet, 
which exceed the maximum heights allowed in Mendota.  If anyone proposes a structure that exceeds the height 
limits established in the MSP Zoning Ordinance or city code, they must apply for a variance to the MSP Zoning 
Ordinance with the Board of Adjustments and the Mendota City Council.



10-17

Highway 13 Road Diet 
Mendota has been working with the DOT to improve conditions for pedestrians, cyclist, and motorist utilizing 
Highway 13 through Mendota. Below, you will see the proposed Long Term solution. On the opposite page, you 
will find the two proposed near-term options, which were made available at the time of this plan. 

Long Term Option
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Near Term | Option 1

Near Term | Option 2
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Goals and Policies
Goals

•  Facilitate the maintenance and rehabilitation of existing housing to prevent deterioration of the existing 
housing stock.

• Provide a variety of housing choices for a range of ages (entry level through retirement) and income levels.

Policies
• Provide information about housing maintenance and rehabilitation programs for qualified residents that 

are administered by Dakota County Housing and Redevelopment Authority and the Minnesota Housing 
Finance Agency.

• Accommodate a variety of housing types to provide life-cycle housing for the community.
• Wherever infill is permitted, zone or rezone high density residential and advertise to meet density 

requirements and AMI housing requirements et forth by the MET Council.
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Existing Housing Needs Assessment
In order to examine Mendota’s future housing needs, it is important to understand the existing housing supply.

Total Number of Housing Units, Affordability and Cost Burdened Households 

According to the Metropolitan Council’s 2016 estimates there are approximately 84 housing units in Mendota. The 
Metropolitan Council also estimates that of those units 3 are affordable to households with income at or below 
30% of the Area Median Income (AMI), 15 are affordable to households with income from 31% to 50% AMI, and 
36 of the units are affordable to households with income from 51% to 80% of AMI.

Total Units and Number of Affordable Units as 
Percentage of Area Median Income

Units affordable to households with 
income at or below 30% of AMI

Units affordable to households 
with income 31% to 50% of AMI

Units affordable to households 
with income 51% to 80% of AMI

3 15 36

Total Housing Units 84

Cost Burdened Households
Income at of below 30% of AMI Income 31% to 50% of AMI Income 51% to 80% AMI

6 15 9

Number of Owner Occupied and Rental Units
Ownership Units Rental Units

56 28

Tables 11.1 | Total Number of Housing Units, Affordability and Cost Burdened Households

Source: Metropolitan Council



11-5

Mendota

Lilydale

Mendota
Heights

St. Paul

-

Owner-Occupied Housing by Estimated Market Value

1/5/2018

.1 in = 0.14 miles

Mendota

County Boundaries

City and Township Boundaries

Streets

Lakes and Rivers

Owner-Occupied Housing
Estimated Market Value, 2016

$243,500 or Less

$243,501 to $350,000

$350,001 to $450,000

Over $450,000

Source: MetroGIS Regional Parcel Dataset, 
2016 estimated market values  for taxes payable 
in 2017. 

Note: Estimated Market Value includes only 
homesteaded units with a building on the parcel.



11-6 | Mendota 2040 Comprehensive Plan

Residential Unit Types
The figures below provide a breakdown of the supply of residential housing in the community. In 2004, an 
unprecedented number of single-family units were built. Mendota saw decline in the number of homes or units 
being built beginning in 2012.

Residential Unit Types
Single-Family Units Duplex, triplex, and quad Multi-Family Units

68 7 9
Source: Metropolitan Council
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Age of Housing Stock
The age of housing stock varies in Mendota with  few historic structures and modern homes. Much of the data 
for age of homes is unavailable. The figure below identifies the age of housing stock as well as locations.

K
No Data

1 - 1835

1836 - 1970

1971 - 2001

2002 - 2011

Parcels

Age of Housing Stock
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Dakota County Community 
Development Agency 

Dakota County Community Development Agency (CDA) is a local government agency whose mission is to 
preserve and expand affordable housing options for low- and moderate-income families in Dakota County, 
Minnesota.

In addition, Dakota County CDA offers home buyer programs. These programs include down payment and 
closing cost assistance, education programs, pre-purchase counseling, and a first time home buyer loan program.

Once a home has been purchased, the Dakota County CDA has a Home Improvement Loan Program to assist 
low- and moderate-income homeowners with making repairs and improvements to their homes. Funds are 
commonly used for roof replacement, furnace replacement, electrical and plumbing repairs, insulation and 
special needs improvements (such as ramps, bathroom and kitchen modifications). In addition, the Energy 
Assistance Program provides grants to help income qualified homeowners pay their heating bills.

The Dakota County CDA has also expanded its homeowner programs and resources in an effort to address 
increasing foreclosure rates in Dakota County. The Mortgage Foreclosure Prevention Program (MFPP) provides 
free counseling assistance to help homeowners who are in or nearing foreclosure with referrals to additional 
resources and, in some cases, financial assistance.
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Communities for Life
The population of Mendota, like many other suburban 
communities, is aging. This is true across the nation, 
across the state, and in most communities in Minneso-
ta. The shape and way of life in our communities needs 
to reflect this changing demographic landscape. For-
tunately, people of any age desire similar things. They 
want to live in a community that is safe, affordable, and 
convenient, and that offers services and amenities that 
meet their needs, and opportunities that enrich their 
lives. But as people age, certain community characteris-
tics are essential to a vital life. 

The AARP Livability Index is a web-based tool that al-
lows users to measure the overall livability of
US neighborhoods, cities, counties, or states based on 
40 quantitative metrics and 20 public policies defined 
by the AARP’s Public Policy Institute. The 40 measures 
of livability and 20 public policy are divided into seven 
major categories: housing, neighborhood, transporta-
tion, environment, health, engagement, and opportuni-
ty. The tool allows users to compare the results for their 
community with other communities, including nation-
al leaders in livability. 100 is the highest possible score 
in each category. Scores above 50 should be considered 
above-average, and scores below 50, below-average. 
According to the American Association of Retired Per-
sons (AARP) the City of Mendota has an above-average 
AARP Livability Index of 59 (above 50 is considered 
above average).

By the measures and policies that make up this Index, 
Mendota, its peers, and the whole state are above-aver-
age in terms of livability. Mendota scored highest in the 
Health sub-category with a 70; this category includes 
measures preventative measures, access, and quality of 
healthcare. Mendota’s lowest scores were tied in Hous-
ing and Environment with a 54; these categories include 
measures on housing options, affordability, the physical 
accessibility of homes, clean air, and clean water. To uti-
lize AARP’s Livability Index mapping tool for Mendota 
please follow this link: https://livabilityindex.aarp.org/
search#Mendota+MN+USA
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The oldest housing in Mendota, according to Dakota County Assessor's records, was built in 1832, with another 
six built during the latter 20 years of the 19th century. Approximately 20 percent of the single-family homes were 
constructed after 1960. The one multiple-family complex in the city was constructed prior to 1970.

A housing survey was conducted in the spring of 1998 to determine the exterior physical condition of each dwell-
ing. Since 1998 nine new structures have been constructed that are in excellent condition. Most of the homes that 
were labeled excellent condition might now be labeled as good or fair as time indicates quality and the study is 20 
years old. 

Housing Conditions and Property 
Maintenance

Metropolitan Council Forecasts

Population, Households and Employment Projections

Mendota recognizes Metropolitan Council’s projections that call for future population and household growth. 
Between 2010 and 2040, the City is expected to add 130 households, an 18% percent increase. During this same 
time period, the population of the community is expected to increase by 82 people , a 41% percent increase. 
Complete numbers are identified in the table below.

Population, Households and Employment Projections
Forecast Year Population Households Employment

2010 198 78 270

2020 220 90 290

2030 260 110 300

2040 280 130 300

Source: Metropolitan Council

Source: Metropolitan Council
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Affordable Housing Need Allocation
Income Measurement Number of Units
At or Below 30% AMI 3
From 31% to 50% AMI 1
From 51% to 80% AMI 3

Total Additional Units Needed by 2030 7

Affordable Housing Need Allocation
In addition to projecting future population and household growth, the Metropolitan Council also assembled a set 
of housing goals under the provisions of the Metropolitan Livable Communities Act. To carry out the provisions 
of the Act, Mendota is encouraged to use the benchmark indicators as affordable and life-cycle housing goals for 
the period of time up to 2030 and to make a best effort to move toward these benchmarks. Mendota allocation of 
affordable need reflects what share of forecasted regional household growth will make less than a set threshold of 
income and therefore need affordable housing. The Allocation is the determination of each community’s share of 
this regional need and the first step in helping to determine the housing goals and objectives in local comprehen-
sive plans. Mendota’s 2021 – 2030 Allocation of Need is 7 units as detailed in the table below:

Source: Metropolitan Council
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The Metropolitan Council has forecast affordable housing needs for all cities and townships in the Metropolitan 
Area for the period from 2021 to 2030. The City’s share of this allocation is 3 affordable housing units.

One of the primary regional goals of the Metropolitan Council is to maintain an adequate supply of affordable 
housing. The upper limit of what is considered “affordable” has changed a number of times in recent years due to 
increases in regional median income and changes in prevailing interest rates. Figures below help illustrate better 
what “affordability” means in the Twin Cities Metropolitan Area.

Householder Size and Affordability Index for Region 

Regional Family of Four Housing Affordability

Affordable Housing in Mendota
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Furthermore, construction of new affordable housing has been dropping significantly. In 2006, the Metropolitan 
Council projected that the region should add 51,000 new units of affordable housing between 2011 and 2020 to 
accommodate the forecasted growth in low- and moderate-income households. (Note that this ignores the need 
for affordable housing that existed in 2010, that is, the 144,000 households paying more than half of their income 
on housing—much less the additional 138,000 who are paying between 30% and 50% of their income on housing. 
These are the low- and moderate-income households that currently experience housing cost burden.) Over the 
first three years of the decade the region added 2,993 new affordable units, meeting just over 5% of the decade-long 
need. At this pace, it will take the region more than four decades to meet only one decade’s need for affordable 
housing. Figure 8.9 identifies the growing need and gap in affordable housing units being built across the Twin 
Cities Metropolitan Area from 1996 through 2013.

Regional Affordable Units Tracking 
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Mendota Housing Improvement
Programs 
The Twin Cities area (Dakota County and Mendota specifically) is fortunate to have many funding sources 
available for housing needs that can be leveraged with private dollars and the local and regional tax payers 
dollars to improve housing conditions, strengthen neighborhood livability and enhance the general quality of 
life. The following is a brief list of resource agencies and various programs for housing finance assistance some 
of which the City currently participates in and others that the City should consider implementing to achieve its 
housing strategies.

Program Organization
Various sources of funding for affordable housing will be used as available, such as Community Development 
Block Grant (CDBG), Metropolitan Council Livable Communities, Dakota County Community Development 
Agency (CDA), Minnesota Housing Finance Agency (MHFA), and repayments of CDBG loans. The conditions 
of financial assistance will vary, depending on the type of project and the source of funds. The availability of 
funds from these sources will also vary, depending on the demand and the amounts received by the City and 
County.

Having reviewed the benchmarks as established by the Metropolitan Council for the City’s participation in the 
Livable Communities Act, one would suggest that the City of Mendota, in meeting or exceeding its housing goals 
in affordability and life-cycle housing does not have an extensive shortage of housing. However, in looking at 
housing quality and projecting demographic profiles forward 20 years, a few critical needs appear.

Affordable Family Housing
The greatest shortage of housing in Mendota (Dakota County and the rest of the Metropolitan Area as well) 
is in affordable family housing. Affordable family housing generally means housing that is of three or more 
bedrooms and is affordable to a family of 4 with a household income of 60 percent of the area median income. 
Family housing units usually demand the highest rents and the household composition usually consists of a 
single parent household with one income. Many of the apartment buildings in the metro area were built as one 
and two bedroom units. Today, building apartments is increasingly difficult due to high land costs and high 
public opposition from adjacent neighborhoods. 

Housing Maintenance and Rehabilitation
The vast majority of Mendota’s housing stock is in good or fair condition. To assure that houses do not deteriorate, 
or deteriorate further, a number of government agencies have established a variety of housing maintenance and 
rehabilitation programs to qualifying homeowners.

These programs, discussed next, should be implemented or advertised to keep Mendota’s housing in excellent 
condition. 

Critical Housing Needs
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1. The City will cooperate with CDA for administration of loan programs, with costs reimbursed from 
program funds.

2. The City Building and Inspections Department will refer persons needing financial assistance with 
problems raised by enforcement of Mendota’s rental housing and appearance codes to the CDA.

3. Building permits and site plans will be required for applicable work.
4. Changes to the exterior of designated historic properties must be approved by the Heritage Preservation 

Commission (HPC).

Owner Occupied Loans and Grants

A. Sources of funds
• CDA owner-occupied rehabilitation loan program.
• CDBG funds designated by City Council for this use.
• MHFA Community Fix-up Fund for housing rehabilitation and housing maintenance

B. Purposes
• Emergency and mandatory repairs when other financing sources are insufficient
• Maintenance of existing affordable houses.
• Improvement of the appearances of residences & the character of neighborhoods.

C. Zoning, location, type of housing
• Type of existing or proposed housing must conform to the zoning designation.
• Owner-occupied housing which may include up to two additional units.

D. Qualified owners: 
• The owner-occupants must meet the current income guidelines for low or moderate-income households 

as determined by CDA.

E. Funds are to be used for moderate rehabilitation including:
• Correcting basic deficiencies in structure, utilities, access\egress, health, safety and current energy code 

requirements.
• Remodeling that improves the functional use of the interior and the appearance of the exterior.
• Compliance with applicable building, housing and appearance codes and standards.

F. Loan conditions
• The maximum loan amount and repayment terms for a project depends on which program is the source 

of funds.
• Repayment may be deferred until sale for low income households
• CDA underwriting standards will be used, typically 45 percent debt/income ratio
• Agreement and note secured by mortgage 

    G. Grant Conditions
• The owner’s investment in the rehabilitation must be five times larger than the grant request.
• The grant funds must be used to go beyond the basic necessities, such as for improvements in appearances, 

for better materials, or for exterior improvements which cost more because they are compatible with the 
historic design of the building.
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Rental Housing Rehab Loan and Grant Regulations 

A. Source of funds

B. Purposes
• Provide supplemental financing to residents in the City of Mendota to assist in costs of building 

improvements to accomplish one or more of the following:
• Preservation of designated historic properties and conservation of neighborhood character.
• Emergency and mandatory repairs to historic properties. 
• Rehabilitation or improvement of historic properties which requires that the design and materials 

be compatible with the original.
• Preservation of designated historic properties and conservation of neighborhood character.

C. Eligibility Considerations & Requirements (one or more of the following):

Rental Housing Rehab Loan and Grant Regulations

A. Sources of funds
• CDBG funds designated by City Council for this use.
• Dakota County Community Development Agency

B. Purposes.
• Emergency and mandatory repairs when other financing sources are insufficient.
• Maintenance or creation of affordable rental units in existing buildings
• Improvement of the quality and attractiveness of rental units
• Improvement of appearances of residences & the character of neighborhoods

C. Zoning, location, type of housing
• Type of existing or proposed housing must conform to the zoning designation.
• One or more units/apartments in the building.
• Apartments above first floor commercial.

D. Qualified tenants.
• Improved rental units must be maintained at affordable rents until the loan is paid.
• Fifty-one percent of the units have to be rented to low or moderate-income persons/households

E. Funds are to be used for moderate rehabilitation including:
• Correcting basic deficiencies in structure, utilities, access\egress, health, safety and current energy code 

requirements.
• Remodeling that improves the functional use of the units and the appearance of the exterior.
• Compliance with applicable building, housing and appearance codes and standards.
• Adding units to existing buildings.

F. Loan conditions
• The maximum loan amount will not exceed $20,000 per unit or $750,000 per project. The owner must 

contribute one-third of the costs.
• The interest rate and term will depend on the source of the loan funds, the type of the project and the 

financial conditions of the borrower.
• CDA underwriting standards will be used for loan/value, cash flow and credit worthiness.
• Loan agreement and note secured by mortgage
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• Type of existing or proposed housing must conform to the zoning designation.
• The property must be designated be City Council as an Heritage Preservation Site or as contributing to a 

Heritage Preservation District (includes National Register properties).
• Changes to the exterior of the property must be approved by the HPC.
• Household income must be within the limits set by HUD, annually, for low-moderate income in the Metro 

Area.

D. Funds may be used for the main building and for historic accessory buildings.
• Correcting basic deficiencies in structures, utilities, access\egress, health, safety and current energy code 

requirements.
• Remodeling that improves the functional use.
• Compliance with applicable building, housing and appearance codes and standards.
• Compatible and appropriate maintenance or restoration of the exterior design and materials.

E. Loan Terms & Conditions
• Amount loaned for one project may be limited by the availability of funds.
• Maximum term of 10 years. Interest rate of 0.25% above the prime rate will be assessed on the loan balance 

at the beginning of loan term.  Loan is payment and interest free for the first year. The interest rate will be 
adjusted to reflect any changes in the prime rate at the beginning of year three, and every two years after 
until the loan is paid in full. 

• Loan agreement and note secured by mortgage.

Acquisition and Replacement Housing 

A. Source of funds
• Community Rehabilitation Program (MHFA) administered by CDA

B. Purposes
• Acquisition and demolition of blighted housing beyond feasible rehabilitation.
• Sale of cleared property for creation of affordable owner-occupied housing.

C. Zoning, location and preservation
• Type of proposed replacement housing must conform to the zoning designation.
• The property must be located in the area bounded by River St., Lake St., 10th St. and the Mississippi River.
• The demolition of a building designated a Heritage Preservation Site or contributing to a Heritage 

Preservation District, and the design of replacement housing within a Heritage Preservation District, must 
be approved by the HPC.

D. Compatibility. 
• New or relocated housings will be compatible with the surrounding neighborhood in size, height, 

appearance and materials, setbacks, location of garage and style of major entrance.

E. Qualified owners. 
• The person/household purchasing the new or replacement housing must be low or moderate income.



11-18 | Mendota 2040 Comprehensive Plan

Housing Tools Chart

Housing Goal/Need Available Tool Opportunity and Sequence of Use Potential Partners

Facilitate the Maintenance 
and Rehabilitation of 
Existing Housing to 
Prevent Deterioration of 
the Existing Housing Stock

Home 
Rehabilitation Loan 
Program

Assist income eligible homeowners in financing 
home maintenance exterior and interior projects, 
or energy efficiency improvement projects. The 
City will work to provide information on potential 
resources to the best of its ability. 

Foreclosure 
Prevention

The City will not provide a foreclosure counselor 
but will provide resources for assistance  and 
information on foreclosure counselors through the 
Minnesota Housing Authority. This is a free service. 

Rental License and 
Inspection Program

It is unlikely the City will develop a rental license 
and inspection program

Home Stretch - Pre-
Purchase

The City will provide residents with information 
on CAP Community Action Partnership offers 
Home-Buyer counseling and helps low to moderate 
income individuals or first time home buyers with 
workshops for approval assistance

Dakota County 
Community Action 
Partnership

Step-Up Loan 
Program

The City will work to provide information on 
potential resources like the Step-Up Loan Program. 
Assist qualified non-first-time home buyers with 
financing a home purchase or refinancing an owned 
home through a dedicated loan program. 

Minnesota Housing

CDBG The City consider to provide assistance in applications 
for CDBG for Homeowners for affordable housing 
and create economic opportunities, primarily for 
persons of low and moderate income

Metropolitan Council

Local Housing Tools

The table below shows potential resources and housing tools available to the City of Mendota and its residents for 
the cities housing needs. The city will consider the following on a case-by-case basis. There are very few undevel-
oped areas of Mendota. The community is landlocked and will not be expanding its boundaries as it is closed in by 
surrounding communities on its southern, eastern and western borders and the Mississippi River on its northern 
border.



Mississippi River 
Corridor Critical 
Area

12
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This section describes Mendota from the perspective of a community in the Mississippi River corridor. A range of 
issues is relevant to its location in the river corridor, including land use and development, a variety of resources, 
open space and parks and, lastly, use of the corridor by residents and visitors. 

This section is intended to fulfill the requirements for planning at the community level that will be consistent with 
the policies of the Mississippi National River and Recreation Area Comprehensive Management Plan and with the 
requirements of state’s Critical Areas Act of 1973. Policies, goals and actions steps in this, and other sections, of the 
city’s comprehensive plan will be the basis for revision of ordinances and other official controls. 

Two legislative documents describe how the river and the river corridor should be used and could be used. They 
are the state’s Critical Areas Act of 1973 (through Executive Order 19-19) and the Mississippi National River and 
Recreation Area Comprehensive Management Plan. As well as laws that guide development in the corridor, MS 
116G.15 and MR 6106.. 

The goal of the state’s Critical Areas Act of 1973 is to identify areas of natural, historic, cultural or aesthetic 
significance and to shield them from damaging development by working with local governments to prepare plans 
and regulations to protect them. The state Department of Natural Resources (DNR) oversees the state’s Mississippi 
River Critical Area program. Cities and townships along the river are required to update their Critical Area plans 
and ordinances periodically. 

The boundary of the Critical Area is identical with that of the Mississippi National River and Recreation Area 
(MNRRA). MNRRA, established by Congress in 1988 as part of the national park system, is 72 miles long, stretching 
from the cities of Dayton and Ramsey to just south of Hastings. It also includes four miles of the Minnesota River 
at its juncture with the Mississippi River. Mendota is at the confluence of the Mississippi and Minnesota Rivers. 
The MNRRA document is a companion document to the MRCCA plan. 

The requirements in the State’s Critical Areas Act will shape planning in Mendota, since the entire city is within the 
river corridor, except for a small portion of the city that connects to Lake Augusta (see Figure 2).  

Many of the goals of the Critical Areas Act dovetail with the requirements of the Metropolitan Land Planning 
Act. The Metropolitan Land Planning Act, amended by the Legislature in 1995, requires cities and townships 
in the metropolitan area to update their comprehensive plans and, then, to amend their ordinances so that they 
are consistent with the updated plans. The focus of the comprehensive plan updates is future growth and how it 
affects individual communities, the economy, the natural environment and public facilities such as parks, sewers, 
highways, and issues that will affect the river and the river corridor.

Introduction and History
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Purpose
The purpose of the Critical Area program is to:

• Protect and preserve a unique and valuable state and regional resource for the benefit of the health, safety and 
welfare of the citizens for the state, region and nation;

• Prevent and mitigate irreversible damage to this state, regional and natural resource;
• Preserve and enhance its natural, aesthetic, cultural and historic value for the public use;
• Protect and preserve the river as an essential element in the national, state and regional transportation, sewer 

and water and recreational systems; and
• Protect and preserve the biological and ecological functions of the corridor.

The Metropolitan Council, the Department of Natural Resources (DNR) and the National Park Service coordinated 
efforts to provide technical assistance to communities that are updating their plans to meet mandatory Critical 
Area planning requirements, as well as encouraging communities to address the voluntary elements of the MNRRA 
Comprehensive Management Plan. 

State law requires communities to complete Critical Area plans as well as ordinances that are consistent with the 
plan. The City must submit the plan to the Metropolitan Council for review. Additionally, the City must submit 
the plan and ordinances to the DNR, for review and approval, based upon consistency with elements of Minnesota 
State Statue 116G.15, the Critical Areas Act of 1973.
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Public Input
The public input for the Mississippi River Corridor Critical Area Analysis and Plan was gathered through the 
same process as the rest of the Comprehensive Plan Update. Stakeholders were exposed to the idea of the river as 
a critical area. The details of the public input and engagement process for this plan are detailed in chapter two of 
the Comprehensive Plan Update.

It is important that the City’s Comprehensive Plan include a chapter that is specifically oriented towards the 
Mississippi River corridor. This is because of the history, environment and planning of community that has been 
influenced by the Mississippi River in Mendota. This portion of the 2040 Comprehensive Plan has been developed 
to include:

 » The mandatory requirements and compliance with the 2017 MRCCA rules,
 » The voluntary requirements of the MNRRA plan (Tier II), and
 » To coordinate river corridor planning with other 2040 Comprehensive Plan chapters.

Likewise, all other 2040 Comprehensive Plan chapters need to be consistent with and support the goals and 
policies of the Mendota Mississippi River Corridor Area Plan and strive to meet the Tier II policies. Although the 
Mississippi River Corridor is part of the National Park System, there is no federal regulatory authority over land 
within the corridor except for properties owned by the federal government. The land use controls over the river 
corridor are the responsibility of the City of Mendota.
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Goals and Policies
The City has not made progress on it’s 2030 goals but has created new ones for the next 20 years. The City of 
Mendota has adopted the following goals for the corridor that are intended to be consistent with the purpose of 
the Critical Area programs:

 » To adhere to the purpose and goals of the State Critical Area Act and the Mississippi National River and   
 Recreational Area Program in all municipal planning activities.
 » To provide for the continuation and the development of a variety of urban and rural land uses in the   

 Mississippi River Corridor.
 » To promote the scenic, environmental, recreational, economic, cultural, and historic resources and   

 functions of the Mississippi River Corridor in a balanced manner.
 » To use certain reaches of the river as a water supply source.
 » To provide adequate public access (views, trails, boat access, etc.) to and along the river.
 » To encourage private sector involvement and interest in the Corridor in a manner that complies with the   

 policies of this plan, standards and sustainable development practices.
 » That the City adopt regulations for protection and enhancement of the river corridor, updated as needed,   

 and continually enforced.

The policies to implement these overall goals are presented in the Plan and Policies section of this plan.

General Policies 
 » Encourage development and redevelopment consistent with the designation of the city.
 » Encourage development in the river corridor that is consistent with the Metropolitan Council’s plans and 

polices, and with the capacity of the regional systems.
 » Cooperate with Fort Snelling State Park on the use of the riverfront area of the river corridor that is within 

the city’s boundary and on issues of mutual interest as the park’s management plan is implemented.
 » Prohibit development on slopes exceeding 18 percent.
 » Require erosion control measures for development on slopes exceeding 12 percent, but not exceeding 18 

percent.
 » Prohibit alteration to slopes exceeding 18 percent.
 » Prohibit clear cutting of slopes exceeding 12 percent; permit selective cutting and trimming of vegetation 

on slopes exceeding 12 percent only under a permit from the City Council.
 » Encourage private landowners within 300 feet of the river to retain existing undeveloped land as open 

space.
 » Prohibit development of new buildings within 40 feet of the bluff-line.
 » Reduce visual impacts and protect views of the river and from the river and its shoreline by limiting the 

height of new structures to 35.
 » Approve architectural standards and performance standards for new development and redevelopment of 

existing sites that have the effect of increase physical and visual access to the river from the city, and of 
improving views of the city from the river.

 » Protect environmentally sensitive areas.
 » Coordinate with the Minnesota Department of Transportation, Fort Snelling State Park and Mendota 

Heights to reduce runoff that would impact the residents, businesses, the river and the river corridor.
 » Collaborate with Fort Snelling State Park to provide a direct access to the river from the city and the Sibley 

House Historic Site.
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Mississippi River Corridor Analysis
Existing Land Uses
The Mississippi National River and Recreation Area (MNRRA) and the state Critical Area are within the City’s 
river area. Portions of Fort Snelling State Park are within the riverfront in Mendota. A hiking trail, used both 
in summer and winter, begins north of the Sibley House Historic Site in Mendota and runs in a southwesterly 
direction along the south side of the Minnesota River. Mendota controls no land within the riverfront area. 

Additional state parkland and the developed areas of the city are within the river corridor. Mendota’s downtown 
is the area between the Big Rivers Regional Trail on the south and Fort Snelling State Park on the north. Along 
Highway 13, the city’s Main Street, there are commercial and industrial uses, scattered residences, as well as the 
Sibley House Historic Site.   

Future Land Uses
The future land uses of Mendota that are laid out in Chapter 4 are in alignment with the MRCCA districts within the 
City. The City is mostly built out and River Neighborhood fits the residential future land use of that area.  Separated 
from River district flexibility aligns with potential future development that may occur along the transportation 
corridor of Highway 13 and the mixed use future land use category.  

Design and Aesthetics 
In Mendota, design and aesthetics in the river corridor are influenced by topography. Standards for design and 
aesthetics also are factors in the design of buildings and the sites on which they stand. 

Along the riverfront and within the river corridor development of the city historically has been shaped by 
topography. At the river’s edge, the city’s northern boundary, the elevation is 680 feet above sea level. The elevation 
rises to 750-770 feet along Highway 13, the city’s Main Street. South of Main Street lies Mendota’s residential area 
with the elevation rising to 880 feet at the top of the bluff.  Slopes in Mendota, except for the relatively flat areas 
of Lowertown and Main Street, exceed 12 percent. The slopes of the bluffs encircling Lowertown and north of the 
downtown area, in Fort Snelling State Park, exceed 25 percent. (Topography and slopes are discussed further in 
The Natural Environment.) Therefore, much of Mendota is considered undevelopable by the standards put forth 
in Executive Order 79-19.

Two areas are developable -- the flat areas of Lowertown, on top of the bluffs and Main Street.  The downtown area, 
lying between the Big Rivers Regional Trail on the south and Fort Snelling State Park on the north, is narrow. The 
developable width of lots on the north side of Main Street, closest to the river, varies from approximately 300 feet 
near the Sibley House Historic Site and less than 50 feet east of the historic jail.  Existing residential, commercial 
and industrial buildings along Main Street were not designed to have any relationship to the river. All buildings 
face Main Street; they neither face the river nor function in relationship to the river. 

Resources in the River Corridor 
There are several categories of resources relevant to planning within the river corridor -- water and air; wildlife and 
their habitat; wetlands; cultural resources; and, the economy of the community and the river corridor.
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Minnesota Rules Chapter 6106 established six general districts within the entire corridor. The purpose of the 
districts is to provide overall general guidelines to achieve consistent management throughout the corridor. The 
districts and guidelines include the following:

Rural and Open Space District (CA-ROS):The Rural and Open Space District (CA-ROS) is characterized by 
rural and low-density development patterns and land uses, and includes land that is riparian or visible from the 
river, as well as large, undeveloped tracts of high ecological and scenic value, floodplain, and undeveloped islands. 
Many primary conservation areas exist in the district. The CA-ROS district must be managed to sustain and 
restore the rural and natural character of the corridor and to protect and enhance habitat, parks and open space, 
public river corridor views, and scenic, natural, and historic areas.

River Neighborhood District (CA-RN): The river neighborhood district (CA-RN) is characterized by primarily 
residential neighborhoods that are riparian or readily visible from the river or that abut riparian parkland. The 
district includes parks and open space, limited commercial development, marinas, and related land uses. The 
CA-RN district must be managed to maintain the character of the river corridor within the context of existing 
residential and related neighborhood development, and to protect and enhance habitat, parks and open space, 
public river corridor views, and scenic, natural, and historic areas. Minimizing erosion and the flow of untreated 
storm water into the river and enhancing habitat and shoreline vegetation are priorities in the district.

River Towns and Crossings District (CA-RTC): The River Towns and Crossings District (CA-RTC) is 
characterized by historic downtown areas and limited nodes of intense development at specific river crossings, 
as well as institutional campuses that predate designation of the Mississippi River Critical Corridor Area and that 
include taller buildings. The CA-RTC district must be managed in a manner that allows continued growth and 
redevelopment in historic downtowns and more intensive redevelopment in limited areas at river crossings to 
accommodate compact walkable development patterns and connections to the river. Minimizing erosion and the 
flow of untreated storm water into the river, providing public access to and public views of the river, and restoring 
natural vegetation in riparian areas and tree canopy are priorities in the district.

Separated from River District (CA-SR): The Separated From River District (CA-SR) is characterized by its 
physical and visual distance from the Mississippi River. The district includes land separated from the river by 
distance, topography, development, or a transportation corridor. The land in this district is not readily visible from 
the Mississippi River. The CA-SR district provides flexibility in managing development without negatively affecting 
the key resources and features of the river corridor. Minimizing negative impacts to primary conservation areas 
and minimizing erosion and flow of untreated storm water into the Mississippi River are priorities in the district.

Urban Mixed District (CA-UM): The Urban Mixed District (CA-UM) includes large areas of highly urbanized 
mixed use that are a part of the urban fabric of the river corridor, including institutional, commercial, industrial, 
and residential areas and parks and open space. The CA-UM district must be managed in a manner that allows 
for future growth and potential transition of intensely developed areas that does not negatively affect public river 
corridor views and that protects bluffs and floodplains. Restoring and enhancing bluff and shoreline habitat, 
minimizing erosion and flow of untreated storm water into the river, and providing public access to and public 
views of the river are priorities in the district.

River Corridor Districts
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Urban Core District (CA-UC): The Urban Core District (CA-UC) includes the urban cores of Minneapolis and 
St. Paul. The CA-UC district must be managed with the greatest flexibility to protect commercial, industrial, and 
other high-intensity urban uses, while minimizing negative impacts to primary conservation areas and minimizing 
erosion and flow of untreated storm water into the river. Providing public access to and public views of the river 
are priorities in the district. 

There are two districts within Mendota: 1) The Separated from River District; and 2) the River Neighborhood 
District. These districts are shown on the  following map titled Mississippi River Corridor Critical Area Districts, 
City of Mendota, Dakota County.
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Districts & Land Use
• Guide land use and development and redevelopment activities consistent with the management purpose 

of each district.
Primary Conservation Areas

• Protect PCAs and minimize impact to PCAs from public and private development and land use activities 
(landscape maintenance, river use, walking/hiking, etc.).

• Support mitigation of impacts to PCAs through, subdivisions/PUDs, variances, CUPs, and other permits.
• Make restoration of removed Native Plant Communities and natural vegetation in riparian areas a high 

priority during development.
• Support alternative design standards that protect the LGU’s identified PCAs, such as conservation design, 

transfer of development density, or other zoning and site design techniques that achieve better protections 
or restoration of primary conservation areas.

• Make permanent protection measures (such as public acquisition, conservation easement, deed restrictions, 
etc.) that protect PCAs a high priority.

Public River Corridor Views
• Protect and minimize impacts to PRCVs from public and private development activities.
• Protect and minimize impacts to PRCVs from public and private vegetation management activities.
• Protect PRCVs located within the community and identified by other communities (adjacent or across the 

river).
Restoration Priorities

• Protect native and existing vegetation during the development process, and require restoration if any is 
removed by development. Priorities for restoration shall include stabilization of erodible soils, riparian 
buffers and bluffs or steep slopes visible from the river.

• Seek opportunities to restore vegetation to protect and enhance PRCVs identified in this plan.
• Seek opportunities to restore vegetation in restoration priority areas identified in this plan through the 

CUP, variance, vegetation permit and subdivision/PUD processes.
• Sustain and enhance ecological functions (habitat value) during vegetation restorations.
• Evaluate proposed development sites for erosion prevention and bank and slope stabilization issues and 

require restoration as part of the development process.
Surface Water Uses

• Recognize the Mississippi River as a “working river” that is important to the economy of the Twin Cities 
metropolitan area and the Midwest.

Open Space & Recreational Facilities
• Encourage creation, connection, and maintenance of open space, recreational facilities, including public 

access to the river.
• Identify and encourage connection of CA-SR district land to existing and planned parks and trails, for 

LGUs with developable land in CA-SR districts. (Not applicable in communities with no CA-SR district.)
• Encourage that land dedication requirements be used to acquire land suitable for public river access.

Transportation & Public Utilities
• Minimize impacts to PCAs and PRCVs from solar and wind generation facilities, public transportation 

facilities and public utilities.

Required Policies
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Required Implementation Actions
Ordinance Updates

• Amend existing or adopt new MRCCA ordinance overlay district consistent with the goals and policies of 
the MRCCA plan, and with Minnesota Rules, part 6106.0070, Subp. 5 - Content of Ordinances.

• Amend zoning map to reflect new districts. 
• Incorporate specific design and placement conditions that minimize impacts to PCAs and PRCVs into 

local permits for solar and wind generation facilities and essential and transmission services.

The are no issues where the City will be asking for implementation flexibility. 

Ordinance Administration
• Establish procedures and criteria for processing applications to ensure compliance with MRCCA 

dimensional and design standards and to evaluate potential impacts to PCAs and PRCVs, including:
1. Identifying the information that must be submitted and how it will be evaluated (PCAs, PRCVs),
2. Determining appropriate mitigation procedures/methods for variances and CUPs (PCAs, PRCVs)

• Establishing evaluation criteria for protecting PCAs when a development site contains multiple types of 
PCAs and the total area of PCAs exceed the required set aside percentages (PCAs only)

• Develop administrative procedures for integrating DNR and local permitting of rip-rap, walls and other 
hard armoring. (PCAs)

• Actively communicate with other communities to protect views they have identified in your community 
that are valuable, and vice versa. (PRCVs)

• Establish a vegetation permitting process that includes permit review procedures to ensure consideration 
of restoration priorities identified in this plan in permit issuance, as well as standard conditions requiring 
vegetation restoration for those priority areas.

• Establish process for evaluating priorities for natural vegetation restoration, erosion prevention and 
bank and slope stabilization, or other restoration priorities identified in this plan in CUP, variances and 
subdivision/PUD processes.

• Develop visual analysis approach for CUPs for additional height in the RTC and UM districts (if applicable), 
as well as for proposed PUDs and variances. (PRCVs)

• Develop a system for reviewing, tracking, and monitoring open space required as part of the subdivision 
process.

Education & Outreach
• Ensure that information on the new MRCCA districts and zoning requirements, and the location of PCAs, 

PRCVs, and restoration priorities is readily available to property owners to help them understand which 
ordinance requirements - such as setbacks, height, vegetation management and land alteration permits - 
apply to their property for project planning and permitting. 

• Specific actions may include:
1. Develop outreach and communication strategy to alert MRCCA property owners of new districts 

and zoning requirements, and the location of PCAs, PRCVs, and restoration priorities.
2. Develop web materials (mapping applications, FAQs, handouts, and other materials) to help 

property owners identify if their property is in the MRCCA and what regulations apply.
3. Provide information to residents and park and facility users that these facilities are in the MRCCA, 

including information on what the MRCCA is and ways in which the resources are being protected.
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Capital Improvements
• Include facilities in the capital improvement program for parks and open space facilities (if relevant). 

(Open Space and Recreational Facilities)
• Include transportation facilities in the capital improvement program. If applicable, identify which facilities, 

or portions of facilities, are in the MRCCA.

Land Acquisition
• Identify specific land acquisitions within the MRCCA.

Specific Planning Efforts & Projects
• Conduct feasibility studies/research as needed to address issues in the MRCCA. 
• Coordinate with regional, state, and national park planning efforts within the MRCCA. 
• Conduct master planning or other planning efforts Planning Efforts.
• Key corridor projects and initiatives.
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The Shoreland Impact Zone is an environmentally sensitive area that, when naturally vegetated, provides wildlife 
habitat and safe movement corridor to a wide variety of animal species. The SIZ provides room for deep-rooted 
natural vegetation that stabilizes soils and reduces bank erosion, and slows and infiltrates runoff, reducing the flow 
of pollution-causing nutrients and sediment into the river. The depth of the strip is 50% of the required structure 
setback from the river – described as the “ordinary high water level (OHWL) setback” in the MRCCA rules and 
local zoning regulations. The width of the SIZ varies depending on the MRCCA district.

Shore Impact Zones

Source: Metropolitan Coun-

The Mendota Critical Area Corridor contains numerous natural resources that contribute to the function and 
character of the river community. Additionally, these natural resources are critical components of the environ-
mental quality of the corridor area. An inventory of the natural resources within the corridor is required to de-
termine overall policies and regulatory controls necessary for the responsible management of resources within 
the area. This section of the chapter presents an overview of the natural resources within the corridor including 
topography, vegetation and water resources.

Primary Conservation Areas

Shore Impact Zone - Land located between the 
ordinary high water level of a public water and 
a line parallel to it at a setback of 50 percent of 
the structure setback.
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Wetlands
One wetland, identified on National Wetland Inventory maps, is within the MRCAA Boundary in Mendota, in 
addition to the two wetlands along the edge of the Minnesota River that are within Fort Snelling State Park.  This 
wetland area is on land owned by the city, within Veterans Park.

Floodplain
A majority of the property along the Minnesota River, north of the developed areas of Mendota, is floodplain as 
depicted on the Wetlands & Floodplains map below.

Wetlands and Floodplains
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The entire portion of the City of Mendota within the MRCAA Boundary drains into the Minnesota River. Due to 
the unique landscape of Mendota there are a few significant drainage routes. Outlined in orange on the map below 
is a significant route located in the southwest area of the City. 
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The BIZ includes bluffs and land within 20 feet of bluffs. Bluffs are features that have a slope of 18% or greater. Many 
bluffs are fragile areas subject to erosion and/or failure when exposed to stresses such as construction activities, 
stormwater runoff, structure placement, vegetation removal, and land alteration. The topography of the area, with 
slopes exceeding 18 percent, results in problems with runoff from the hillsides, particularly from those in the 
residential area of the city. 

Bluffs and Bluff Impact Zones
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Bluff Impact Zone - A bluff and land located 
within 20 feet of the top of a bluff.



12-19

Native plant communities provide wildlife habitat for many endangered and threatened animal and plant species, 
including pollinators. The long-term survival and viability of many of these species depends on native plant 
communities. 

Significant existing vegetative stands are largely intact and connected plant communities that contain a sufficient 
representation of the original native plant community. This vegetation also provide habitat for endangered and 
threatened plant species but within a vegitated corridor that is is larger and more continuous than typical. 

Native Plant Communities and Significant Existing Vegetative Stands
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Vegetative Restoration Priorities
The process of urbanization within the River Neighborhoods and the Separated from River Districts of Mendota, 
within the MRCCA corridor, has completely altered native vegetation in these areas. Identified restoration areas are 
priority areas for vegetation restoration during development and redevelopment.  Development normally includes 
tree removal, grading and filling activities and the installation of sod and new plantings. Plantings of deciduous 
and conifer species are common, though conifers are not native to the area. Large areas of urban mixed vegetation 
exist throughout the City within the MRCCA Boundary and these districts.
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Unique among communities in the metropolitan area, Mendota is the location of the first Euro-American 
settlement in the Minnesota Territory.  As described in The Early History of Mendota, the city was a fur trading 
post on lands connected to Fort Snelling, the first military outpost in the territory. The buildings of the fur trading 
post are now part of the Sibley House Historic Site, on the northwest corner of Main Street and D Street within the 
MRCCA Boundary. The historic site is owned by the Minnesota Historical Society.  The Sibley House Historic Site 
is listed on the National Register of Historic Places. 

Cultural and Historic Resources

Unstable bedrock has not been identified for Mendota in the MRCCA boundary. Mendota has no developable 
areas identified within the MRCCA boundary area that are concerns for erosion prevention, bank and slope stabi-
lization or other identified restorative activities.

Unstable Soils and Bedrock

The native vegetative areas of Mendota within the MRCCA Boundary and within Fort Snelling State Park along 
the Minnesota River are home to many native wildlife species. These areas of habitat and the wildlife within them 
are managed by the State of Minnesota. The urban areas of the City of Mendota within the MRCCA Boundary are 
home to common urban species found across the Metropolitan Region.

Wildlife
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The public areas of Mendota within the MRCCA boundary do not have any direct view of the Minnesota River or 
Mississippi River on account of the foliage and elevation of Fort Snelling State Park. There are no public areas of 
the City, parks, overlooks, or historic sites that are in a location that provides a view of either river, despite the close 
proximity of both.  Additionally, the bluffs that surround the City of Mendota are primarily located in neighboring 
and surrounding Mendota Heights. The only areas within the City limits that a high enough to potentially allow 
river corridor view are private property and not publicly accessible.  On the opposite side of the river corridor from 
Mendota is also part of Fort Snelling State Park and the elevation and foliage does not allow Mendota to be viewed 
publicly form the bluffs or elsewhere.

Public River Corridor Views

View north from Highway 13 towards Minnesota River, Mississippi 
River and Fort Snelling State Park.

Looking northwest towards Minnesota River and Mississippi River 
corridors into Fort Snelling State Park.

Looking north via Google Streetview into private property at highest elevation in the City of Mendota, towards 
Minnesota River and Mississippi River Corridors as well as Fort Snelling State Park - across HWY 13  and downtown 
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There are several important park and recreational resources within the Critical Area Corridor in Mendota. Veterans 
Park, part of Fort Snelling State Park and the a portion of the Big Rivers Regional Trail are depicted in the included 
Regional Parks System map on page 12-24 and Regional Bicycle Transportation Network map on page 12-25.

Veterans Park 
Mendota’s only City owned park is in Lowertown within the MRCAA boundary. It has facilities for nearby residents 
including a playground, pavilion, picnic tables, field and  half of a basketball court.  Veterans Park is not connected 
to nearby trails or to other parks. 

Fort Snelling State Park
Fort Snelling State Park, comprising more than 2,900 acres, extends from the confluence of the Mississippi and 
Minnesota Rivers and extends southwesterly along the Minnesota River. A portion of the northern section of the 
park is within the City of Mendota, separating the city from the Minnesota River. 

Big Rivers Regional Trail
The Big Rivers Regional Trail begins in Lilydale and extends 4.2 miles southwesterly to Mendota Heights. The paved 
trail was built on the rail bed of the Soo Line Railroad, believed to be one of the oldest railroads in Minnesota. The 
trail, which is under the jurisdiction of Dakota County, has a scenic overlook at an historic WPA work camp in 
Mendota Heights, as well as three scenic overlooks where the trail skirts the Mississippi River in Lilydale. There 
are two places in Mendota where trail users get onto and off of the trail - where the trail crosses Highway 13 at the 
east end of the city and at its intersection with D Street,  a block south of the Sibley House Historic Site. There is a 
trailhead facility at its intersection with Highway 13.   

The Big Rivers Regional Trail Development Plan, dated October 1994, proposes trailhead facilities in Mendota 
at the northeast corner of its intersection with Highway 13. This trailhead site is within Fort Snelling State Park. 
Facilities would include a parking lot, restrooms, information kiosk, picnic area, warming shelter and maintenance 
station. Currently, the trailhead includes a parking lot. The development plan states that “since the trailhead is sited 
at the northeast end of Mendota, there may be merit in a joint project with Mendota in developing a gateway to the 
city in the vicinity of the trailhead.” 

In addition, the development plan envisions using the trail to connect to downtown Mendota and other sites in two 
ways -- a trail route along Highway 13 and a trail spur from its intersection with D Street. These two connections 
would link the Big Rivers Regional Trail to downtown Mendota, the Sibley House Historic Site, Fort Snelling State 
Park and the Mendota Bridge bike trail. 

Open Space and Recreational Facilities
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Transportation
The primary transportation system within the Mendota Critical Area Corridor consists of a roadway network of 
local, county and state facilities oriented towards the movement of people and goods. Other major transportation 
facilities including the Mississippi River and the railroad are also located within the corridor and contribute to the 
economic vitality of the region. The transportation system map is included and identifies the locations of the major 
transportation systems.

Roadways
Both Highways 110 and 13 are under the jurisdiction of the Minnesota Department of Transportation. TH 110 
contains two eastbound and two westbound lanes. Highway 110 is a principal arterial and Highway 13 through 
Mendota is a collector. Other streets in Mendota are classified as local streets and are under the city’s jurisdiction. 
The figure below depicts the road system serving Mendota and its functional classification.
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Transit
There are no existing or planned public transportation facilities in the MRCCA boundary in Mendota.

Railroads 
An active rail line runs through Mendota, between downtown and the Minnesota River, passing both through and 
over the Critical Area Corridor.

Barge Facilities
There are no barge facilities within Mendota’s Critical Area Corridor.

Marinas
There are no marina operations on the Minnesota River  in Mendota’s Critical Area Corridor.

Seaplane Use
Seaplane operations are not permitted in Mendota’s Critical Area Corridor.

Public and Private Utilities
Public Utilities 
The City of Mendota provides sanitary sewer, water and limited storm-water facilities to properties within the 
River Neighborhoods and Separated from River districts.

Electrical Transmission Lines
There are no major transmission lines within Mendota’s Critical Area Corridor.

Pipelines
There are no pipelines that currently exists within Mendota’s Critical Area Corridor.

Impacts from Essential Services and 
Transmission Services on PCAs and PRCVs
Essential services provided within the MRCCA boundary in Mendota are in the existing urbanized area, which is 
located within River Neighborhoods and Separated From River Districts, and do not negatively impact Primary 
Conservation Areas or Public River Corridor Views. 

There are no visible transmission services within the MRCCA boundary in Mendota and no negative visual im-
pacts on adjacent Primary Conservation Areas and Public River Corridor Views. There are no known planned 
underground and/or overhead facilities planned for the area of Mendota within the MRCCA boundary. 
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Implementation Actions
Introduction

Administration and implementation of the Comprehensive Plan and related supportive ordinances are equally 
as important as the development of the plan itself. The Comprehensive Plan does not end with adoption. The 
City’s controls such as the zoning ordinance will ensure day to day monitoring and enforcement of the plan. The 
regulatory provisions of these ordinances will provide a means of managing development and redevelopment 
within the city in a manner consistent with the Comprehensive Plan and its vision. 

Facility Plans and Detailed Planning Documents

The Comprehensive Plan is primarily a policy document. This document will provide direction for detailed studies 
and plans that are necessary for the implementation of the Comprehensive Plan, but would provide more specific 
“vision” for its implementation. These may include, but not necessarily limited, to the following:

• Downtown Mendota Revitalization Plan
• Recreation and Tourism Plan
• Community Facility Plan(s)

Official Controls

As part of the planning process, the City will evaluate its land use controls and consider amendments to existing 
ordinances that eliminate inconsistencies with the Comprehensive Plan, enhance performance standards, protect 
public and private investments, conform to mandatory State and Federal regulations and make it an understandable 
document.

The plan identifies a number of specific changes to the ordinances that need to be considered by the City. Some of 
these changes include:

• Periodic reviews of the City regulations to promote development, ensure appropriate use and regulation, 
and prevent land use or environmental incompatibility.

• Possible revisions to the zoning map to make the zoning of property consistent with the policies and 
provisions of this plan.

• Possible amendments to the City’s subdivision regulations to better protect natural resources and amenities 
and provide for appropriate land dedication and funding for improvement of the City’s recreational 
facilities.

• Evaluate the feasibility of establishing housing and economic development initiatives at the City level or 
contracting with the County HRA for similar services.
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Budgeting and Finance

The Comprehensive Plan recognizes Mendota as a landlocked community.  The plan recommendations emphasize 
the need for regulating future development in a manner that protects historic environment, limits community 
expenditures on municipal infrastructure, and keeps up with metropolitan area growth. Under these circumstances, 
concerns have been expressed with regard to expanding future public expenditures. In response to this issue, the 
City will continue to implement the following strategies:
1. Continue the City’s proactive public facilities maintenance programs to avoid significant disrepair or breakdown.
2. Create a five year Capital Improvement Plan that identifies needed public capital improvements, assigns costs 

and schedules implementation based on project priority and funding availability. 
3. Pursue intergovernmental cooperation for sharing public services and facilities, to avoid duplication and 

economize on City investments.
4. Pursue available county, state and federal grants and aids as appropriate to facilitate community improvements 

and programs.
5. Utilize cost effective financing programs when authorized to encourage growth and development projects.
6. Require all street utility infrastructure costs be borne by the development creating the demand for said utilities.

Consistency with the Plan

The City’s actions will be consistent with the policies of the Comprehensive Plan. Those actions include but are not 
limited to the following:

• Review of development applications
• Neighborhood, corridor and district plans
• Plans of other agencies as they affect Mendota
• The Zoning Ordinance and Zoning Map
• Other official maps

If major City actions are inconsistent with the Comprehensive Plan, the City should consider amending the plan 
or adjusting its actions. The City should continue to utilize the Comprehensive Plan as a central decision-making 
guide for the City. 

Ordinances/Codes/Guidelines

The Mendota 2040 Comprehensive Plan identifies that the whole of the community is designated as suburban and 
the City anticipates infill development as the city is landlocked. The City’s current zoning regulations shall continue 
to ensure that development is lawful and fitting to the city character and infrastructure capacity. The city’s current 
zoning regulations have established standards that reflect the City’s suburban limited development ambitions.
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Implementation Actions
Environmental Regulations

Almost the entire city of Mendota is in the Critical Area that is also identified as the Mississippi National River and 
Recreation Area. All planning and development in Mendota will be follow all regulations in the MNRRA compre-
hensive management act as well as Minnesota’s Critical Areas Plan to ensure that public facilities do not effect the 
river and river corridor. The city already has strict ordinance for development near the river and bluffs in place and 
will continue to enforce these rules for all development. 

Intergovernmental Collaboration

The City of Mendota shares a boundary with Mendota Heights. When considering any public improvements along 
shared boundaries the City will cooperate with the affected adjoining community in planning and implementing 
the project to avoid duplication, economize on available funding and promote a uniform design. 

Solar Access Protection

Ensuring that all properties have equal access to sunlight is a priority not only for potential solar energy systems, 
but for the protection of property and aesthetic values as well. Solar access protection is provided for by the uniform 
implementation of lot and building performance standards adopted as part of the Mendota Zoning Ordinance. 
Requirements such as minimum lot size, maximum building height, and yard setback standards are implemented 
for the purpose of creating separation between structures and allowing equal sunlight access such that a property 
is not in the shadow of an adjacent building.  

The following cost-free technical assistance programs, which are designed for local governments, are available to 
the City of Mendota:

• U.S. Dept. Of Energy’s SolSmart Program - Solar Permitting, Zoning, and Development
• MN GreenStep Cities Program - Sustainability

Link to Annual Goals and Budget

The most important opportunity for this plan to influence the growth and improvement of the City is through 
the annual goal-setting, budgeting and capital planning processes.  These existing annual efforts determine what 
projects will and will not be pursued by the City, so it is very important to integrate this plan into those processes 
every year. The compilation of actions in the next section is a resource to support decisions about how and where 
to invest the City’s limited resources.  The Annual Report should draw from these actions.  Planning Commission 
should make formal recommendations for Council consideration, identifying those  choices and commitments 
most likely to further the goals and objectives identified in this plan.

The following process and schedule is recommended:
June -  Staff completes the Comprehensive Plan Annual Report.
July -  Planning Commission considers Annual Report and makes formal recommendation to Council 
regarding action items to pursue and comprehensive plan amendments.
August - Department Directors consider Annual Report and Planning Commission recommendations, 
complete goal setting exercises.
 -Council holds a public hearing and considers adoption of any comprehensive plan amendments.
September - City Council Goal Setting
October - December - Budget preparation process
December - Budget Adopted
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Plan Amendment Process
Plan Amendments

The Comprehensive Plan is intended to be general and flexible; however, formal amendments to the Plan will be 
required when land use elements or growth policies are revised. Periodically, the City should undertake a formal 
review of the plan to determine if amendments are needed to address changing factors or events in the community. 
While a plan amendment can be initiated at any time, the City should carefully consider the implications of the 
proposed changes before their adoption. All amendments to the plan must be submitted to the Metropolitan 
Council, Dakota County, and affected local jurisdictions for review prior to implementation. When considering 
amendments to this plan, the City will use the following procedures:

• Landowners, land developers, the Planning Commission or the City Council may initiate amendments.
• The Planning Commission will direct staff or a planning consultant to prepare a thorough analysis of the 

proposed amendment.
• Staff or the planning consultant will present to the Planning Commission a report analyzing the proposed 

changes, including their findings and recommendations regarding the proposed plan amendment.
• A formal public hearing will be held on the proposed amendment.
• Following the public hearing, the Planning Commission will make a recommendation to the City Council.
• The City Council will receive the recommendation from the Planning Commission and make a final 

decision on whether to adopt the amendment.
• Certain amendments may require referral to the Metropolitan Council, Dakota County and other affected 

jurisdictions before local adoption.

Education and Advocacy

Implementation of this plan also depends, to a great degree, on the actions and decisions of entities other than 
City government.  Some responsible parties that the City of Mendota does not control or directly include, but are 
not limited to:

• Independent School District 197
• City of Mendota Heights
• Dakota County
• Minnesota Department of Transportation
• U.S. Army Corps of Engineers
• Minnesota Department of Natural Resources
• Metropolitan Council

It is necessary to persuade these entities to be  active partners in the implementation of the goals, policies, and 
strategies of this plan.  The following City activities can support this effort:

• Share this plan with each organization, including a memo highlighting sections of the plan that anticipate 
collaboration between the City and the organization.

• Take the lead role in establishing a collaboration
• Know and communicate the intent of relevant objectives and strategies - partner organizations need to 

understand and buy in to the rationale before they will act.
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Guiding Decisions
City Roles and Responsibilities 

Responsibility for implementing this plan lies primarily with the Planning Commission, City Council and City 
Staff. 

City Council

City Council sets priorities, controls budgets and tax rates, and often has the final say on key aspects of public 
and private development projects.  The value and legitimacy of this plan is directly related to the degree to which 
Council members are aware of the plan and expect City actions to be consistent with this plan.  Each Council 
member should have a copy of this plan and should be familiar with the major goals and objectives described 
herein.  City Council should expect and require that staff recommendations and actions both reference and 
remain consistent with this plan.

Planning Commission 

Land use and development recommendations are a core component of this plan, and the Planning Commission 
has a major role in guiding those decisions. Planning Commission members shall each have a copy of this plan 
and shall be familiar with its content, especially Chapter 4: Land Use and Development.  It is generally the 
responsibility of the Planning Commission to determine whether proposed projects are consistent with this plan, 
and to make decisions and staff recommendations that are consistent with this plan.  In cases where actions that 
are inconsistent with this plan are deemed to be in the best interest of the City, the Planning Commission should 
initiate efforts to amend the plan to better reflect City interests.  This will help to reinforce the legitimacy of the 
plan as an important tool in City functions.

City Staff

City staff have a significant influence on  the selection and completion of all kinds of capital and operational 
projects.  It is imperative that individuals in key roles know about, support, and actively work to implement the 
various strategies and actions in this plan.  

Specifically, the following people should consult and reference the comprehensive plan during goal-setting and 
budgeting processes, during planning for major public projects, and in the review of private development projects:

• City Administrator
• Director of Public Works
• Building Official
• Finance Manager
• Fire Chief
• City Engineer

These key staff members are expected to know and track the various goals, objectives, strategies and actions laid 
out in this plan, and to reference that content as appropriate in communications with residents and elected and 
appointed officials.  All other staff should also be aware of the plan and the connections between the plan and 
City projects.  The purpose of this extra effort is to strengthen staff recommendations and reinforce the plan as a 
relevant tool integral to City functions.
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Annual Report

To provide lasting value and influence, this plan must be used and referenced regularly, especially during budgeting 
and goal setting processes. To inform these annual processes, City staff will prepare a concise Comprehensive Plan 
Annual Report with input from the planning commission, including the following information:

• Action items in progress or completed during the prior 12 months (celebrate success!)
• Staff recommendations for action items to pursue during the next 12 months.
• City actions and decisions during the past 12 months not consistent with the plan (if any).
• Staff recommendations for any amendments to the adopted plan.

Utilizing Existing Tools

Many of the Mendota’s 2040 Comprehensive Plan element’s goals and strategies to addresses existing and future 
needs for the community, which are detailed in previous chapters of this plan,  will utilize existing City ordinances 
and programs. The City’s key implementation tools for fulfilling their 2040 goals for the elements of Housing, 
Transportation, Land Use, Water Resources, Parks and Trails, Resilience, and Economic Competitiveness include:

Operational Tools
• Annual Goal-Setting Process/Strategic Planning
• Annual Budget Process
• Capital Improvement Plan

Regulatory Tools
• Land Development Regulations
• City Code

Funding Tools
• Local General Fund
• Bonds
• State and Federal Funding Programs

The City has procedures for utilizing the tools listed above that comply with City, State and Federal Regulations.
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Housing Plan

The City of Mendota will meet its existing and future housing needs, as outlined in section A.2 of Appendix A, 
by working to achieve the goals laid out in section 3.3 of Chapter 3 of this plan. Addressing character, market 
needs, and quality are important needs for housing growth in Mendota.  The City will utilize its City Code, Land 
Development Regulations and the funding tools listed above to meet these needs and reach its goals. The City will 
also maintain their ability to refer residents and potential residents to any applicable housing programs available 
to them as well as maintain a Fair Housing Policy.

The Metropolitan Council offers two options for communities with affordable housing needs allocations: 
• Option 1: Guide sufficient land at minimum residential densities of 8 units/acre to support your community’s 

total allocation of affordable housing need for 2021 – 2030. This option may be best for communities that 
find it difficult to support densities of 12 units/acre (per Option 2), or prefer simplicity over flexibility in 
their density minimums.

• Option 2: Guide sufficient land at minimum residential densities of:
• 12 units/acre to address your community’s allocation of affordable housing need at <50% AMI. 

This combines your community’s allocation at <30% AMI and 31-50% AMI.
• 6 units/acre to address your community’s allocation of affordable housing need at 51-80% AMI.

The best option for the community of Mendota, as a mostly developed City with a ‘Suburban’ community 
designation, is Option 1. The community will continue to see infill development at higher densities than 
currently exist because of its location in the metropolitan area, interstate and highway access, nearby regional 
transportation facilities, and affordability levels in relation to Dakota County as a whole. 

Housing Tools Chart
Housing Goal/Need Available Tool Opportunity and Sequence of Use Potential Partners

Facilitate the Maintenance 
and Rehabilitation of 
Existing Housing to 
Prevent Deterioration of 
the Existing Housing Stock

Home 
Rehabilitation Loan 
Program

Assist income eligible homeowners in financing 
home maintenance exterior and interior projects, 
or energy efficiency improvement projects. The 
City will work to provide information on potential 
resources to the best of its ability. 

Foreclosure 
Prevention

The City will not provide a foreclosure counselor 
but will provide resources for assistance  and 
information on foreclosure counselors through the 
Minnesota Housing Authority. This is a free service. 

Rental License and 
Inspection Program

It is unlikely the City will develop a rental license 
and inspection program

Home Stretch - Pre-
Purchase

The City will provide residents with information 
on CAP Community Action Partnership offers 
Home-Buyer counseling and helps low to moderate 
income individuals or first time home buyers with 
workshops for approval assistance

Dakota County 
Community Action 
Partnership

Step-Up Loan 
Program

The City will work to provide information on 
potential resources like the Step-Up Loan Program. 
Assist qualified non-first-time home buyers with 
financing a home purchase or refinancing an 
owned home through a dedicated loan program. 

Minnesota Housing

CDBG The City consider to provide assistance in 
applications for CDBG for Homeowners 
for affordable housing and create economic 
opportunities, primarily for persons of low and 
moderate income

Metropolitan Council
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Housing Tools Chart

Housing Goal/
Need

Available Tool Opportunity and Sequence of Use Potential 
Partners

Provide a Variety 
of  Housing Choices 
for a Range of Ages 
(Entry Level Through 
Retirement) and 
Income Levels.

HOME Program The City will consider support for HOME funding 
applications to provide gap financing for new units affordable 
to owner or renter households at or below 60% AMI

Dakota County 
CDA

Planned Unit 
Developments 
(PUDs)

The City is already considering planned unit developments 
to meet overall community land use, affordable housing, and 
density goals that may otherwise not be permitted through 
regular zoning requirements.

Low Income 
Housing Tax Credit 
(LIHTC)

The City will consider support for LIHTC financing to 
develop affordable rental housing for households at or below 
60% AMI

MN Housing

Living Communities 
Demonstration 
Account (LCDA)

The City will consider LCDA grant for development 
proposals that help connect housing, jobs, retail, transit and 
provide affordable housing.

Metropolitan 
Council

Living Housing 
Incentives Account

The City will consider support for development proposals 
that provide affordable housing for households below 80% 
AMI. 

Metropolitan 
Council

Site Assembly The City will most likely not consider using site assembly for 
construction of new affordable housing.

Super RFP It is unlikely the City will consider supporting an application 
to RFP programs for the construction of new affordable 
housing.

Tax Abatement The City will consider tax abatement for developments 
including rental units suitable for large families.

Community Land 
Trust

The City will consider to establish a partnership with the 
Community Land Trust to establish and maintain affordable 
housing by maintaining a legal connection to a property 
without selling it. This will help the CLT to specify terms 
on which the property may be resold to ensure ongoing 
affordability.

Start Up Loan 
Program

The City will possibly, with appropriate partners assist first 
time home buyers with financing a home purchase and down 
payment assistance through dedicated loan program

Expedited Pre-
application Process

The City will consider creating a pre-application process to 
identify ways to minimize unnecessary delay for projects that 
meet housing, land use, and density goals prior to formal 
application process

Tax Increment 
Financing

The City may consider utilizing TIF to support 
redevelopment proposals to meet overall community land 
use, housing and density goals. 

NOAH Impact Fund The City will consider utilizing this tool to help finance 
the acquisition and preservation of naturally occurring 
affordable rental housing. This tool can assist with the 
preservation of affordable housing in the community. 

Housing 
Opportunities 
Enhancement 
Program (HOPE)

The City may consider using this tool to assist in the 
development and preservation of affordable housing.

Dakota County 
CDA
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Housing Needs Implementation

Housing Goal/Need Available Tool Opportunity and Sequence of Use Potential Partners

Preserve Private 
Unsubsidized Affordable 
Housing

NOAH Impact 
Fund

The City will work to provide information on 
potential resources to the best of its ability to find 
existing rentals that would qualify. 

Greater Minnesota 
Housing Fund

4(d) Tax 
Incentives

The City will not provide 4(d) Tax Incentives. 

MN Housing It is unlikely the City will participate in any of the 
MN Housing Preservation programs. 
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Executive Summary
The City of Mendota Local Water Management Plan has been prepared in accordance with Minnesota Statutes 
103.b, the Minnesota Rules Chapter 8410 and the Lower Minnesota River Watershed District . 

The plan is subdivided into four sections as listed:
1. Executive Summary
2. Goals & Policies
3. General Standards
4. Maps
5. Implementation

The City of Mendota lies within two watersheds Lower Minnesota River Watershed District, and Lower Mississip-
pi River Watershed Management Organization,These watersheds rely on the municipalities for review and com-
pliance of stormwater management requirements. These LMRWD has water resource regulations which continue 
to apply within the city limits. The LMRWMO has adopted stormwater management performance standards that 
are applicable to the City. The City provides public wastewater facilities and services to residents. Currently there 
are roughly 220 residents with anticipated growth to reach roughly 280 residents by 2040. The collector system is 
mostly serviced by gravity mains, and there are limited force mains in the City. A map of the sanitary sewer system 
has been provided for reference. 
The City has a relatively small amount of surface water resources but is partially in the FEMA Special Flood Haz-
ard Area, 100 year floodplain, and wetlands along the City’s northern boundary on the Minnesota River banks. 
Because of the limited amount of surface water Mendota has few natural stormwater management basins, which is 
an occasional issue for localized drainage issues during large rain events. Currently there are no projects with the 
watershed taking place in or around Mendota. A map of the storm sewer system has been provided for reference. 

The City inspects all storm water management facilities during construction, and during the first year of operation. 
The City conducts annual inspections of structural stormwater BMP’s to determine structural integrity, proper 
function and maintenance needs. They also inspect a minimum of 20% of ponds and outfalls each year on a 
rotating basis. Any person subject to an NPDES storm water discharge permit shall comply with all provisions 
of such permit. Where re-use of stormwater is implemented, volumes captured and reused shall be considered 
volume capacity towards volume reduction requirements by the City within the same resource of concern. 

Water pumped from a site shall be treated by the appropriate control devices. Erosion and sedimentation control 
devices and techniques shall be consistent with the MPCA’s Minnesota Stormwater Manual. The City also completes 
annual street sweeping (100% of the streets) to prevent sediment and debris from entering the storm sewer system. 
The City will continue to address any non-stormwater discharges that are found to be a significant contributor of 
pollutants to the MS4. 

The City will continue to implement a public education program to help educate residents about the impacts of 
stormwater discharges on water bodies and steps the public can take to reduce pollutants in stormwater runoff.  
The city will continue to assess existing and potential water resource problem areas  in accordance with MN Rules 
8410, but currently does not have any key conservation areas and has not identified any problem areas within city 
limits. A very small portion of the City does drain to impaired water body such as Augusta Lake.



Policies

1. Provide data in a manner which maximizes use by the public, share and distribute data and information in 
the most efficient manner possible, and minimize the duplication of data collection through cooperative data 
collection efforts and information sharing on the city website.

2. Encourage landowners to improve water quality, reduce runoff volume, and enhance ecological systems 
through the use of cost-share programs.

3. Continue to partner with districts for management of wetlands and establish wetland management goals to 
improve ecological condition.

4. Continue to manage non-103 E drainage systems and provide a functional level of service to benefited lands, 
while following local, state and federal laws and programs.

5. Achieve a better understanding of local surface and ground water dynamics and interactions in the City of 
Mendota.

Goals

1. Partner with the Lower Minnesota River Watershed District, and Lower Mississippi River Watershed 
Management Organization, on their goals and policies.

2. Make sure all data collected by the Districts are available for all citizens and streamline the flow of permit 
related information, and conserve staff resources by improving the efficiency in the distribution.

3. Utilize the districts website to provide access and to distribute data and information.
4. Use implementation processes and funding mechanisms consistent with the anticipated benefits received.
5. Minimize the potential damage to public and private infrastructure, private property, the land and other 

important water related natural resources caused by excess runoff and flooding.
6. Recognize the potential uncertainty associated with managing water resources and understand the implications 

of emerging issues including climate change, the use of monitoring data, and the interpretation of scientific 
and technical data, in the decision-making process.

7. Capitalize on opportunities to enhance water quality, reduce runoff volume and flood damages, and enhance 
ecological resources by using open space and greenways in the city.

8. Continue to incorporate ground water considerations into the decision making process with mindfulness of 
the interconnectedness of water and water dependent natural resources for development and redevelopment 
opportunities.

9. Work with the existing watershed district and organizations to determine the one district of management 
organization for the City to be in. This would eliminate overlap and additional review that can be an unnecessary 
use of limited city staff time and cost. 

Goals & Policies



Wastewater  Infrastructure and Management 

Mendota provides public wastewater facilities or services to its residents. The system serves all but three recorded 
population, households, and lots located in Mendota. This is shown in the City’s existing land use, as it is landlocked 
and its future land use will be very similar. More detailed information and land use maps can be found in chapter 
4 of the comprehensive plan. The systems service 90 households.                                           

The City estimates that approximately 220 persons are served by the MCES Sewage Treatment System.  The table 
below from the Metropolitan Council illustrates that new growth through 2040 is expected to continue to  utilize 
the municipal shared sewer system.

The map on the following page shows the entire Sanitary Sewer System for Mendota. It shows the various locations 
for manholes, force mains, gravity mains, pipe castings, lift stations, and the city limits of Mendota. Most of 
Mendota is serviced by gravity mains, and there are limited force mains in the City. For geological features of 
Mendota please refer to the Dakota County Geological Atlas.            

General Standards
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Surface Water Resources 

The City of Mendota is partially within the boundaries of the Lower Minnesota River Watershed District (LMRWD), 
and the Lower Mississippi River Watershed Management Organization (LMRWMO).Additionally, it is within the 
Mississippi River Critical Corridor Area. The MRCCA is a state, regional and local government program that 
provides coordinated land planning and regulation for the 72-mile stretch of the Mississippi River through the 
seven-county metropolitan area covering 54,000 acres of land in 30 local jurisdictions.  Natural surface water 
features in the City of Mendota contribute greatly to the  aesthetics of the community  and/or function as natural 
drainage basins. 

The City’s surface waters are  integral to the City’s water resource management by serving as a means of conveying 
stormwater. The City of Mendota is partially in the FEMA 100 year floodplain along the river bank. The City’s 
stormwater runoff eventually drains to Minnesota River and Augusta Lake. The low number of surface waters in 
the City decreases the potential risk of significant flooding, but localized flooding still occurs as described in the 
Problem Areas section on page 12.

The Lower Minnesota River Watershed District is approximately 80 square miles. The District has water resource 
regulations and many efforts to maintain that their management goals and policies  are implemented throughout 
the  district. The District has water resources regulations and goals and policies that it implements throughout the 
District to conserve and restore water resources for the beneficial use of current and future generations. 

The Lower Mississippi River Watershed Management Organization (LMRWMO) is located in the southeast part 
of the Twin Cities metropolitan area, in northern Dakota County and southern Ramsey County. The LMRWMO 
abuts the south and west sides of the Mississippi River, from the Mississippi River’s confluence with the Minnesota 
River to Rosemount and covers 55.8 square miles.

A map of the City’s sub watersheds and the LMRWMO and LMRWD is shown on the following pages for further 
visual explanation. 
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Stormwater Inspection and Maintenance Schedule

All storm water management facilities shall be designed to minimize the need for maintenance, to provide access 
for maintenance purposes and to be structurally sound. All storm water management facilities shall have a plan 
of operation and maintenance that assures continued effective removal of pollutants. A designated representative, 
shall inspect all storm water management facilities during construction, during the first year of operation, and 
every year for structural stormwater BMPs to determine structural integrity, proper function, and maintenance 
needs. The inspection records will be kept on file at the City Hall for a period of 6 years. It shall be the responsibility 
of the applicant to obtain any necessary easements or other property interests to allow access to the storm water 
management facilities for inspection and maintenance purposes.

Compliance

The City of Mendota will continue to perform and regulate municipal review and compliance with stormwater 
management requirements. However, certain provisions are kept for unique situations. Included in these are 
industrial activities and situations where access is limited. 

Any person subject to an NPDES construction stormwater permit shall comply with all provisions of such permit. 
Proof of compliance with the permit may be required in a form acceptable to the city prior to the allowing of 
discharges to the storm sewer system. Any person responsible for a facility that has stormwater discharges, and 
who is or may be the source of an illicit discharge, may be required to implement, at the person’s expense, additional 
structural and nonstructural BMPs to prevent the further discharge of pollutants to the storm sewer system. These 
BMPs shall be part of a stormwater pollution prevention plan as necessary for compliance with requirements of 
the NPDES permit. 

If the city has been refused access to any part of the premises from which stormwater is discharged, and is able to 
demonstrate probable cause to believe that there may be a violation of this section or that there is a need to inspect 
and/or sample as part of a routine inspection and sampling program designed to verify compliance with this 
chapter or any order issued hereunder, or to protect the overall public health, safety, and welfare of the community, 
then the city may seek an administrative search warrant from any court of competent jurisdiction.

Post-Construction Control
The City does not currently have a regulation regarding this and will update its ordinance as part of the official 
controls requirements.The LMRWMO requires that Cities maintain and enforce local controls that are consistent 
with the MPCS’s Construction Stormwater General Permit. The City will work with the LMRWMO administrator 
to confirm the applicable performance standards are consistent with the MPCA’s NPDES Construction Stormwater 
General Permit standards. 



Key Conservation Areas

The City of Mendota has no key conservation areas as the City limits are 100% developed and the City 
is landlocked. 

New Projects and Programs
The City does not have a capital improvement program. The City does have upcoming and current projects 
that will assist in the upgrade of systems throughout the City and better effect the region. Please refer to the 
implementation plan specific to watershed management located on pages 20-21.

NPDES Requirements Conformity
The City of Mendota is compliant with the NPDES requirements for MS4 permittees.  The City of 
Mendota’s Stormwater Pollution Prevention Plan is a resource stating rules and regulations, some of 
the proceeding sections of this plan are summaries of the SWPPP. 

Erosion and Sediment Ordinance
Erosion and sedimentation control devices and techniques shall be consistent with the MPCA’s “MN 
Stormwater Manual” as amended. As well as  requirements in LMRWD Rule B Erosion and Sediment 
Control Rule. It is important to note that there are portions of Mendota that are within LMRWD’s 
Steep Slopes Overlay District (shown in figure XX) which has more restrictive erosion and sediment 
control requirements. The complete Rule B is available on LMRWD’s website for viewing. The existing 
ordinance needs some updates that will be completed in line with the LMRWMOs plan, which requires 
minimum performance standards and consistency with MPCS’s Construction Stormwater General 
Permit.  Updates to the existing ordinance must also comply with LMRWD, and the City will consistency 
within their ordinance and the districts Rule B requirements.  This will occur within the required 
timeframe as specified in M.S. 103B.235 Subd.4. 
http://www.cityofmendota.org/MENDOTA_0001.PDF

Housekeeping Requirements

Street sweeping: The City currently sweeps their streets annually in the fall. This helps remove sediment 
and debris from the road surface within the jurisdiction and minimize the amount received by the 
storm sewer system. 

Snow plowing: The City recieves comments at City Council meetings prior to snow season.

Salt: The City does not have a stockpile within the City. They rely on Dakota County and Mendota 
Heights. Inspect all exposed stockpile, storage and material handling areas at least annually. This 
stockpile is always completely disposed of by the end of each winter season. The City does not store salt 
mixtures over the summer. The city has goals to collaborate with its partners to ensure documentation 
of the amount of salt and sand applied to roadways, and evaluation of alternative deicing products, 
equipment, or procedures have been explored. 



Pollutant Control

The City will continue to evaluate whether any of the following categories of non-stormwater discharges 
or flows are significant contributors of pollutants to our MS4: water line flushing, landscape irrigation, 
diverted stream flows, rising ground waters, uncontaminated ground water infiltration, uncontaminated 
pumped ground water, discharges from potable water sources, foundation drains, air conditioning 
condensation, irrigation water, springs, water from crawl space pumps, footing drains, lawn watering, 
individual residential car washing, flows from riparian habitats and wetlands, dechlorinated swimming 
pool discharges, street wash water, and discharges or flows from fire fighting activities. For any non-
stormwater discharges or flows which the City finds to be a significant contributor of pollutants to the 
MS4 the City will develop an action plan to evaluate and address the impact the discharge is having on 
stormwater quality.

City Code Section 809, Section 809.03 states “The purpose of this ordinance is to promote preserve 
and enhance the natural resources within the City of Mendota and protect them from adverse effects 
occasioned by poorly sited development or incompatible activities by regulating land disturbing or 
development activities that would have an adverse and potentially irreversible impact on water quality 
and unique and  fragile environmentally sensitive lands; and by requiring detailed review standards and 
procedures for land disturbing and development activities proposed for such area, thereby achieving 
a balance between urban growth and development and protection of water quality and natural areas.” 
The ordinance has very specific standards that all development is subject to review on.  The code is not 
in compliance with LMRWD’s rules and the City will update section 809 of the city code to comply.  

Public Information and Education

The City will continue to implement a public education program to distribute educational materials to 
the community or conduct equivalent outreach activities about the impacts of Stormwater discharges 
on water bodies and the steps that the public can take to reduce pollutants in Stormwater runoff. 

• Publish Stormwater issues, recycling information and Education Program information articles 
on the City website. (ongoing)

• Continue 30-day public notice for the annual public meeting and continued on an annual interval. 
(ongoing - annual)

• Solicit Public Input and opinion on the Adequacy of the SWPPP
• Continue to provide a copy of the SWPPP at City Hall for viewing prior to the annual Public 

Meeting and other times upon request. (ongoing - annual)
• BMP categories to be implemented
• Measurable goals and time frames
• Online Availability of Stormwater Pollution Prevention Program Document
• Provide an electronic document of Stormwater Pollution Prevention Program document online, 

to allow anytime, easier access to these documents annually. (ongoing - annual)
• Adopt a site plan review document and illicit discharge workflow that is available to the public



Problem Areas

The City is required to assess existing or potential water resource problems regulated by MN Rules 8410.  
There are no conflicts between infiltration requirements and wellhead protection. There have been 
some concerns of exposed bedrock and bluffline setbacks for infultration practices in town. Citizens 
have also identified a few issues such as drainage issues during heavy rains, and old sewer and water 
infrastructure,.While the solutions for these problems have not been established, the City will continue 
to keep these in mind and will evaluate potential solutions as problems come forward. Mendota is a 
regulated community for stormwater but is not a local floodplain administrator for FEMA. Another 
identified issue is the City drains to one impaired water body, which Augusta Lake. Augusta Lake is 
impaired for nutrients (phosphorus), and the Lower Minnesota River has a problem with local flooding. 
The City will work with the LMRWD to evaluate flooding and other water resource issues within Mendota 
and the LMRWD’s boundaries. The City will evaluate corrective issues to help ensure they are limiting 
their effect on these bodies of water. The LMRWMO’s plan and website provides additional information 
on Lake Augusta’s water quality, including monitoring data, projects implemented and next steps. 

Amendment Procedures

Normally, the City of Mendota will initiate and proposed amendment to the City’s Local Water 
Management Plan and can do so at any time. The process will require the City of Mendota to 
acknowledge a needed amendment. Amendments can be required to comply with amendments to the 
Local Water Management Plan requirements, to comply with modifications in State Statues, to comply 
with revisions in the State Rules, to correct errors in the present plan, or to meet changing needs within 
the City of Mendota. The Local Watershed Management Plan must be updated every 10 years as part of 
the Comprehensive Plan update processes.

The City will submit any amendment to this plan to the LMRWO and LMRWD for review and comment 
consistent with MN Rules 8410. Any amendment will need to be considered by the City of Mendota.  
Upon consideration of the City Council, any amendment will need to follow the adopted submittal and 
review process described  in the section titled Submittal and Review.



Submittal and Review

The Minnesota Rules Chapter 8410, Minnesota Statues 103.b and the LMRWMO and LMRWD 
Watershed Management Plan outline the submittal and review process of the Local Water Management 
Plan (LWMP). Mendota must consider and approve forwarding the LWMP, or any amendment, to the 
LMRWMO and LMRWD for approval. The organizations are allowed 60 days to review the Local Plans. 
Within the 60 days, the  organizations can approve, deny or request an extension from Mendota. If the 
LMRWMO and LMRWD fail to approve or deny the Plan within the 60 days and Mendota does not 
approve an extension, the LWMP is deemed approved.

Mendota must also forward a copy of the LWMP to Dakota County and to the Metropolitan Council for 
review at the same time the LWMP is submitted to the LMRWMO and LMRWD. Dakota County and 
the Metropolitan Council have 45 days to review and submit comments to LMRWMO and LMRWD. 
Neither the County nor the Metropolitan Council has the authority to deny the LWMP.

Once the LMRWMO and LMRWD have approved the LWMP or amendment, either by action or the 
failure to act within the prescribed period, the City of Mendota must adopt the LWMP or amendment 
within 120 days. The implementation of any regulatory controls required by the plan, or amendment to 
the plan, must be implemented within 180 days of the approval by the LMRWMO and LMRWD.
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Future Land Use Map
The city is almost fully built out and will not expand beyond its current limits. The City is a mix of 
residential, commercial, institutional and open space land uses. 



Existing Map
The city is almost fully built out and will not expand beyond its current limits. The areas along the river 
are conservation and floodplain zoning district. 
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